
PROPOSAL EDG SUBMITTAL – 400 ROY STREET APARTMENTS – 11 23 13
GRACE ARCHITECTS PLLC – 7310 15TH AVE NW – SEATTLE, WA – 98117 – rwallen@gracearchitectspllc.com

PROJECT INFORMATION -

• PROJECT NAME:  400 ROY STREET APARTMENTS 

• ADDRESS: 400 ROY STREET, SEATTLE, WA

• DPD PROJECT #: 3018206

• EDG MEETING DATE:  JANUARY 21, 2014

• PLACE: QUEEN ANNE COMMUNITY CENTER 

• # OF UNITS: 64-68 APARTMENT UNITS 

• # OF STORIES: 4.5 STORIES RESIDENTIAL OVER 1 STORY BELOW BUILDING 

PARKING / RETAIL FACING ROY STREET 

• RETAIL AREA ALONG ROY ST: 3200 SF (APPROXIMATE)

• PARKING - CARS: 32 CARS PARKING BELOW BUILDING

• PARKING - BICYCLES: 10 BICYCLES PARKING AT GARAGE

Project location

1

N



CONTEXT EDG SUBMITTAL – 400 ROY STREET APARTMENTS – 11 23 13
GRACE ARCHITECTS PLLC – 7310 15TH AVE NW – SEATTLE, WA – 98117 – rwallen@gracearchitectspllc.com

MAPS AND PHOTOS –

STREET MONTAGES -

DESIGN CUES –
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MAPS & PHOTOS
SITE IMAGES
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SURVEY
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CLEAR MASSING -

SHIMMERING COUNTERPOINT

RICH COLOR & MATERIAL AS 

MASS EXPRESSION -ACCENT

FRAME AND FOREGROUND FOR THE 

SPACE NEEDLE – ROOF OVERHANG AS IF A 

CAP’S BRIM SHADING ONE’S GAZE.  

ASSERTIVE ROOF OVERHANGS 

PACE STEPPED BUILDING MASSING  

ALONG THE DEFINING SLOPE -

THOUGHTFUL APPROACH TO 

MAJOR ENTRY POINTS 
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ARIEL VIEW –

SURROUNDING ZONING –

DESIGN GUIDELINES -

SITE CONDITIONS –

SITE ACCESS –

SUN & SHADOW STUDIES –

VIEW PATHWAYS -
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SURROUNDING ZONING –

Key community nodes
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- ACCESS
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SUN & SHADOWS

Existing  building
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SUN & SHADOWS

Proposed project
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Zoning 

envelope

Proposed 

building 

massing

Existing 

apartment 

building

Approximate line of 

sight to top of Space 

Needle

Slope along 4th ave.

Approximate line of 

sight to bottom of Space 

Needle

The site enjoys views of downtown and capital hill to the E/SE, to the western 

sky to the west, and the iconic view of the space needle just off South.  The 

existing 4 story apartment building to the north, on Valley street will retain its 

view of the space needle from the upper two floors.  The size and placement 

of the Space Needle is derived from Google Earth – approximately 1800 feet 

from the site, and the model is a 3d model from the Google Sketchup library.  
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ZONING STANDARDS –

ZONING ENVELOPE PARAMETERS –

CONFORMANCE PROFILE  -
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ZONING ENVELOPE 

PARAMETERS
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SCL setback at hi tension 

power lines

30’ + 4’ HT AT L3 ZONE

40’ + 4’ HT LIMIT AT NC3-40 ZONE 

(W/ 13’ H RETAIL SPACE ALONG ROY)

SLOPE ALONG 4TH AVE

SEATTLE LAND USE CODE: - relevant sections

• 23.47A.012 Structure height (NC3-40)

• A: NC3-40 = 40’ height limit

• 1.a: allows additional 4’ of height if street level retail is at 13’ 

floor to floor and 

• The additional height does not  allow an additional floor that 

would not otherwise be feasible.  

• C: Roof top Features 

• 2: open railings, planters, parapets may exceed the allowable 

height…by up to 4’. 

• 23.45.514 Structure height (L3)

• F: L3, 30’ ht. limit may be increased by 4’.   

2’ setback at alley 

required up to 25’ above 

average grade at alley

Massingis shaped by the allowable heights and relevant exceptions noted 

within the two zones comprising the development – no code departures 

are being requested for any of the alternate schemes proposed.  

10 FT
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No code departures are being requested 

for any of the proposed options.   
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SUMMARY OF OPTIONS –

OPTION 1 –

OPTION 2 –

OPTION 3 –
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Summary of options
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OPTION 3

PREFERRED
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