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Current Design

Development Analysis

NEIGHBORING DEVELOPMENT

The project site is located at the northeast corner of the Northgate
Urban Center, and directly abuts a 4-story apartment building site
to the East, a QFC grocery store is across NE 112th Street to the
South, a party supply store is across Roosevelt to the West, and an
alley separates the site from a senior-living provider’s office building
and parking lot to the North. The NC zoning changes to single-
family about halfway down 112th Street to the East, while to the
west developement is consistently NC commercial with shopping
centers, apartment complexes, grocery stores, cafes and restaurants
and all within walking distance of the site. There are also several
churches and parks in the immediate vicinity. The site is along the
arterial of Roosevelt Way and Pinehurst Way which makes it close to
transportation services.

DEVELOPMENT OBJECTIVES

The proposed project consists of 20 units, including 7 Live/Work
units along Roosevelt and a mix of 13 townhomes both at grade and
on top of an at-grade parking garage podium. The development is
near Metro transit stops, and positioned to take advantage of light
rail service in the near future. To respond to existing transportation
demands, parking for 18 vehicles is proposed within an enclosed
garage. The site will transition from the commercial scale of the
Northgate Urban Center to the adjacent, more residentially scaled,
blocks through thoughtfully designed Live/Work units along

NE Roosevelt Way, screening clustered townhouses and actively
landscaped open spaces behind. These homes will present attractive,
modulated, and durable facades that engage the neighbors and the
streets.

Design Review | #3019728 | Noren Pinehurst




Current Design

Floor Plans EXISTING OFFICE BUILDING
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Current Design

EXISTING OFFICE BUILDING | Floor Plans
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Current Design

EXISTING OFFICE BUILDING
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EXISTING OFFICE BUILDING
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Current Design

Overall Concept Diagram
g + + RESIDENTIAL COLOR SLICES: Similar to the color slices

. on the streetscape buildings, the interior buildings have
y color slices that are carried down to the ground level or
: podium level at unit entries to highlight significance. These
e o « BAYSALONG ROW'S: . slices of color can also be a wayfinding tool when tenants
. The bays along the street facade buildings . have visitors. The same three accent colors are transitioned
. grow from the commercial canopies to . throughout the project for conceptual consistency.
* the base of the roof parapet. These create :
. an accordian view of the color stripes as ~ .
. pedestrians travel past the site. RN .
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4 T~ ', A e+ « « BAYS ON INTERIOR UNITS:
. e e -7 The bays on the interior buildings
. e i;/‘ wrap around the corners of the
s e e e e e e e e e e e e e COMMERCIAL BRICK BASE: ©  » ¢ o o o ¢ o o o o o : structures and have a color strip

directly abutting the edge of each

The brick base from the Livework building bay

has been applied to the internal buildings at
ground level to signify the continuation of the
Urban Alley and Woonerf at a human-scale.
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COMMERCIAL COLOR SLICES:
Similar to the color slices on the in-
terior buildings, the commercial ac-
cents are carried down to the base
of the building at the unit entries to

highlight significance. We pictured
this as being a translucent color
film, applied to the storefront glass,
allowing light to pass through.

nk NICHOLSON KOVALCHICK ARCHITECTS mnEVED A

Current Design

Project Corner Concept Diagram

e e o o o o o o o oo CORNERELEMENT:

The Board encouraged us to treat the
corner as a different design element
from the rest of the building concept.
In order to relate the angled corner
design to the surrounding buildings,
the color reflected throughout the site
come together to anchor the main ap-
proach to the building.

TRANSITION TO SINGLE-FAMILY ZONE: ¢o o o

The color accents wrap around the side of the Livework building
as a continued theme along NE | 12th Street. To respect the
transition from NC to SF zoning, the color pallette along NE

| 12th Street has been modified to the opposite transition of
gray slices on a field of color, as a distinct identifier between the
livework buildings and the residential buildings.

