*  PROIJECT NAME: 400 ROY APARTMENTS

*  ADDRESS: 400 ROY STREET, SEATTLE, WA

* DPD PROIJECT #: 3018206 MUP / 6442844 BUILDNG PERMIT #

*  #OFUNITS: 64 APARTMENT UNITS / BUILT GREEN 4 STAR

*  #OFSTORIES: 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
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SEATTLE LAND USE CODE: - relevant sections — LR3
e 23.45.510 — Multi-family FAR
* Pertable 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
* Pertable 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: Facgade length limited to 65% of lot
depth along side-yard within 15’ of the property line. Refer to page 42 -
DEPARTURE REQUEST.

DESIGN REVIEW: RECOMMENDATION PROPOSAL / 400 ROY STREET APARTMENTS ZONING STANDARDS

SEATTLE LAND USE CODE: - relevant sections — NC3 - 40
* 23.47A.005 Street Level uses
* D.l.a..Along designated pedestrian streets...80% of the street level
fagade 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 facade
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 fagade. / 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
* 1l.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
* Pertable 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

GRACE ARCHITECTS PLLC— 7310 15™ AVE NW — SEATTLE, WA — 98117 — rwallen@gracearchitectspllc.com 11515




EDG SUMMARY GUIDANCE / RESPONSE

l. COMMENTS IN RED HIGHLIGHT THE ITEMS THAT RESPOND TO SPECIFIC EDG GUIDANCE—-

MASSING AND CONCEPT: CLEAR SEPARATION BETWEEN ROY STREET
COMMERCIAL AND 4™ AVE N RESIDENTIAL
A. RETAIL TRANSPARENCY & UPPER LEVEL CONTINUITY —ROY TO 4™ AVE
N.
l. DONE — LARGE SIMILARLY SIZED AND ARTICULATED
WNDOWS ARE ADDED AT ALL ELEVATIONS OF THE
UPPERMOST STORY.
B. TRANSPARENCY AT CIRCULATION “GASKET”
l. 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. 4™ AND ROY CORNER — EMBOLDEN & ENLIVEN
l. BRICK ELEMENT AT CORNER POSITION IS 1 LEVEL HIGHER
THAN THE OTHER TWO ALONG ROY.
II.  ANGLED ORIENTATION ENHANCES THIS EXPRESSION
Ill.  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
l. DONE
E. COMMON LANGUAGE ALONG TOP OF STRUCTURE — PARAPETS /
OPENINGS / RAILINGS
l. CAP AND OPEN UPPER RAIL LANGUAGE DEVELOPED
ACROSS TOP OF MASONRY WALL (WITH PRECAST
CONCRETE CAPS JAND FRAMED WALLS (WITH METAL
CAPS) BOTH WITH SIMILAR OPEN RAILS ABOVE.
F. OPEN PARAPETS AND RAILINGS ALONG RESIDENTIAL PORTION ABOVE
RETAIL.
l. 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.
l. DONE
H. ORCHESTRATE APPLICATION AND TRANSITIONS OF BUILDING
MATERIALS.
l. DONE
STREETSCAPE — MULTIPLE RETAIL ENTRY POINTS — STRONGER ROY STREET
CONNECTION BETWEEN INTERIOR RETAIL AND SIDEWALK SPACES
A. INCREASED SETBACKS ALONG ROY?
l. RECESSES ALONG ROY ARE SET FURTHER BACK ALLOWING
FOR SIDEWALK SEATING AS SHOWN. THESE TWO

3.

4.

