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ARCHITECT
Studio Meng Strazzara
2001 Western Avenue
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Phone: 206-587-3797
Fax: 206-587-0588
Contact: Charles
Strazzara, AIA &
Chris Davidson, AIA

Civil
Blueline
25 Central Way
Suite 400
Kirkland, WA 98033
Phone: 425-216-4051
Fax: 425-216-4052
Contact:  Brian
Darrow

DEVELOPER
GRE Ballard 1516 LLC.
2801 Alaskan Way
Suite 310
Seattle, WA 98121
Phone: 206-448-0259
Fax:  206-328-9686
Contact: Matt Parent

PROJECT CONTACTS SHEET INDEX

ADDRESS:
PARCEL #:
ZONING:
OVERLAY:
OTHER:
LOT SIZE:
BASE FAR:
BLDG. MAX. HT:

1516 15th AVE NW, SEATTLE, WA 98107
276770-1650
C1-65
BALLARD (HUB URBAN VILLAGE)
PEDESTRIAN AREA / FREQUENT TRANSIT
14,270 SF
4.25 (RESIDENTIAL)  = 60,647 SF
65'-0"

LANDSCAPING
TRA
911 Western Ave
Suite 202
Seattle, WA 98104
Phone: 206-682-7562
Contact:
Tom Rengstorf
Scott Evans
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1. Please describe the existing site, including location, existing uses and/ or structures, topographical or other
physical features, etc.

The project site is located in a pedestrian area of the Ballard Hub Urban Village, northwest of the
intersection of NW 51st St and 15th Ave NW. The site is 14,270 square feet of contiguous land. One existing
single-story, commercial structure with carports is to be demolished.

2. Please indicate the site's zoning and any other overlay designations, including applicable
Neighborhood-Specific Guidelines.

The project site is zoned C1-65. It is located within the Ballard Hub Urban Village overlay zone and a
pedestrian area/ frequent transit zone.

3. Please describe neighboring development and uses, including adjacent zoning, physical features, existing
architectural and siting patterns, views, community landmarks, etc.

The neighborhood is a mix of C1-65 commercial zone and LR-3 low-rise zone. Building types range from
two to eight-story apartments/condominiums, single family houses, restaurants, and commercial buildings. A
car wash sits immediately to the site's east on 15th ave NW, and single and multi-story residences border it to
the north, south and west. Commercial buildings line the north-south oriented arterial streets 17th and 15th
Avenues NW. The site is only a few blocks from Ballard's primary commercial strip, NW Market Street, as well as
Swedish Medical Center-Ballard. The architecture styles in Ballard make an exciting mix, ranging from
contemporary to Colonial, Craftsman to modernistic.

4. Please describe the applicant's development objectives, indicating types of desired uses, structure height
(approx.), number of residential units (approx.) amount of commercial square footage (approx.), and number
of parking stalls (approx.). Please also include potential requests for departure from development standards.

The owner's aim is to create a market rate rental community that appeals to a wide range of Ballard neighborhood
dwellers. The project is designed to maximize the potential residential use of the site, with the massing setback from
neighboring properties. The building proposed accommodates 91 units, in a five-level wood frame over concrete. The design
will include a surface level of parking for 35 stalls accessed via NW 51st St.

Proposed Building Summary:
 Desired Uses:  residential
 Structure Height:  65'-0”
 Number of Residential Units:  90 Units (apartments)
 Number of Live/Work Units: 1 Units
 Building Area:  60,200 SF (including covered parking garage area)
 Number of Parking Stalls: 35