Design Review | #3019728 | Noren Pinehurst
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Current Design

Elevations + Materials - Building 1

- MATERIAL ANALYSIS
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Elevations + Materials - Building 2
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EXISTING APARTMENT BUILDING
(NOT PART OF THIS PROPOSAL)

Current Design

Elevations + Materials -

Building 4
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Current Design

Elevations + Materials - Building 2 + 3

MATERIAL ANALYSIS
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Landscaping

Landscape Plan
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GOLDEN FUSCHIA

JAPANESE FOREST
GRASS

FIVE-LEAF AKEBIA
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ILLUMINATION
PERIWINKLE

JAPANESE BLOOD
GRASS

AUCUBA

SNOW QUEEN OAKLEAF
HYDRANGEA

KARL FOERSTER
FEATHER REED GRASS

RAMAPO
RHODODENDRUN

FATSIA

Landscaping

Planting + Materials

FIREFLY HEATHER

SUN KING ARALIA

CHARITY OREGON

CLIMBING HYDRANGEA GRAPE
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Response to Board

Commercial Streetscape Experience
(Street to Live/Work)

DESIGN PRESENTED AT EDG

EXISTING TREE~
TO REMAIN,

L
(%)
=
©
c
<<
W
=
n

STUDY: LESS FACADE STEPS

=l

I
l: il ] | m
—— } \L\__An; T

,,,,,,,

ALTERNATE OPTION 1 ALTERNATE OPTION 2

STEPPING BUILDING FACADE:

As shown in the diagrams above, we have explored the
number of steps in Building |. Since the EDG design
contained two steps, we explored reducing the steps
further. In both options, reducing the building steps
also reduces the usability of the Urban Alley. This is
shown where the blue translucent pattern overlaps the
walls of the current design below it.

Moving the structure farther west, as the Board recom-
mended, naturally creates more steps in the building
rather than fewer. The design team has embraced this
as a feature of the building concept that follows the
natural curve of Roosevelt Way NE. This also creates
an eye-catching accordian affect as one drives or walks
past the site, gradually showing the color slices along
the facade.

rerrry 4
o R

L |
rrrr
z::

L |

rfrrrrrrrrm
INEEY IREEREEE
][y ERERRERE]

L |

rrrry FITI¥yrit
[ 1)

LLLLL

Priorities + Board Recommendations:

« 1.b: Further develop the ground level
setback, upper level overhang, and
overhead wether protection along Roo-
sevelt Way NE.

+ 1.c: Adjust the landscape to provide an
intervening landscape buffer bewteen
the street and the sidewalk, allowing
the live/work uses to spill out to the
sidewalk.

« 1.d: Explore shifting the western struc-
ture closer to Roosevelt Way NE, pos-
sibly creating two setbacks instead of
three setbacks.

 * GROUND LEVEL STREETFRONT:

The sidewalk in front of the Livework
Units has been increased to allow the
Commercial uses to spill out to the
sidewalk. This will activate this space
as a commercial use, and will catch the
attention of passersby.

* INTERVENING LANDSCAPE BUFFER:

A six foot landscape buffer has been
located between Roosevelt VWay NE
and the Livework entries, shielding the
pedestrians from the busy arterial.

p « OVERHEAD WEATHER PROTECTION:

Six foot metal canopies will be provided at
each Livework entry to protect passersby
as well as the commercial customers.