DESIGN REVIEW: RECOMMENDATION PROPOSAL / 400 ROY STREET APARTMENTS

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
l. DONE — REFER TO ELEVATIONS AND PERSPECTIVE VIEWS
C. CONTINUOUS RETAIL CANOPY
l. 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 4™ AND ROY
l. DONE — REFER TO ANSWER TO 1C
ENTRIES — DISTINCT LOCATIONS / EXPRESSION
A.  MULTIPLE RETAIL ENTRANCES
l. RETAIL ENTRY POINTS AT 4™, ROY AND THE ALLEY AT THE
RETAILERS OPTION INCREASING OPTIONS FOR
EXPRESSION AND RETAIL ACTIVATION.
B. CELEBRATE BIKE ENTRY
l. 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.
l. BIKE ENTRY IS MOVED TO THE EAST END OF THE GASKET
FOR GREATER CLARITY OF ENTRANCE AND OF THE RETAIL
CORNER AT 4™ AND ROY. LED PROJECTOR TO PAVING
AREA WILL ENLIVEN BIKE ENTRY.
D. SIGNAGE - QUEEN ANNE CHARACTER.
l. 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.
OPEN AND AMENITY SPACES — CONFORM TO ZONE SPECIFIC CRITERIA
. COMMON L3 AMENITY AREAS AT WEST AND EAST CORNER OF SITE
l. DONE
II. PROVIDE COMMON OPEN SPACE ALONG ALLEY
l. 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
Ill. LOCATE BACK EXIT DOOR TO ACTIVATE COMMON AREA OFF OF ALLEY
l. DONE
IV. BELOW GRADE OPEN SPACE — USEABLE / EFFECTIVE PRIVATE AREAS
WITH SENSE OF OPENESS AND SUNLIGHT.
. REFERTO ANSWERTO 4.VI

EDG - MAJOR POINTS

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
ii.  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.

PROVIDE A STREET LEVEL PERSPECTIVE OF THE RESIDENTIAL ENTRY.

l. VIEWS ADDED
PROVIDE A DETAIL WITH MATERIALS OF THE CANOPY AT THE RESIDENTIAL
ENTRY.

l. DONE — ADDED TO SOUTH COLOR AND MATERIAL ELEVATION
PROVIDE A PLAN DETAIL OF THE ENTRY INTO AND THE INTERIOR, OF THE
RESIDENTIAL LOBBY.

l. DONE
SHOW WHAT THE TOWNHOUSE STOOPS WILL LOOK LIKE, INCLUDING
MATERIALS AND LANDSCAPING.

l. DONE — ADDITIONAL PERSPECTIVE VIEWS ELABORATE — AND DETAIL

ADDED TO WEST COLOR AND MATERIAL ELEVATION.
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.

. 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

Ill.  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.

GRACE ARCHITECTS PLLC — 7310 15™ AVE NW — SEATTLE, WA — 98117 - rwallen@gracearchitectspllc.com
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Rear Retaining Wall : Concept Imagery

121.6 >
Gas Meter Access » ‘ p LTI = 4 - oo
Planting @ Level 1 - N |2 S ' N — v -3
I
Community Open Space i N Dog Relief
w/ Seat Elements Area
= TN . |
: l Exit
3 ||| FFE1175 |
New Street Trees w/ T e
Planting Below - .
R
\ f iz B - ey
ADA Route pe o [ T Generous landscaped setbacks
| |
< | I
< Residential Entry '
\ | FFE.117.5
Canopy at Building L2 N P
Entry and Overhang 57 2 I
.
1541551 6 [ 1]
| O |z
Residential Stoops ' -l | <
I | ]
o | i '7;; Vehicular L : '
2 ] T 1] Access Active retail edge along Roy Street
z i 1 |
< : o—Bike Entry
o+
v — e
2 ‘—1 Retail Entr , _ Propert
£la ‘ FFE 108.4 Y Outdoor Retail Seating Linep Y
TOutdoogrL Féetall Pl ¥ Overhead Canopy I
errace & Entr -~ . Green
Y yi /_ Retail Entry LR
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Roy Street New Street Trees w/ Planting Below

to Match Existing Roy Streetscape

400 ROY STREET Landscape Plan DR-LD 001
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Concept Imagery

Private Balconies
@ Level 4 Dog Run

@ level 5

4th Avenue

Fire pits

]
| I [ [ Y [ ) [ o |

Building Overhang 'S

] 1
Residential _‘Q >
Amenity Space =
@ Level 5 | —

Private Balconies
@ Level 4

Green Roof Green Roof Amenity spaces

PV Array

Roy Street

S 400 ROY STREET Landscape Roof Plan DR-LD 001
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UTDOOR RETAIL SIDEWALK
60" 60" ) pn ROY STREET