ZONING MAP

A2DEVELOPMENT OBJECTIVES
RECOMMENDATION MEETING- 1516 NW 51st St

ARCHITECTURE

PLANNING

CONSULTING

2001 WESTERN AVE, SUITE 200
SEATTLE, WA 98121
tel: 206.587.3797 / fax: 206.587.0588
www.studioms.com

DEVELOPMENT OBJECTIVES

N

NW 51st ST

NW 52nd ST

15
th

 A
ve

 N
W

12/08/14

C1-65

C1-65
LR-3

LR-3 C1-65

LR-3 C1-65

SITE



1
5
t
h
 
A

v
e
 
N

W

1
7
t
h
 
A

v
e
 
N

W

1

9
NW 51st ST

SITE

2 3 4 5 6 7 8

1011121314

6

A3NW 51ST STREET PHOTOS
RECOMMENDATION MEETING- 1516 NW 51st St

ARCHITECTURE

PLANNING

CONSULTING

2001 WESTERN AVE, SUITE 200

SEATTLE, WA 98121

tel: 206.587.3797 / fax: 206.587.0588

www.studioms.com

NW 51ST STREET PHOTOS

12/08/14

North Streetscape

South Streetscape
1 2 3 4 5

9 10 11

N



A4NW 51ST STREET PHOTOS
RECOMMENDATION MEETING- 1516 NW 51st St

ARCHITECTURE

PLANNING

CONSULTING

2001 WESTERN AVE, SUITE 200
SEATTLE, WA 98121
tel: 206.587.3797 / fax: 206.587.0588
www.studioms.com

NW 51ST STREET PHOTOS

12/08/14

North Streetscape

SITE

South Streetscape
6 7 8

12 13 14



15th Ave NW

17th Ave NW

N
W

 
5
1
s
t
 
S

T

N
W

 
5
2
n

d
 
S

T

8

10

11

SITE

1 2

3
4

5
6 7

9

12
13

14

15
16

N

W

 

L

o

n

e

 

P

l

.

R

u

s

s

e

l

l

 

A

v

e

 

N

W

7

4 5 6

8 9

1 2 3

A5SITE PHOTOS
RECOMMENDATION MEETING- 1516 NW 51st St

ARCHITECTURE

PLANNING

CONSULTING

2001 WESTERN AVE, SUITE 200

SEATTLE, WA 98121

tel: 206.587.3797 / fax: 206.587.0588

www.studioms.com

SITE PHOTOS

12/08/14

N



10 11

12 13

14 15

16

A6SITE PHOTOS
RECOMMENDATION MEETING- 1516 NW 51st St

ARCHITECTURE

PLANNING

CONSULTING

2001 WESTERN AVE, SUITE 200

SEATTLE, WA 98121

tel: 206.587.3797 / fax: 206.587.0588

www.studioms.com

12/08/14

SITE PHOTOS



A7VICINITY PHOTOS
RECOMMENDATION MEETING- 1516 NW 51st St

ARCHITECTURE

PLANNING

CONSULTING

2001 WESTERN AVE, SUITE 200

SEATTLE, WA 98121

tel: 206.587.3797 / fax: 206.587.0588

www.studioms.com

VICINITY PHOTOS

NW 51st ST - LOOKING WEST NW 51st ST - LOOKING WEST NW 51s ST - LOOKING WEST

SITE

SITE

SITESITE

NW 51st ST - LOOKING EAST NW 51st ST - LOOKING EAST NW 51st ST - LOOKING NORTH (beyond site)

15TH AVE NW - LOOKING NORTH 15TH AVE NW - LOOKING SOUTH 15TH AVE NW - LOOKING SOUTH (beyond site)

12/08/14



A8ADDRESSING EDG REPORT
RECOMMENDATION MEETING- 1516 NW 51st St

ARCHITECTURE

PLANNING

CONSULTING

2001 WESTERN AVE, SUITE 200

SEATTLE, WA 98121

tel: 206.587.3797 / fax: 206.587.0588

www.studioms.com

12/08/14

ADDRESSING EDG REPORT
CS1 Natural Systems and Site Features
B.  Sunlight and Natural Ventilation

2.  Daylight and Shading - Large door and window openings along the perimeter walls
provide maximum daylight for interior spaces.  Placement of massing with 10' east and north
setbacks and 15' west setbacks effectively minimize shading on adjacent sites.

