
PROPOSAL DESIGN REVIEW: RECOMMENDATION PROPOSAL

400 ROY STREET APARTMENTS
GRACE ARCHITECTS PLLC – 7310 15TH AVE NW – SEATTLE, WA – 98117 – rwallen@gracearchitectspllc.com

PROJECT INFORMATION -

• PROJECT NAME:  400 ROY APARTMENTS 

• ADDRESS: 400 ROY STREET, SEATTLE, WA

• DPD PROJECT #: 3018206 MUP / 6442844 BUILDNG PERMIT #

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

• # OF STORIES: 3.5 STORIES OF RESIDENTIAL OVER 1 STORY RETAIL / PARKING BELOW BUILDING 

PARKING / RETAIL FACING ROY STREET 

• RETAIL AREA ALONG ROY ST: 3,436.5GSF 

• RESIDENTIAL GSF: 49,239 GSF

• PARKING - CARS: 30 CARS PARKING BELOW BUILDING

• PARKING - BICYCLES: 32 BICYCLES STORAGE AT GARAGE

Project location

N
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ZONING STANDARDS

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 L3 –

• A.1&2:  25% of lot area – with a minimum of 50% of the amenity 

area or 450 sf at ground level and within the L3 lot boundaries.  

• The area is made up of two segments at the West and East ends of 

the L3 Lot.  

All amenity areas identified are within the dimensional and area parameters 

stated for both zones.  

• 23.45.527.B –DEPARTURE REQUEST:  Façade length limited to 65% of lot 

depth along side-yard within 15’ of the property line.  Refer to page 42 –

DEPARTURE REQUEST.  

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’. 

• Height measurement methodology for the building is per SMC 

23.86.006.A.2 allowing the overall site to be divided into separate 

increments to better fit a sloping site.  We elected to divide the site along 

the individual lot lines, with all widths of individual sections set at 60’, 60’ 

and 30’, with the latter corresponding to the L3 lot which has a different 

allowable height.  All increments are well in excess of the minimum 15’ 

width. 

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 zoning 

submittal to dpd
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EDG – MAJOR POINTSDESIGN REVIEW: RECOMMENDATION PROPOSAL / 400 ROY STREET APARTMENTS

GRACE ARCHITECTS PLLC – 7310 15TH AVE NW – SEATTLE, WA – 98117 – rwallen@gracearchitectspllc.com

1. MASSING AND CONCEPT: CLEAR SEPARATION BETWEEN ROY STREET 

COMMERCIAL AND 4TH AVE N RESIDENTIAL

A. RETAIL TRANSPARENCY & UPPER LEVEL CONTINUITY –ROY TO 4TH AVE 

N.

I. DONE – LARGE SIMILARLY SIZED AND ARTICULATED 

WNDOWS ARE ADDED AT ALL ELEVATIONS OF THE 

UPPERMOST STORY.  

B. TRANSPARENCY AT CIRCULATION “GASKET”

I. LARGE WINDOW OPENINGS ARE PROVIDED AT BOTH THE 

ENDS OF THE CORRIDOR – SOUTH FACING WINDOWS ARE 

ALSO ADDED AT THE WEST END WHERE THE ELEMENT 

EXTENDS FURTHER FROM THE FACE OF THE BUILDING 

AND HIGHLIGHTS THE SPACE NEEDLE VIEW

C. 4TH AND ROY CORNER – EMBOLDEN & ENLIVEN

I. BRICK ELEMENT AT CORNER POSITION IS 1 LEVEL HIGHER 

THAN THE OTHER TWO ALONG ROY.  

II. ANGLED ORIENTATION ENHANCES THIS EXPRESSION

III. RECESSED RETAIL COURTYARD DEVELOPED AT THE 

CORNER RETIAL ENTRY

IV. CANOPY EXTENDS AND RETURNS AT CORNER WITH 

LARGEST OVERHANG AND PREDOMINANT EXPRESSION.  

D. DATUM AND MATERIAL CONSISTENCY

I. DONE

E. COMMON LANGUAGE ALONG TOP OF STRUCTURE – PARAPETS / 

OPENINGS / RAILINGS

I. CAP AND OPEN  UPPER RAIL LANGUAGE DEVELOPED 

ACROSS TOP OF MASONRY WALL (WITH PRECAST 

CONCRETE CAPS )AND FRAMED WALLS (WITH METAL 

CAPS) BOTH WITH SIMILAR OPEN RAILS ABOVE.  

F. OPEN PARAPETS AND RAILINGS ALONG RESIDENTIAL PORTION ABOVE 

RETAIL.  