1. Roy Street @ Retail

(D>
>

PROPERTY LINE

4TH AVE. SIDEWALK

4. 4th Ave. @ Community Open Space VARIES

PLANTING

13'-0" AT -1 VARIES
PLANTING

] [ 1
4TH AVE.
|
COURTESY STRIP PLANTING SIDEWALK PLANTING OUTDOOR RETAIL L | .
1’-6" 1 5-6" 6'-0" VARIES 10’-0" L R
2 z g
2. 4th Ave. @ Outdoor Retail Terrace S o <
= 5 Valley St. <
[
é ™ e N W0
|
== 5
; Sump,
g
<] /
2 G al s
34 4
: D 4
3 “-‘ 2 : _/ \ J
I 2 '\’ L Roy St.
PLANTING SIDEWALK L
4TH AVE. / 1 5-6" 1 6'=0" ~ 1 P\L/lerégc PR'VCLE?IESJOOP PLANTING
COURTESY STRIP 6'-0"
1-6"
3. 4th Ave. @ Stoop 5. Sunken Garden
Site\Workshopuc
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Sidewalk Paving

Pet Relief Area Bike Racks

TIMBER BACKREST
W/ EASED EDGES

STEEL SUPPORT |

C.I.P. CONCRETE

Retail Terrace Bench

Community Space Bench

o, 400 ROY STREET

LANDSCAPE ARCHITECTURE

Landscape Materials

APARTMENT COMPLEX

DR-LD 001
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Luzula ‘Ruby Stiletto’

Molinia caerulea ssp. caerulea ‘Moorflamme’

Aa b

Cornus kousa ‘Starlight” (4th Avenue) Leucojum aestivum ‘Gravetye Giant’

. P )

Geranium ‘Rozanne’

Helleborus argutifolius

Street Trees Understory

400 ROY STREET

Plants

Polystichum munitum

Acer Circinatum

Shade Garden ...

DR-LD 001

SiteWorkshopuc

LANDSCAPE ARCHITECTURE
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i CORNER VIEW

Gasket highlighted — proud of
surrounding elements, accent color
and kicked roof section

Bike entry moved to this end of the
development

Green screen above corner brick
element forms rail at level 3 along

‘Roy and will have window cut out at

unit kitchen sink at level 2
Typical brick treatment
+ Contrasting soldier course at
floer line

* Pre-cast concrete cap at part
ht rail with open rail top
above.

* SE corner element integrates
awning face channel into
brick veneer.

Retail openings at recessed
conditions and at the NW corner (4%
ave face) will be offered as optional
operational roll up glazed doors in
the same configuration as shown,

-
/

|III|I|_-II
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DESIGN REVIEW: RECOMMENDATION PROPOSAL / 400 ROY STREET APARTMENTS E LEVAT I O N - SO U T H

GRACE ARCHITECTS PLLC— 7310 15™ AVE NW — SEATTLE, WA — 98117 — rwallen@gracearchitectspllc.com 01/10/16 26



ralph
Text Box
26

ralph
Text Box
01/10/16


L L I

E.

B
i

| | lauwgr abo}g louw

U
L
Ik
(‘

]

)
]
<
1]

1: "BODYWALL COLOR AT HARDH LAP
SIDING AREAS - CEDAR MILL 7° EXPOEURE

1] ACCENT WALL COLOR AT BAY POP-
OUTS - HARDI-PAMEL FLAT PAMEL
(SMOOTH) CLADDING WITH SAME
COLCOR REVEAL JOHNTS

EH UPPER FLOOR WALL AND ALLEY WALL
COLOR - ON HARDI-PAMEL FLAT PANEL
CLADDING WITH SAME COLOR REVEAL
JOINTE.

4 ACCENT COLOR AT "GASKET WALLS - ON
HARDIFANEL FLAT PANEL CLADDING WITH
SAME COLOR REVEAL JOINTS

S VINYL WINDOW COLOR - VP WINDOWS -
SAND COLOR.

e ALUMINUM STOREFRONT WINDOWS
AND RAIUMGS- FASCIAL METAL TO
MATCH

[H ERICK MASONRY - COVINGTON
IROMNWASHED - MUTUAL MATERIALS

#: SOLDIER COURSE AT FLOOR LINES [N
MASQNRY WALL AREAS - CLINKER -
MUTUAL MATERIALS

k1 SOFFIT MATERIALS AT ALL ROOF

5 E 7 a 9 OWVERHAMGS - STONEWOQD RESIN
FANELS

A. 157 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

DESIGN REVIEW: RECOMMENDATION PROPOSAL / 400 ROY STREET APARTMENTS ELEVATION - SOUTH l C&M

GRACE ARCHITECTS PLLC— 7310 15™ AVE NW — SEATTLE, WA — 98117 — rwallen@gracearchitectspllc.com
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NW CORNER VIEW - DOWN 4TH