3.  Managing Solar Gain - Low-E glazing provided at all fenestration openings to
minimize radiant heat gain.  Operable internal shading devices at window openings reduce
solar heat gain.

CS2 Urban Pattern and Form
A. Location in the City and Neighborhood

1. Sense of Place - The proposed building uses Western Red Cedar, a native and
sustainable building material, as a central facade feature to give the building a sense of place.
Along the NW 51st St facing facade, the wood siding continues to the base of the building
and wraps along the east corner at the pedestrian level to create a strong street edge.

2. Architectural Presence - Upper portions of the site are visible along the 15th Ave NW
arterial from the north and south.  The mid-block site lends itself to a strong and simple
design that provides visual interest to the current conditions of the surrounding site and block,
while encouraging future development through the central placement of the massing.
B. Adjacent Sites, Streets, and Open Spaces

2. Connection to the Street - The simple facade configuration and central material
change and modulation along NW 51st St provide a strong visual connection to both NW 51st
St and 15th Ave NW.  The significant depth between the property and street allow for a large
landscape strip between the street and pedestrian sidewalk, as well as a substantial planting
strip between the building and sidewalk.
C.  Relationship to the Block

 2. Mid-Block Sites - The building cues uses of the adjacent residential uses and uses
material, texture, and simple modulation to create smaller scale masses along the mid-block
set.  The central placing of the mass allows for a zero lot-line blank walls to be virtually
eliminated.
D.  Height, Bulk, and Scale

D.3 Zone Transitions - The proposed building compliments the adjacent low-rise
residential zone by providing smaller perceived masses at each corner.  A landscape planting
area and linear wood fencing provides a nice ground level zone transition.

D.4 Massing Choices - Massing designed to maximize potential of the site while
landscape elements along the east and streetfront designed to transition well into the east
residential zone.

D.5 Respect for Adjacent Sites - Project setback along west, east, and north provide
ample space and privacy between all adjacent properties.

CS3 Architectural Context and Character
A.  Emphasizing Positive Neighborhood Attributes

A.4 Evolving Neighborhoods - The neighborhood of 1516 NW 51st St is continually
evolving with a variety of surrounding uses that contribute to its unique, eclectic style.  The
modern box design with large glazing openings provides a positive context to the
surrounding buildings and neighborhood.  Furthermore, the introduction of cedar siding and
modulation centered along the facades break down the building massing.

PL3 Street-Level Interaction
A.  Entries

A.4 Ensemble of Elements - The residential entrance is designed to attract visitors.  The
entry is setback 5'-6" from the property line and utilizes landscaping strips, modern lighting,
and deep canopies to provide a pedestrian friendly environment.  Covered bike parking is
provided adjacent to the entry, with views from the leasing office providing security.
B. Residential Edges

B.1 Buildings with Live/Work Uses - The placement of the live-work unit on the south
east corner of the site allows for a nice transition along NW 51st St.  In response to the
boards concern about podium construction lot-line-to-lot-line, the live-work unit was
pulled inwards just inset of the massing above.  This creates a softer edge and a
more-pedestrian friendly feel while allowing the live-work entrance to now be accessed
from the setback.  A rockery wall that is reused from the site will be used to transition this
area, along with landscaping and a bench.

PL4 Active Transportation
B.  Planning Ahead for Bicyclists

B.2  Bike Facilities - A bike storage room with a work bench and tools is located at
parking garage level.  Covered and uncovered temporary bike parking stalls located outside
of main building entrance, allowing leasing office to provide visual security.

DC1 Project Uses and Activities
C. Parking and Service Uses

C.2 Visual Impacts - The covered portion of the parking garage was removed to
eliminate the vast majority of the blank walls at the property line which were a concern for the
board.  In place of the blank wall, a 20" planting strip and a 5' tall horizontal wood slat fence
has been added around the parking garage to provide pleasant screening to adjacent
neighbors.  The wood will be stained to match the cedar on the building.



