
PROPOSAL EDG 2 SUBMITTAL – 400 ROY STREET APARTMENTS – 03 13 15
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:  MARCH 18, 2015

• PLACE: QUEEN ANNE COMMUNITY CENTER 

• # OF UNITS: 64-68 APARTMENT UNITS / BUILT GREEN 4 STAR

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

PARKING / RETAIL FACING ROY STREET 

• RETAIL AREA ALONG ROY ST: 3600 GSF

• RESIDENTIAL GSF: 48,475 GSF

• PARKING - CARS: 30 CARS PARKING BELOW BUILDING

• PARKING - BICYCLES: 10 BICYCLES PARKING AT GARAGE
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MAPS AND PHOTOS –

STREET MONTAGES -

DESIGN CUES –
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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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SUN & SHADOWS

Existing  building
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SUN & SHADOWS

Proposed project
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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, (with 3 stories visible from the project site) on 

Valley street will retain its view of the space needle from the upper two floors.  The 

image on the left is from grade level at the face of the neighboring apartment 

building.
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ZONING STANDARDS - CONFORMANCE 

ZONING STANDARDS – DEPARTURE REQUEST

FAR / AMENITY DETAIL EXHIBITS -
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SEATTLE LAND USE CODE: - relevant sections – LR3 

• 23.45.510 – Multi-family FAR

• Per table 23.45.510 LR3 within urban center FAR or 1.5 or 2 where 

project complies with Built-Green 4 star.  (23.45.510.c)

FAR for the building element within the LR3 lot is less than the allowable –

refer to tabulations on following pages

• 23.45.512 – Multi –family density

• Per table 23.45.512 unlimited density is allowed when project in 

LR3 complies with Built Green 4 star.

We are planning a built-green 4 star project qualifying for the higher FAR and 

unlimited density for the LR3 lot.

• 23.45.514 Structure height (L3)

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

• 23.45.518 H. Projections permitted in required setbacks and separations

• 1.Cornices, eaves, gutters, roofs and other forms of weather 

protection may project into required setbacks and separations a 

maximum of 4 feet if they are no closer than 3

All project elements are within the allowable height limits

• 23.45.522 – Amenity area for LR3 (departure requested – see next sheet)

• A.1&2:  25% of lot area – minimum of 50% at ground level, 

(interpreted as being on specific  LR3 lot) though roof structure 

amenities conforming to 23.45.510.E.5 may suffice. (pertinent 

sections below)

b. The roof area above the exempt floor area is 

predominantly flat, is used as amenity area, and meets the 

standards for amenity area at ground level in Section 

23.45.522

c. At least 25 percent of the perimeter of the amenity area on 

the roof above the floor area is not enclosed by the walls of 

the structure. 

All amenity areas identified are within the dimensional and area parameters 

stated for both zones.  In total we are planning exterior amenities well in 

excess of the required minimum.

SEATTLE LAND USE CODE: - relevant sections – NC3 - 40

• 23.47A.OO5 Street Level uses

• D.1.a…Along designated pedestrian streets…80% of the street level 

façade shall be one of the following uses: General sales and services, 

retail sales, etc. etc.

Retail sales and service is the planned occupancy along Roy Street – the façade 

along this exposure is comprised of 91% retail sales and services.

• 23.47A.008 Street Level development standards

• B.2.a: Transparency: Sixty percent of the street-facing facade between 2 

feet and 8 feet above the sidewalk shall be transparent. 

• B.3.a: height and depth of non-residential uses: average depth of 30’ with 

a minimum depth of 15’ from the street facing façade. / Minimum floor 

to floor height of 13’.

Transparency requirements are met along Roy street and the floor to floor heights 

and average depths for retail are met.

• 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’. 

All project elements are within the allowable height limits

• 23.47A.013 FAR for NC

• Per table 23.47A.013  max FAR of 3 for NC3-40 and 3.25 for mixed use 

with max for any single use not to exceed 3.

Project FAR is below all specified limits – refer to summary table on following page.
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ZONING STANDARDS-

DEPARTURE REQUEST
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REFER TO THE FOLLOWING FLOOR BY FLOOR DIAGRAMS 

ILLUSTRATING LOCATION OF ALL PROPOSED AMENITY 

AREAS AND SUBSTANTIATING FAR DISTRIBUTION.
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PROPOSED PROJECT:

DESIGN PARTI –

PLAN ORGANIZATION –

LANDSCAPE PLANS -

SECTION CUTS N-S AND E-W -

BUILDING ELEVATIONS -

3D VIEWS FROM ROY, 4TH & ALLEY -

EDG #1 COMMENT RESPONSES -
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Design Parti
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Retail – split slab at 3 elevations following slope along Roy Street – Primary retail 

entry at center point with minor entries at approximately quarter points.  - below 

building parking floor,  is  at uppermost retail floor elevation.

13’ flr to flr at SW corner  retail – We have split / drop  4th ave floor plate 

approximately 4’ down from the Roy Street floor plate to stay within height limits 

and maintain a reasonable floor to floor height (10’)

N

Circulation “gasket”

ROY STREET 

ELEMENT

4TH AVENUE 

ELEMENT

Our  Design Parti recognizes the Roy Street 

and 4th avenue elements as distinct from 

one another in the overall architectural 

composition.  Urban retail along Roy and 

residential character and scale along 4th

avenue.  To emphasize this we are 

separating the two with a clear circulation 

“gasket” at the location shown
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The entry strategy for  the site flows from 

the design parti with retail entrances along 

Roy street – one primary at the center of 

the development and two secondary at 

quarter points allowing optimal flexibility in 

accommodating the  local retail market.