entry NORTHWEST
+ lead up from upper corner of site CORNER VIEW:
is simple series of benches
* (configured tc discourage
sleeping) and a sidewalk Strcn.g. comer )
path angling to the condition turning
entry...(see sile plan and between north and
mw""ﬂﬂﬂzﬂ""ﬂ west faces framss
. massing of assertive .
e the sidewalk
+ Clear awning element providing promenade along
tecogrnition and cover at point of A aye. N.
entry
* View into garden unit courtyards afforded
frqlr[l‘ this vantage point

DESIGN REVIEW: RECOMMENDATION PROPOSAL / 400 ROY STREET APARTMENTS ELEVATIO N - WEST

GRACE ARCHITECTS PLLC — 7310 15™ AVE NW — SEATTLE, WA — 98117 — rwallen@gracearchitectsplic.com 01/10/16
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MASONRY WALL — TWO SIDED WITH DARKER BRICK
( 8) AT PRIVATE RESIDENTIAL PATIOS
PRECAST CONCRETE CAP - SIZED TO COVER
ASSEMBLY / SLOPED TO DRAIN
APPROXIMATE RAIL ASSEMBLY — TYPICAL ABOVE
ALL MASONRY WALLS WHERE THEY TERMINATE ON
DECKS OR PATIOS -

. SIMILAR CONDITION AT FRAMED WALLS

WITH METAL CAP.

MASONRY WALL CAP CONDITION

DESIGN REVIEW: RECOMMENDATION PROPOSAL / 400 ROY STREET APARTMENTS

ELEVATION - WEST / C&M

"BODY" WALL COLOR AT HARDH LAP
SIDING AREAS - CEDAR MILL 7" EXPOSURE
ACCENT WALL COLOR AT BAY POP-
OUTS - HARDI-PAMEL FLAT PAMEL
(SMOOTH) CLADDING WITH SAME
COLCOR REVEAL JOHNTS

UPPER FLOOR WALL AND ALLEY WALL
COLCR - ON HARDI-FANEL FLAT PANEL
CLADDING WITH SAME COLOR REVEAL
JOINTE.

ACCENT COLOR AT "GASKET WALLS - ON
HARDIPANEL FLAT PANEL CLADDING WITH
SAME COLOR REVEAL JOINTS

VINYL WINDOW COLCR - VP WINDOWS -
SAND COLOR.

ALUMINUM STOREFRONT WINDOWS

AND RAIUMGS- FASCIAL METAL TO
MATCH

ERICK MASONRY - COVINGTON
IRCHWASHED - MUTUAL MATERIALS
SOLDIER COURSE AT FLOOR LINES [N
MASQNRY WALL AREAS - CLINKER -
MUTUAL MATERIALS

SOFFIT MATERIALS AT ALL ROOF
DVERHAMGS - STONEWOOQD RESIN
PAMELS

GRACE ARCHITECTS PLLC— 7310 15™ AVE NW — SEATTLE, WA — 98117 — rwallen@gracearchitectspllc.com
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NE CORNER VIEW: THE ALLEY

* Dog walk area directly
outside of back door...

* Major tree location at
property corner

* Gasket (bicycle entry) and

Corner Retail atand toward

Roy Street are prominently

visible from this walk - line

DESIGN REVIEW: RECOMMENDATION PROPOSAL / 400 ROY STREET APARTMENTS E LEVATI O N - N 0 RT H
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DESIGN REVIEW: RECOMMENDATION PROPOSAL / 400 ROY STREET APARTMENTS

ELEVATION - NORTH / C&M

"BODY" WALL COLOR AT HARDH LAP
SIDING AREAS - CEDAR MILL 7° EXPOEURE
ACCENT WALL COLOR AT BAY POP-
QUTS - HARDI-PAMEL FLAT PAMNEL
(EMOOTH) CLADDING WITH SAME
COLCR REVEAL JOINTS

UPPER FLOOR WALL AND ALLEY WALL
COLCR - O HARDI-FAMEL FLAT PANHEL
CLADDHNG WITH SAME COLOR REVEAL
JOINTS.