A9ADDRESSING EDG REPORT
RECOMMENDATION MEETING- 1516 NW 51st St

ARCHITECTURE

PLANNING

CONSULTING

2001 WESTERN AVE, SUITE 200

SEATTLE, WA 98121

tel: 206.587.3797 / fax: 206.587.0588

www.studioms.com

ADDRESSING EDG REPORT

12/08/14

DC1 Project Uses and Activities
C. Parking and Service Uses

C.4  Service Uses - The trash and recycling room is located within the parking garage
and is not visible from the street.  The trash and recycling containers will be stored within the
parking garage in a designated space west of the parking entrance.  This allows containers to
be hidden from sight at all times, and avoids placing containers along the street.

DC2 Architectural Concept
A. Massing

A.2 Reducing Perceived Mass - A large building recess is added along the north and
south facades with a change in material, color, and texture to break up the building into
smaller perceived masses.  Furthermore, the use of color within the individual massing
elements help reduce the bulk of the residential massing.
B. Architectural and Facade Composition

B.1 Facade Composition -  The building facades have been designed to create 4 unified
masses at each corner.  The simple composition of each mass is enhanced by picture frame
and vertical elements that comprise the facade.  The fenestration pattern is designed to
maximize day lighting for the units, while also complementing the make up of the facade.  The
central setback along the street frontage continues to the base of the building and wraps
around the southeast corner to create a unified frontage.

B.2 Blank Walls - The lot-line to lot-line construction has been removed for the entire site,
with the exception of the transformer vault at the east property line.  This has virtually
eliminated the blank walls from the EDG proposal.  The small 5' wide and 17' wide blank walls
that exist along NW 51st St will be treated with either a planting screen or another option
supported by the board.
C. Secondary Architectural Features

C.1  Visual Depth and Interest - A 3' centralized setback adds depth to the facade and
continues to the street level enchancing the pedestrian experience.  The material and texture
change adds visual interest to each facade.  At the 3' overhang, the cedar siding will continue
underneath the massing creating a warm, pedestrian friendly feel.

DC3 Open Space Concept
B. Open Space Uses and Activity

B.1 Multifamily Open Space - Residential shared open space consists of expansive roof
top deck.  This gathering space will have a barbeque as well as games for residents to enjoy
and connect.  The deck is surrounded by a green roof while planting on the deck will
consisting of 2' deep planters to enhance the area.

DC4 Exterior Elements and Finishes
A. Building Materials

A.1 Exterior Finish Materials -  Building materials at the residential levels consist of
painted smooth fiber cement panels and stained tongue and v-groove engineered cedar
siding.  The cedar siding will continue to the base where it will provide a warm experience for
pedestrians.  The remaining building material at the base is a board-formed concrete to
complement the adjacent wood siding.  The board-formed concrete adds nice texture and
shadow lines along the street.

A.2  Climate Appropriateness - The concrete, wood, and fiber cement panels all handle
the climate of the northwest well.  The wood will be protected from weathering with a
pre-applied semi-transparent stain.  This protects the wood from moisture and UV radiation
while allowing the beauty of the natural wood to remain seen.
Trees, Landscape and Hardscape Materials
D. Trees, Landscape, and Hardscape Materials

D.4 Place Making - The landscape design on the site is designed to provide pleasant
screening around the entire property.  Furthermore, planting areas on the southeast and
southwest corners of the project provide a softer edge and nice transition to the site.  The
street improvement planting provides a much more pedestrian-friendly streetscape than the
existing asphalt surface.
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FACADE BREAK DOWN (NW 51st St)

A.  Facade at Early Design Guidance
      15' tall concrete base extends property line to property line         117'-8" wide centralized massing placed
 above to allow maximum glazing          70' total building height including parapet

PL PL PL PL

PL PL
PL PL

1 2
3

1

3
2

B.  Facade Development 1
      Concrete base pulled back from property line to align with massing above          Height of concrete level
reduced by 2'         32' wide x 3' deep centralized setback added to residential massing         Wood added to
setback to introduce new material color + texture