The primary residential entrance is well up 

4th avenue at mid building and is preceded 

downslope by a dual front stoop serving 

individual at grade units. The corner at 4th

and Roy  applauds the bicyclists living at 

the building with the Bike Storage entrance 

being located at the base of the “gasket” 

joining the Roy Street and 4th avenue 

elements    

The retail slab is spit into three separate levels along Roy street to align each entry to the slope of the sidewalk at each entry location. This 

forges a strong and direct tie between the public realm and the retail components. The 13’ floor to floor datum is achieved at the 4th and 

Roy corner slab, with each of the other two retail slabs enjoying increasing heights.  In order to stay within the overall height limits for the 

project and more importantly to better manage the scale of the 4th ave residential element we have offset the residential floors 4’+ below 

the levels of the Roy Street floor plates.  This allows us to set the primary residential entry mid building along 4th, and to lower the overall 

height of the 4th ave residential element by approximately 30” from our previous schemes. 
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Retail – split slab at 3 elevations following slope along Roy Street – parking floor is  at 

uppermost retail floor elevation.

13’ flr to flr at SW corner  retaiil – split / drop  4th ave floor plate approximately 4’ to 

stay within height limits and maintain a reasonable floor to floor height (10’) –

Elevator placement serves all occupied levels including partial residential floor at the 

upper level. 

Roy street floors begin to step back at the level 2 units anticipating full step back at 

power lines 1 floor above.  - 4th ave “bays begin to appear above entry plaza level

All floors shown – (without roof overhangs) • Roy Street massing is robust and urban –

• street facing towers step up to mid development emphasizing primary retail entry –

• Roy street unit patios are bound by solid deck walls 

• Overhangs emerge at the higher elements establishing familial relationship the the 4th ave expression.

• 4th ave element is lowered 2.5-3’ overall from previous schemes reducing apparent mass to neighborhood to the 

north. 

• Massing strategy inverts the Roy Street expression welcoming occupants and guests to the front door 

under generous cover from inclement weather.  (entry canopy is also being considered)

• Primary residential entrance is mid mass,

• flanking bay windows above are saddlebagged from assertive roof overhangs above. 

• Front stoop is being considered for southernmost units at plaza level

• The “Gasket” joining the two elements consists of stacked circulation corridors.  

• The grade level entry provides direct access to the bicycle storage area in the garage and corridor end 

views of the space needle on the floors above.  

• The approach with be through both public landscaped “moment” at the “pulled back” corner and a 

residents only entry court visually  open yet providing security to building occupants.  

Early view – massing model set into site
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Valley St. 4t
h 
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1

2
3

4

1. Roy Street @ Retail

2. 4th Ave. @ Bike Entry

3. 4th Ave. @ Stoop 4. Private Patio
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3034Landscape Green Factor

Level One A1: Landscaped areas w/ soil Depth >/= 24”
B1: Mulch, ground covers, or other plants < 2’ tall
B2: Shrubs or perennials 2’+
H1: Drought-tolerant or native plant species

Roof

B4: Small/medium trees C2: Green roof w/ 4”+ of 
growth medium

B5: Medium/large trees
D: Vegetated walls

The site meets the stipulated green factor Score of 0.30 by means of the following landscape elements: 
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APPROXIMATE FLOOR
ELEVATIONS FOR ADJACENT
PROPOSED PROJECT

EXISTING
NEIGHBORING
APARTMENT
BUILDING
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EDG 204BUILDING SECTIONS400 ROY STREET - APARTMENT COMPLEX
400 ROY STREET, SEATTLE, WA

 1/16" = 1'-0"
1

SITE SECTION - E/W

 1/16" = 1'-0"
2

SITE SECTION - N/S
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EXISTING ADJACENT
APARTMENT BUILDING

ENTRY LEVEL ALONG
ROY STREET AT 103

1
2
' -

 0
"

1
0
' -

 0
"

1
0
' -

 0
"

1
0
' -

 0
"

1
3
' -

 0
"

APPROXIMATE FLOOR
ELEVATIONS FOR ADJACENT
PROPOSED PROJECT

THIS LEVEL STEPS BACK
TO AVOID POWER LINES

THE PENTHOUSE LEVEL
STEPS BACK FURTHER
INTO THE PROPERTY
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EDG 202ELEVATIONS S/W400 ROY STREET - APARTMENT COMPLEX
400 ROY STREET, SEATTLE, WA

 1/16" = 1'-0"
1

WEST ELEVATION - 4TH AVE N

 1/16" = 1'-0"
2

SOUTH ELEVATION - ROY STREET
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NORTH ELEVATION

 1/16" = 1'-0"
2

EAST ELEVATION - ALLEY
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PRELIMINARY MATERIALS -

MASONRY, STANDING SEAM 

METAL, CEMENT FIBER LAP 

AND PANEL CLADDING
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PRELIMINARY MATERIALS -

MASONRY, STANDING SEAM 

METAL, CEMENT FIBER LAP 

AND PANEL CLADDING
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