ACCENT COLOR AT "GASKET WALLS - ON
HARDIFANEL FLAT PANEL CLADDING WITH
SAME COLOR REVEAL JOINTS

VINYL WINDOW COLCR - VP WINDOWS -
SAMD COLOR,

ALUMINUM STOREFRONT WINDOWS

AND RAILNGE- FASCIAL METAL TO
MATCH

ERICK MASCOHRY - COVINGTCH
IROMNWASHED - MUTUAL MATERIALS
SOLDIER COURSE AT FLOOR LINES IN
MASQNRY WALL AREAS - CLINKER -
MUTUAL MATERIALE

SOFFIT MATERIALS AT ALL ROCF
CVERHAMGS - STONEWQOD RESIN
FANELS
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= Primary common roof top amenities
o areup the upper most roof — split

Gasket highlighted — proud of
surrounding elements, accent color
and kicked roof section

Bike: entry moved to this end of the o
development | N = NN e Sl e iaige

Green screen abowe corner brick i paugs,
private op,

element forms rail at level 3 along

4 B occupants to entertain.
Roy and will I?mwindow cut out at | % - e unit,ﬁ e A e
unit kitchen sink at level 2 ///, . provide 450 <f of ucabla area at this
Typical brick treatment = level foreach of the large 2 bed
+ Contrasting soldier course at T units, Tha remainder of this space is

recnhnnengaﬂ as green roof:
* Taking the entire space for
/ : “-._patio will appear oversized
/7 forthe units...(not
7 comfartable) and
/{ = will encourage outdocr
. storage in the further
reaches...visible from the roof
- abeve.
* AC split units are housed ta the
pper roof section and
from view on all sides.

floor line

* Pre-cast concrete cap at part
ht rail with open rail top
above.

* SE corner element integrates
awning face channel into
brick veneer.

Retail openings at recessed
conditions and at the NW corner (4%
ave face) will be offered as optional
operational roll up glazed doors in
the same configuration as shawn,

2|

- N

DESIGN REVIEW: RECOMMENDATION PROPOSAL / 400 ROY STREET APARTMENTS ELEVATIO N - WEST
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ELEVATION - EAST /| C&M

"BODY" WALL COLOR AT HARDH LAP
SIDING AREAS - CEDAR MILL 7° EXPOEURE
ACCENT WALL COLOR AT BAY POP-
QUTS - HARDI-PAMEL FLAT PAMNEL
(EMOOTH) CLADDING WITH SAME
COLCR REVEAL JOINTS

UPPER FLOOR WALL AND ALLEY WALL
COLCR - O HARDI-FAMEL FLAT PANHEL
CLADDHNG WITH SAME COLOR REVEAL
JOINTS.

ACCENT COLOR AT "GASKET WALLS - ON
HARDIFANEL FLAT PANEL CLADDING WITH
SAME COLOR REVEAL JOINTS

VINYL WINDOW COLCR - VP WINDOWS -
SAMD COLOR,

ALUMINUM STOREFRONT WINDOWS

AND RAILNGE- FASCIAL METAL TO
MATCH

ERICK MASCOHRY - COVINGTCH
IROMNWASHED - MUTUAL MATERIALS
SOLDIER COURSE AT FLOOR LINES IN
MASQNRY WALL AREAS - CLINKER -
MUTUAL MATERIALE

SOFFIT MATERIALS AT ALL ROCF
CVERHAMGS - STONEWQOD RESIN
FANELS

GRACE ARCHITECTS PLLC — 7310 15™ AVE NW — SEATTLE, WA — 98117 - rwallen@gracearchitectspllc.com
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@ PRKG - RETAIL exterior Itg plan
1/16" = 1'-0"

| ‘L3
sign power : O
or light I

LED projected
\ "bike" pattern on
pavement

-$- L1 RECESSED CAN LIGHT - FLOOD

.$. L2 RECESSED CAN LIGHT - FLOOD -
MOUNT AT. CANOPY STRUCTURE

WALL LIGHT OVER

? L3  WALL MOUNTED EXTERIOR
EXTERIOR DOOR

WALL MOUNTED LIGHT OVER
OUTDOOR KITCHENS AT ROOF

b

LANDSCAPE UPLIGHT AT
.$. ROOF TOP PLANTERS / AND
L5 AT RECESSED COURTYARD

?I exit WALL MOUNTED EXIT SIGN

LIGHT "POOL" CAST ON SFC
BELOW BEYOND ROOF OR
CANOPY LINE

EXTERIOR LIGHTING

1/4" =1'-0"