1 2
3 4

1 1
2

3

4

C.  Facade Development 2
       Centralized setback brought down to base of building to create two distinct masses       Light accent color
added within massing to create a picture frame effect for each facade          Picture frame effect extended 2' into
concrete level to create 11' exposed concrete height

1 2
3

1

22

3

D.  Facade Final Development
       Wood setback extended to the east and wraps around adjacent facade to provide character and depth
             Accent 'strips' added within picture frame facade to add verticality and visual interest at each perceived
massing         Planting added at concrete blank walls for visual interest         Main entrance recessed additional 2'-6"
and canopies added at central setback to highlight entry and add depth at pedestrian level          Parapet eliminated
at west massing to provide 4' height difference between east and west perceived massings.
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CS3,DC2, PL3,
BALCONIES OVERLOOKING
THE STREET PROVIDES SAFETY
THROUGH INFORMAL
SURVEILLANCE AND ADD
ARCHITECTURAL CHARACTER.

PL3, PL4, DC1
LANDSCAPING AND PAVING
PATTERN TO MINIMIZE VISUAL
IMPACT OF GARAGE. PARKING
AND SERVICES LOCATED AWAY
FROM THE STREET.

CS1,CS2,CS3,
DC2, DC4

MATERIAL, COLOR, TEXTURE REDUCE
PERCEIVED MASSING. DURABLE

MATERIALS STRENGTHEN SENSE OF
PLACE AND NEIGHBORHOOD

CHARACTER.

CS3, PL3
DESIGN ORIENTED TO THE
PUBLIC STREET FRONTS
PROMOTE HUMAN ACTIVITY
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DESIGN DETAIL
FENCE DETAIL ALONG WEST

ELEVATION SETBACK AT PARKING
GARAGE
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DESIGN IMAGE (LOOKING NW)

DC2, DC3
USEABLE BALCONIES,

 AND ROOF TOP GARDEN MAXIMIZE
 RESIDENTIAL OPEN SPACE

CS2, PL3
DESIGN ORIENTED TO THE CORNER
AND PUBLIC STREET FRONTS
PROMOTE HUMAN ACTIVITY

CS2, CS3
MATERIAL, TEXTURE AND CENTRAL
STRONG, SIMPLE SETBACK CREATE
FACADE PATTERN AND REDUCE
PERCEIVED MASS.

DC4,PL3
ATTRACTIVE &

TRANSPARENT PEDESTRIAN
ENTRANCE & LANDSCAPED

PEDESTRIAN-ORIENTED
OPEN SPACE
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DESIGN
DETAIL
PLANTER & FENCE AT
GARAGE PERIMETER
ALONG NORTH & EAST
ELEVATIONS

PL3
CONTINUOUS PLANTING
AND FENCING PROVIDE
SECURITY AND PRIVACY
BUFFER.

DC2
CENTRALIZED SETBACKS, MATERIAL,
COLOR, AND TEXTURE CHANGE
CREATE UNIFIED FACADE DESIGN.



A17DESIGN IMAGE
RECOMMENDATION MEETING- 1516 NW 51st St

ARCHITECTURE

PLANNING

CONSULTING

2001 WESTERN AVE, SUITE 200
SEATTLE, WA 98121
tel: 206.587.3797 / fax: 206.587.0588
www.studioms.com

DESIGN IMAGE (STREET VIEW- GARAGE & MAIN ENTRANCE)
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DC2, DC3, DC4
BALCONIES OVERLOOKING THE
STREET PROVIDES SAFETY
THROUGH INFORMAL
SURVEILLANCE AND
ARCHITECTURAL INTEREST.

DC1,DC2,DC4, PL4
EXTENDING PAVING SCORING

PATTERN TO MINIMIZE VISUAL
IMPACT OF DRIVEWAY.

LANDSCAPING AND GARAGE
SCREEN PARKING AND SERVICES

FROM THE STREET.