I. WE WANTED TO MAINTAIN SOME DEGREE OF OPACITY TO 

THE DECK RAILS THAT WE BELIEVE IS MORE APPROPRIATE 

FOR THE URBAN SETTING FROM BOTH THE SIDEWALK 

AND THE OCCUPANT STANDPOINT. SEE COMMENT ABOVE 

AS TO OUR METHODOLOLOGY

G. GREATER TRANSPARENCY AT ALLEY CORNER.  

I. DONE

H. ORCHESTRATE APPLICATION AND TRANSITIONS OF BUILDING 

MATERIALS.  

I. DONE

2. STREETSCAPE – MULTIPLE RETAIL ENTRY POINTS – STRONGER ROY STREET 

CONNECTION BETWEEN INTERIOR RETAIL AND SIDEWALK SPACES

A. INCREASED SETBACKS ALONG ROY?

I. RECESSES ALONG ROY ARE SET FURTHER BACK ALLOWING 

FOR SIDEWALK SEATING AS SHOWN.  THESE TWO 

GLAZING AREAS WILL BE UPWARD ACTING GLAZED 

GARAGE DOORS ACROSS THE ENTIRE OPENING 

ACTIVATING RETAIL AREAS DIRECTLY WITH THE 

SIDEWALK.  

B. WRAP BUILDING CORNERS WITH INCREASED GLAZING

I. DONE – REFER TO ELEVATIONS AND PERSPECTIVE VIEWS

C. CONTINUOUS RETAIL CANOPY 

I. DONE – FACE ELEMENT RUNS FROM GASKET TO GASKET / 

EAST TO WEST ELEVATIONS – OVERHANG BEGINS TO THE 

WEST OF THE FIRST MASONRY ELEMENT.  

D. BIGGER STATEMENT AT 4TH AND ROY

I. DONE – REFER TO ANSWER TO 1C

3. ENTRIES – DISTINCT LOCATIONS / EXPRESSION

A. MULTIPLE RETAIL ENTRANCES 

I. RETAIL ENTRY POINTS AT 4TH, ROY AND THE ALLEY AT THE 

RETAILERS OPTION INCREASING OPTIONS FOR 

EXPRESSION AND RETAIL ACTIVATION.  

B. CELEBRATE BIKE ENTRY

I. WE HAVE MOVED BIKE ENTRY TO THE ALLEY END OF THE 

GASKET, PROMINENTLY LOCATED JUST SOUTH OF THE 

MAIN GARAGE ENTRY GATE. PROJECTED LED BICYCLE 

SYMBOL WILL BE SET TO THE PAVING JUST IN FRONT OF 

THE BIKE ENTRY

C. GATE OR OTHER UNIQUE IDENTIFIER AT BIKE ENTRANCE.  

I. BIKE ENTRY IS MOVED TO  THE EAST END OF THE GASKET 

FOR GREATER CLARITY OF ENTRANCE AND OF THE RETAIL 

CORNER AT 4TH AND ROY.  LED PROJECTOR TO PAVING 

AREA WILL ENLIVEN BIKE ENTRY.  

D. SIGNAGE – QUEEN ANNE CHARACTER.  

I. OUR PROPOSED SIGNAGE IS SIMPLE, UNASSUMING AND 

DOES NOT COMPETE WITH THE ARCHITECTURE, WHICH 

WE SUBMIT IS A GREAT FIT FOR THE CHARACTER OF THE 

QUEEN ANNE NEIGHBORHOOD.  

4. OPEN AND AMENITY SPACES – CONFORM TO ZONE SPECIFIC CRITERIA

I. COMMON L3 AMENITY AREAS AT WEST AND EAST CORNER OF SITE

I. DONE

II. PROVIDE COMMON OPEN SPACE ALONG ALLEY

I. WE ARE MAINTAINING THIS CORNER AS A MAJOR TREE 

LOCATION AND ARE ALSO PLANNING THIS AS A DOG 

WALK AREA.  THE AREA IS GENEARLLY OPEN TO  AND 

FOLLOWS THE ALLEY GRADE

III. LOCATE BACK EXIT DOOR TO ACTIVATE COMMON AREA OFF OF ALLEY

I. DONE

IV. BELOW GRADE OPEN SPACE – USEABLE / EFFECTIVE PRIVATE AREAS 

WITH SENSE OF OPENESS AND SUNLIGHT.  

I. REFER TO ANSWER TO 4.VI

V. DESIGN FOR EYES INTO OPEN SPACE TO PROVIDE SECURITY

i. SCREEN LANGUAGE WILL PROVIDE SMALL MODULE MESH 

WITHIN LARGER FRAME MATRIX – ALLOWING LIGHT AND 

LIMITED VISIBILITY THROUGH THE ENDS OF THE RECESSED 

COURT WHILE BEING DIFFICULT TO CLIMB.  