400 ROY
STREET

APARTMENT COMPLEX

EXTERIOR
LIGHTING - ROY ST

DRB-11

Scale As indicated 01/10/16

GRACE ARCHITECTS PLLC - 7310 15TH
AVE NW - SEATTLE, WA - 98117 -
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2 3 4

@ 4th ave |1 exterior Itg plan

1/16" = 1'-0"

$L2

10-pl

-$- L1 RECESSED CAN LIGHT - FLOOD

.$. L2 RECESSED CAN LIGHT - FLOOD -
MOUNT AT. CANOPY STRUCTURE

WALL LIGHT OVER

? L3  WALL MOUNTED EXTERIOR
EXTERIOR DOOR

WALL MOUNTED LIGHT OVER
OUTDOOR KITCHENS AT ROOF
L4
LANDSCAPE UPLIGHT AT
'$' ROOF TOP PLANTERS / AND
) AT RECESSED COURTYARD

? exit WALL MOUNTED EXIT SIGN

LIGHT "POOL" CAST ON SFC
BELOW BEYOND ROOF OR
CANOPY LINE

EXTERIOR LIGHTING

1/4" =1'-0"

400 ROY
STREET

APARTMENT COMPLEX

EXTERIOR
LIGHTING - 4TH
AVE N

DRB-12

Scale As indicated 01/10/16
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-$- L1 RECESSED CAN LIGHT - FLOOD

.q;. Lo RECESSED CAN LIGHT - FLOOD -
MOUNT AT. CANOPY STRUCTURE
{F, L3  WALL MOUNTED EXTERIOR 400 ROY
WALL LIGHT OVER
G pI EXTERIOR DOOR STREET
e APARTMENT COMPLEX
- 4} WALL MOUNTED LIGHT OVER
i e e T e L e e L e ) ENEFEE OUTDOOR KITCHENS AT ROOF
A SR [~ [ ~S— Y ~ [~ [~ _-Illw;illll — L4 -
E LANDSCAPE UPLIGHT AT
'$' ROOF TOP PLANTERS / AND
T AT RECESSED COURTYARD
?I exit WALL MOUNTED EXIT SIGN
'~ LIGHT'POOL" CAST ON SFC
B BELOW BEYOND ROOF OR
CANOPY LINE
p ! EXTERIOR LIGHTING
1/4" = 1'-0" EXTERIOR

LIGHTING - ROOF

—— L

gl

. DRB-13

Scale As indicated 01/10/16

ROOF PLAN - lighting plan
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ZONING DEPARTURE REQUEST —5MC 23.45.527.B — 400 ROY STREET -

PERTINENT CITY WIDE / UPTOWN DESIGN GUIDELINES. IN GRANTING THE DEFARTURE REQUEST RATIOMALE
ST I THE CONTEXT OF e wter o

CITY WIDE/ LPTONAT DESIGN GUIDELINES

#  “Character..emphasizes, Hstork ¢ Creating o datincthy residentisl expression fadng slorg & avenue
contimuity - the relaticrabip of iz dear EDG guidance, The cambination of the robust overhang of
built structures over time..” tha ke slaped roafs and the sories of 2 largo bays repeatod an

sorth the Wiest s Morth faces of the residentisl building mass am
stranghy groveded in the histor mesidantial character of the area.

/

SETHACKFROM PL TO EXISTING NEGHBORING BLDG

\

DIETANCE FROM PROPOSED BUILDING LIMETO ADJAZENT EXETING BULIDING

»  This form is & functional as it & beautiul, snhancing thi intariar
witility of the units and provading added natural light and crass
i ; Iks e in the reigl growunds the design in the
Piszorical contast of th residantial ekeents throughout the
resighborhood

-

#  The dean comer [oining the west and north faces of the
residential bullding element that this departure allows s ore of
tha by beevdits to approval, whins the architectural raatmrent

*  Dewslop an architectural concept referenced above i3 preserted dearly and with o quist digrity to
that fits wall an the site and th surrcunding naighbarfaad.
it 105 sunroundings.