PL3
MAXIMUM TRANSPARENCY AT
RESIDENTIAL ENTRY AND
LIVE/WORK SPACE PROVIDE
SECURITY AND ENCOURAGE
HUMAN INTERACTION.

DC2
PLANTING BUFFER

PROVIDES
LANDSCAPE GREEN

SCREEN AT BLANK
WALL.
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CS2
DURABLE & ATTRACTIVE MATERIALS

CREATE UNIFIED DESIGN. SIMPLE
SETBACK PROVIDES PEDESTRIAN

FRIENDLY EXPERIENCE.

CS3, DC1, DC2, DC3
LIVE/WORK ENTRY ACCESSIBLE FROM

SIDEWALK. ELEGANT BUILDING
MATERIALS, OPEN SPACE AND

LANDSCAPING CREATES INVITING
LIVE/WORK ENTRY.
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NIEGHBORHOOD CONTEXT SIGNAGE

NW 51ST STREET
SIGN 'A' SIGN 'C'SIGN 'B'

N

BROWN
BEAR
CARWASH

AWNING SIGN OVER ENTRY
SURFACE MOUNTED SIGN
AT BUILDING CORNER

BLADE SIGN
AT LIVE/WORK ENTRY
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CONCEPTUAL LIGHTING

12/08/14

NIEGHBORHOOD CONTEXT LIGHTING

NW 51ST STREET

N

FIXTURE 'D' FIXTURE 'A' FIXTURE 'C' FIXTURE 'B'

FIXTURE 'A'

FIXTURE 'C': unshielded
wall luminaire

FIXTURE 'B': shielded
wall luminaire up/down

FIXTURE 'D': shielded
wall luminaire- down

FIXTURE 'A': shielded
wall luminaire- down

BROWN
BEAR
CARWASH
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SCHEMATIC NIGHT RENDERINGS
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DC4
SIMPLE, CONTEMPORARY

LIGHTING FIXTURES
ENHANCE PEDESTRIAN

EXPERIENCE.

DC2, DC4
LIGHTING PLACEMENT
HIGHLIGHTS BUILDING
MATERIALS AND PROVIDES
SAFETY ALONG PEDESTRIAN
FRONTAGE.



 NEIGHBORHOOD CONTEXT
 DURABLE MATERIAL- easily painted

 RHYTHM & PATTERN - modulates elevation
 SAFETY - allows for large area of natural ventilation
 EXPANSIVE VIEWS - allows for large opening area
 STYLE- perforated panels add texture and visual interest

BOLT-ON, JULIET BALCONIES

COLOR LIFE
CL 3146M
ZEPPELIN

COLOR LIFE
CL 3213W
SEATTLE

 DURABLE MATERIAL - graffiti-proof
 "STRONG" DESIGN

EXPOSED BOARD FORMED CONCRETE

COLOR LIFE
CL 3176N
RACOON

 LOW -E GLASS  - energy efficient windows
 OPERABLE WINDOWS  - tenant flexibility
 FRESH AIR - insect screens
 STYLE- black framing complements wood siding

VINYL WINDOWS- ADOBE & BLACK

LANDSCAPE PALETTE CONCRETE PAVER ROOF DECK

 PRIVACY - respects neighboring properties
 SAFETY - adds security to parking garage
 STYLE- clean, horizontal lines.
 DURABLE: material will weather well in local climate

CEDAR SLAT PRIVACY FENCE

 SAFETY - adds security to parking garage
 STYLE- clean, modern design

ALUMINUM & GLASS GARAGE DOOR

 GREEN FACTOR
 STYLE- enhances blank walls at parking garage

PLANT SCREEN

STEEL PICKET RAILING AT ROOF DECK

A22MATERIAL BOARD
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MATERIAL BOARD
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SITE LEVEL PLANT MATERIALS SITE LEVEL AMENITIES ROOF TOP AMENITIES