VI. FINISH RETAINING WALL – INTERESTING WAY / FLEXIBLY PLANTING 

BETWEEN UNITS

i. RETAINING WALL IS A GREEN WALL AND WILL BE PLANTED 

WITH CLIMBING MEDIUM 

ii. WE HAVE ELIMINATED THE PATIO AREAS IN FAVOR OF 

FULL ON-STRUCTURE LANDSCAPING (2’0” DEEP SOIL)–

ENHANCES SECURITY FOR LOWER UNITS AND

iii. WE HAVE EXTENDED THE BAYS DOWN TO THIS LEVEL, 

AND CANTED THE SIDES TO A MORE TRADITIONAL FORM 

– GREATLY ENHANCING THE INTERIOR EXPERIENCE OF 

THESE UNITS. 

5. PROVIDE A STREET LEVEL PERSPECTIVE OF THE RESIDENTIAL ENTRY. 

I. VIEWS ADDED 

6. PROVIDE A DETAIL WITH MATERIALS OF THE CANOPY AT THE RESIDENTIAL 

ENTRY.

I. DONE – ADDED TO SOUTH COLOR AND MATERIAL ELEVATION 

7. PROVIDE A PLAN DETAIL OF THE ENTRY INTO AND THE INTERIOR, OF THE 

RESIDENTIAL LOBBY.

I. DONE

8. SHOW WHAT THE TOWNHOUSE STOOPS WILL LOOK LIKE, INCLUDING 

MATERIALS AND LANDSCAPING.

I. DONE – ADDITIONAL PERSPECTIVE VIEWS ELABORATE – AND DETAIL 

ADDED TO WEST COLOR AND MATERIAL ELEVATION.  

9. STUDY THE RELATIONSHIP BETWEEN THIS PROJECT AND THE PROPOSED 

DEVELOPMENT TO THE EAST (PROJECT #3015918). STUDY THE PROPOSED 

PROJECT PLANS TO MAKE SURE WINDOWS DON’T ALIGN.

I. WE HAVE MET WITH THE NEIGHBORING PROPERTY AND IT IS ON 

HOLD FOR 2-4 YEARS AND THE FINAL CONFIGURATION IS 

INDETERMINANT.  

II. OUR UNITS ARE 18’ WIDE, WITH ONLY THE EAST WALL AVAIALBLE 

FOR WINDOWS, WHICH WE ARE MAXIMIZING

III. ALL UNITS AT THIS AREA OF THE PROJECT ARE EITHER OPEN 1 OR 2 

BED UNITS, AND ALL SLEEPING AREAS ARE INTERNAL TO THE UNIT.  

EDG SUMMARY GUIDANCE / RESPONSE
I. COMMENTS IN RED HIGHLIGHT THE ITEMS THAT RESPOND TO SPECIFIC EDG GUIDANCE–
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SITE RESPONSE & DESIGNDESIGN REVIEW: RECOMMENDATION PROPOSAL

400 ROY STREET APARTMENTS
GRACE ARCHITECTS PLLC – 7310 15TH AVE NW – SEATTLE, WA – 98117 – rwallen@gracearchitectspllc.com

COMPOSITE SITE PLAN –

FLOOR PLANS –

SOLID WASTE PLAN --

COMPOSITE HARDSCAPE / LANDSCAPE PLAN –

ELEVATIONS (INCLUDING MATERIAL / COLOR PALETTE) –

RENDERINGS –

EXTERIOR LIGHTING PLAN –

SIGNAGE CONCEPT PLAN –

BUILDING SECTIONS –

DEPARTURE REQUEST --
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ELEVATION – SOUTH 
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DESIGN REVIEW: RECOMMENDATION PROPOSAL / 400 ROY STREET APARTMENTS

GRACE ARCHITECTS PLLC – 7310 15TH AVE NW – SEATTLE, WA – 98117 – rwallen@gracearchitectspllc.com
11 5 15
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ELEVATION – SOUTH / C&M 
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DESIGN REVIEW: RECOMMENDATION PROPOSAL / 400 ROY STREET APARTMENTS

GRACE ARCHITECTS PLLC – 7310 15TH AVE NW – SEATTLE, WA – 98117 – rwallen@gracearchitectspllc.com
11 5 15

A. 15” X 3” BENT STEEL PLATE CANOPY EDGE – PTD TO 

MATCH DEEP BRONZE COLOR (6)

B. STONEWOOD SOFFIT PANEL (9) – TYPICAL AT ALL 

CANOPY SOFFITS

C. ROOF MEMBRANE (DARK GREY) – ROOF STRUCTURE 

TO BE DETERMINED.  