111"

)

/

design that fies well on the site and
within is sumoundings.

o -
il kil .
i - 10 T DEPARTURE REGUEST FROM FACADE LENOTH LIMTATION : B3% OF 120 A EQ UESTED r-mr
ADDL LENGTH PROPOSED B DEPARTURE DOTL LENGTH PROPOEED BY DEPARTURE
T J{ E -

=-
\ 5% of 13T 1o 1deph - = Ipuialed tcade Ieng b wilbin 18 of <id e yam line perS0C 23,45 S27.8 |

| &

£

7

L3 LOT IS THE

‘l 1
NORTHERN MOST 30’ L | o /A
ALONG 4™ AVE N — / ERIES WATCHELARERS AT |,
n WT B UILD NGO s
FROM GRID GPLTO JPL | ARIATION RELATED TO THE
‘-_—-——__‘-- ’/;I“G DEFARTURE REJUEET |
P | | - /\K

ZONING DEPARTURE REQUEST — SMC 23.45.527.B — 400 ROY STREET -

20-0°

286 S5F

PERTINENT CITY WIDE / UPTOWN DESIGN GUIDELINES. KEY ADVANTAGES IN GRANTING THE
DEPARTURE REQUEST IN THE CONTEXT OF
CITY WIDE/ UPTOWN DESIGN GUIDELINES.

7
/I l
3 SHAD ED AREA AERR ESENTS
] BLD G D LLO |
i T2 AND FASADE LENG
4 LINTATIONS P ER SIK Z3.45.577 |

relevant design g

|
*  “Strengthen the most desirable #  The building is sited to maintain a consistent 10’ setback from the D
forms...” property line along the entire 4'" avenue exposure offering: |
Citywide Guideline: " " i
. New development should _..be ©  Alandscaped area with pedestrian path and bench
Sumglhenihgmmlgfamg, sited to further contribute to the seating parallel to the city sidewalk leading to:
characteristics, and patterns of the neighborhood pedestrian o  The prominent main residential entrance at center mass
streets, block faces, and open spaces character.” of the residential section of the building
= L/(
soerign

in the surrounding area. o  Private residential steops and = i _——— — - =
o acorner retail court at 4" and Roy s -
| Uptown Supplemental Guidance -_ | | —

1

11'-9

d_.

f— <

/

I Respanding 1o Site Characteristics s  This setback and associated elements reinforce the contextual

ThrB g Ut ra Seesiogemants ok % e Betert ot view of the SPACE NEEDLE, one of Seattle’s iconic landmarks. The
S5, Do AKE 1041 SCrDURS 10 1 RGO ) paceTran
e, Space needle is prominently framed along the 4™ ave sidewalk

B e Uptowm Urban and Heart of Uptawn charsciar wes
OB GuI00 GG STERY AIFe SOTABKS BT 4TS S5
T4 10 B VB B 4 Sy S e LA
‘om block aces. wh scuther exposure

adding to the special character of the neighborheod and

e “Major entrances..should be e The clean line of the west building face, generous setback from

PL2 | comecomn bt e o kot e CODE CITATION: 23.45.527.B.

s “Entries should be designed to

[RREERIR Crveie & ke comiratiowakng e e e i e, posen endsele Maximum facade length in Lowrise zones.
Bk e e T deesmenietohepedesran 1. The maximum combined length of all portions of facades within 15 feet of a lot line that is neither a

rear lot line nor a street or alley lot line shall not exceed 65 percent of the length of that lot line,
except as specified in subsection 23.45.527.B.2.

Uptown Supplemental Guidance

CODE REQUIREMENT: 65% of 120" lot width or 78-0" js the maximum allowable facade length
within 15° of the property line within the L3 zone.

CODE DEPARTURE: Allow 100' of facade length within 15' of the property line - refer to plan for
graphic representation of request compared to the code reqguirement.

Granting the departure request allows us fo refain the current generous setback in a consistent plane
across the entire west face of the building broken only for the gasket expression. The simplicity and
clarity of massing of the residential element is the major contributor to its successful presentation to
the neighborhood. Clearly the rationale is to assure that neighboring buildings separated by 14-30'
do not create long narrow spaces between bulidings relative to their property depth. Our nearest
building is 42' from our furthest proposed projection and measures 97'... 3'less than our proposed
fength. Refer to Design Guideline specific rationale below

DESIGN REVIEW: RECOMMENDATION PROPOSAL / 400 ROY STREET APARTMENTS D E PA RT U RE REQ U EST
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