ROOF TOP PLANT MATERIALS
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LANDSCAPE SECTION AT LOBBY ENTRY LANDSCAPE PLAN AT LOBBY ENTRY
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TREE REMOVAL
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AVERAGE GRADE
EL. 55.28'

13 FT HEIGHT LIMIT AT
ZERO LOT LINE
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DEPARTURE REQUEST: PROPOSED VS. CODE COMPLIANT

12/08/14

Section - West Property, Proposed DesignSection - West Property, Code Compliant

Code Requirement
SMC 23.47A.014.B.3  - Residential Building
Setback:
The Code requires a structure containing a residential
use with a side lot line abutting a lot in a residential
zone be setback as follows:

a. 15' for portions of structure above 13' in height to
a maximum of 40'; and

b. for each portion of structure above 40' in height,
an additional setback at the rate of 2' of setback
for every 10' by which the height of such portion
exceeds 40'.

The structure's proposed west wall façade is
parallel with the side lot abutting property in a
residential (LR3) zone.

Departure Request
Reduce setback requirements
above 40' height limit to 15' where
adjacent to residential use

Explanation for Departure
Guideline DC2: The requested departure allows
for a facade layout which avoids blank walls
along all facades and creates a unified
architectural design that provides maximum
day-lighting to units while setting back from all
adjacent properties.

This departure provides a full 20 feet between
the buildings with a landscaped buffer at the
second level that provides privacy and security
for occupants of both buildings.
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ZONING CODE SUMMARY FOR C1-65 ZONE

LOCATION:
SITE AREA:
ZONE:
OVERLAYS:
BUILDING CODE:
PROPOSED USE:
OCCUPANCY CLASSIFICATION / SEPARATIONS:

1516 NW 51st St
14,270 SQ FT
C1-65
BALLARD OVERLAY DISTRICT (HUB URBAN VILLAGE)
SEATTLE AMENDMENTS TO THE 2012 IBC
RESIDENTIAL MIXED USE

  POTENTIAL USE: (23.47A.004) SOME PERMITTED EXAMPLES

  STREET-LEVEL DEVELOPMENT STANDARDS: (23.47A.008)

BLANK FACADES PERMITTED: NO SEGMENT LONGER THAN 20'
TOTAL BLANK FACADE <40%

STREET-LEVEL STREET-FACING FACADES SHALL BE LOCATED WITHIN 10' OF THE
STREET LOT LINE. UNLESS WIDER SIDEWALKS, PLAZAS, OR OTHER APPROVED
LANDSCAPED OR OPEN SPACES ARE PROVIDED.

TRANSPARENCY REQUIRED: 60% FOR NON-RESIDENTIAL USES

DEPTH OF NON-RESIDENTIAL: AVERAGE 30 FT. MINIMUM 15 FT.
HEIGHT OF NON-RESIDENTIAL: 13 FT FLOOR-TO-FLOOR

AT LEAST ONE OF THE STREET-LEVEL STREET-FACING FACADES CONTAINING A
RESIDENTIAL USE SHALL HAVE A VISUALLY PROMINENT ENTRY

THE FLOOR OF A DWELLING UNIT LOCATED ALONG THE STREET-LEVEL
STREET-FACING FACADE SHALL BE AT LEAST 4' ABOVE OR BELOW SIDEWALK
GRADE OR BE SET BACK AT LEAST 10' FROM THE SIDEWALK.

LIVE-WORK UNITS LOCATED ON STREET-LEVEL STREET-FACING FACADES MUST
COMPLY WITH BLANK FACADE AND TRANSPARENCY REQUIREMENTS

AVERAGE GRADE HEIGHT- CALCULATED USING
THE MIDPOINT OF PROPERTY LINE, ASSUMING
BUILDING HAS 0 LOT LINE: =285.76

RESIDENTIAL AMENITY AREA: (23.47A.024)
5% OF GROSS BUILDING AREA IN RESIDENTIAL USE
54,000 SF x 5%= 2,700 SF

RESIDENTIAL, LIVE-WORK UNITS

PROPOSED FAR:

LEVEL P1/L1
LEVEL P1/L1
LEVEL P1/L1
LEVEL L2-L6

FLOOR LEVEL

6,673 SF
500 SF
3,640 SF
10,072 SF/ FLOOR

SUBJECT TO FAR 
PARKING
LIVE/WORK
RESIDENTIAL
RESIDENTIAL

USE

PARKING LOCATION AND ACCESS: (23.47A.032)

IF ALLEY ACCESS IS NOT AVAILABLE, ACCESS IS PERMITTED FROM
THE SIDE STREET WHEN LOT ABUTS TWO OR MORE STREETS.
A LOADING ZONE MAY BE REQUIRED.

REQUIRED PARKING: (23.47A.030)

ADA PARKING REQUIREMENTS: (SBC 1106)

0 STALLS REQUIRED

AT LEAST 2 PERCENT OF EACH TYPE OF PARKING SPACE PROVIDED
FOR OCCUPANCIES IN GROUPS R-2 AND R-3 SHALL BE ACCESSIBLE.

SETBACK REQUIREMENTS: (23.47A.014)
NO REQUIRED SETBACKS

REQUIRED LANDSCAPING: (23.47A.016)
SEATTLE GREEN FACTOR SCORE OF .30 OR GREATER

BICYCLE PARKING REQUIREMENT: (23.54.015.K)

SOLID WASTE CALCULATION: (23.54.040)
RESIDENTIAL: 495 SF
NON RESIDENTIAL: 82 SF
TOTAL= 577 SF   (250 SF PROVIDED)

PROJECT DATA

AVERAGE GRADE CALCULATION

FLOOR AREA RATIO: (23.47A.013)
LOT AREA:
MAX. FAR FOR SINGLE USE (RESIDENTIAL):
MAX. FAR FOR TOTAL OF MIXED-USE STRUCTURE:

14,270 SF
4.25 (60,647 SF)
4.75 (67,782 SF)

STRUCTURE HEIGHT: (23.47A.012)

MAX. ALLOWED:
PROJECTIONS ALLOWED ABOVE HEIGHT LIMIT:

65 FEET
PARAPETS, GUARDRAILS,
ELEVATOR OVERRUNS, ETC.

LIGHT AND GLARE STANDARDS: (23.47A.022)
INTERIOR LIGHTING IN PARKING GARAGES MUST BE SHIELDED TO
MINIMIZE NIGHTTIME GLARE AFFECTING NEARBY USES.
DRIVEWAYS AND PARKING AREAS SHALL BE SCREENED FROM
ADJACENT PROPERTIES BY A FENCE OR WALL BETWEEN FIVE AND
SIX FEET IN HEIGHT, OR SOLID EVERGREEN HEDGE OR LANDSCAPED
BERM AT LEAST FIVE FEET IN HEIGHT.

60,732 SF (< 67,782 SF)TOTAL

PARKING SPACES PROVIDED:
ACCESSIBLE PARKING SPACE
REQUIRED: 

35 STALLS

1 ADA VAN STALL

SCALE: NTS

ZONING MAP

NORTH

2

KEY

Project
Site

NW 52nd St

15
th

 A
ve

 N
W

NW 51st St

URBAN
VILLAGE

C1-65 LR-3 IG2-U/65

TOTAL BICYCLE PARKING REQUIRED: 21 STALLS

DESIGN STATEMENT
The owner's aim is to create a market rate rental community that appeals to a wide
range of Ballard neighborhood dwellers. The development will be designed in context
with the distinguished character of the surrounding neighborhood in architectural
elements, building scale, and massing. The building proposed is a 91-unit, five-level
wood frame over concrete. The design will include a surface level of parking for 35
stalls accessed via NW 51st St.
Proposed Building  Summary:
* Building Area: 60,948 SF (include parking garage)
* Unit: 91 Units
* Parking: 35 Parking Stalls
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3rd-6th FLOOR PLAN
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