CANOPY DETAIL
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ELEVATION – WEST 
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DESIGN REVIEW: RECOMMENDATION PROPOSAL / 400 ROY STREET APARTMENTS

GRACE ARCHITECTS PLLC – 7310 15TH AVE NW – SEATTLE, WA – 98117 – rwallen@gracearchitectspllc.com
11 5 15
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ELEVATION – WEST / C&M 
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DESIGN REVIEW: RECOMMENDATION PROPOSAL / 400 ROY STREET APARTMENTS

GRACE ARCHITECTS PLLC – 7310 15TH AVE NW – SEATTLE, WA – 98117 – rwallen@gracearchitectspllc.com
11 5 15

A. MASONRY WALL – TWO SIDED WITH DARKER BRICK 

( 8) AT PRIVATE RESIDENTIAL PATIOS

B. PRECAST CONCRETE CAP – SIZED TO COVER 

ASSEMBLY / SLOPED TO DRAIN

C. APPROXIMATE RAIL ASSEMBLY – TYPICAL ABOVE 

ALL MASONRY WALLS WHERE THEY TERMINATE ON 

DECKS OR PATIOS –

I. SIMILAR CONDITION AT FRAMED WALLS 

WITH METAL CAP.  

MASONRY WALL CAP CONDITION

ralph
Text Box
29

ralph
Text Box
01/10/16



ELEVATION – NORTH 
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DESIGN REVIEW: RECOMMENDATION PROPOSAL / 400 ROY STREET APARTMENTS

GRACE ARCHITECTS PLLC – 7310 15TH AVE NW – SEATTLE, WA – 98117 – rwallen@gracearchitectspllc.com
11 5 15
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ELEVATION – NORTH / C&M 
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DESIGN REVIEW: RECOMMENDATION PROPOSAL / 400 ROY STREET APARTMENTS

GRACE ARCHITECTS PLLC – 7310 15TH AVE NW – SEATTLE, WA – 98117 – rwallen@gracearchitectspllc.com
11 5 15
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ELEVATION – WEST 
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DESIGN REVIEW: RECOMMENDATION PROPOSAL / 400 ROY STREET APARTMENTS

GRACE ARCHITECTS PLLC – 7310 15TH AVE NW – SEATTLE, WA – 98117 – rwallen@gracearchitectspllc.com
11 5 15
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ELEVATION – EAST / C&M 
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DESIGN REVIEW: RECOMMENDATION PROPOSAL / 400 ROY STREET APARTMENTS

GRACE ARCHITECTS PLLC – 7310 15TH AVE NW – SEATTLE, WA – 98117 – rwallen@gracearchitectspllc.com
11 5 15
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SIGNAGE CONCEPT PLAN
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DESIGN REVIEW: RECOMMENDATION PROPOSAL / 400 ROY STREET APARTMENTS

GRACE ARCHITECTS PLLC – 7310 15TH AVE NW – SEATTLE, WA – 98117 – rwallen@gracearchitectspllc.com
11 5 15
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REVERSE CHANNEL LIT SIGNAGE AT PRIMARY BUILDING IDENTIFICATIONRETAIL SIGNAGE WILL BE DEVELOPED BY INDIVIDUAL RETAILERS IN COMPLIANCEWITH THE SEATTLE SIGNAGE CODE.
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BUILDING SECTIONS
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DESIGN REVIEW: RECOMMENDATION PROPOSAL / 400 ROY STREET APARTMENTS

GRACE ARCHITECTS PLLC – 7310 15TH AVE NW – SEATTLE, WA – 98117 – rwallen@gracearchitectspllc.com
11 5 15
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BUILDING SECTIONS
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DESIGN REVIEW: RECOMMENDATION PROPOSAL / 400 ROY STREET APARTMENTS

GRACE ARCHITECTS PLLC – 7310 15TH AVE NW – SEATTLE, WA – 98117 – rwallen@gracearchitectspllc.com
11 5 15
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DEPARTURE REQUEST
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DESIGN REVIEW: RECOMMENDATION PROPOSAL / 400 ROY STREET APARTMENTS

GRACE ARCHITECTS PLLC – 7310 15TH AVE NW – SEATTLE, WA – 98117 – rwallen@gracearchitectspllc.com
11 5 15

L3 LOT IS THE 

NORTHERN MOST 30’ 

ALONG 4TH AVE N –

FROM GRID GPL TO JPL
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