18 | Noren Pinehurst | #3019728 | Design Review
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DESIGN PRESENTED AT EDG
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Response to Board

Commercial Streetscape Experience
(Live/Work to Urban Alley)

Priorities + Board Recommendations:

« 4.a: Soften the internal spaces by including
additional landscaping

« 4.c: Design the units adjacent to the
woonerf and Urban Alley in a way that will
encourage uses, such as cafe seating, to
spill out onto the public spaces.

e ¢ ¢+ GROUND LEVEL “SPILL-OUT”:
The Design Team embraced the Board’s con-
cerns regarding the access from the Livework
Units to the Urban Alley. Large sliding glass
doors with relites have been added to the east-
ern sides of the Livework Units to create maxi-
mum light and visibility into the Urban Alley.

e « o+« HUMAN SCALE ELEMENTS:
Wall sconces, metal canopies, signage, and ample
public seating have been added to these units so
that the entrances along the Urban Alley is just
as inviting as along Roosevelt Way NE.

e o« o+« ADDITIONAL LANDSCAPING:
Maximum landscaping has been incorporated
into the Urban Alley and Podium spaces to
soften the space and encourage “spill-out” from
the Livework units.

\ N 3
' AVERSH ‘N‘.E. [12TE
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Response to Board

Orientation of Units on Top of Podium

Priorities + Board Recommendations:

3.a: The Board expressed concern with the orientation and siting of the internal townhome units and their relationship to the woonerf/

turnaround and_existing blank wall condition to the east. The Board directed the applicant to explore ways to rotate or reorient the internal

townhome units to minimize the impacts from the existing blank wall and create the most successful outdoor spaces.

ALTERNATE OPTION 3 ALTERNATE OPTION 2  ALTERNATE OPTION 1

Rationale:

This option pushes the unit group
up against the existing neighbor-
ing apartment building, leaving one
of the units with no fenestration
opportunities except for the front
facade. The Design Team explored
attaching one of the units to the
back of the TH1/TH2 group, which
only creates a “winding canyon”
effect by enclosing the podium
courtyard further.

Rationale:

This option rotates the units 90
degrees. This leaves a narrow 3’
pathway between unit groups,
leaving the two East units and three
Southeast units along NE 112th
Street without an efficient means of
access.

Rationale:

This option keeps the preferred
grouping and orientation of the
units, but pushes the unit group to
the East, against the existing neigh-
boring apartment building. While
this creates a larger podium court-
yard, this leaves two units with fen-
estration only on the front facade.

20 | Noren Pinehurst | #3019728 | Design Review

EXISTING APT. BLDG

EXISTING APT. BLDG

EXISTING APT. BLDG

e SITING AND REORIENTATION: The most efficient
and aesthetic design comes from treating the podium
units as one group, allowing for glazing on all sides
and a consistent design. As shown in Alternate Op-
tions | + 2, the broken up units create odd pocket
spaces that interrupt the overall concept of the site.

\b\ooo\oooooooo

BLANK WALL: The current design respects the neighbors request
of leaving access to the utilities mounted on their building, while ac-
centing the wall with vegetation. The neighboring apartment can act
as part of a lightwell for the maximum glazing that has been added
to the East side of the podium building.

PARKING PODIUM
O
a)
@
i
B 3
©)
Z
5 -
% .
e « SUCCESSFUL OUTDOOR SPACE: The proposed
design allows for outdoor space at the front and
PARKING PODIUM back of each unit, allowing for maximum glazing op-
portunities where the Alternate Options do not.
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ALTERNATE OPTION 1

Rationale:

This option explores rotating the two center units 90
degress while this option adds 4’-0" to the width of the
center portion of the Urban Alley, it also reduces the
southern access to these units to 6'-0” (rather than the
original 10’-0” Egress Court width). This creates a very
narrow corridor that would eliminate secondary access
to several units, as well as greatly reduce the allowed
glazing along these facades.

wmiege

L 15'-0" |, 34'-0" . 15-0" |, 34'-0" 5 5

! TITURNAROUND ’ 1] TURNAROUND S
EXIST. EXIST.
BLDG BLDG

- NOREEQ) 4
TYPICAL SECTION ON TOP OF PODIUM
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Rationale:

This is the current orientation of the two center townhome
units, which provides access and fenestration on all sides.
This layout respects the alley turnaround depth, with ap-
proval from SPU, while maintaining a 10’-0” Egress Court
according to SBC.

Response to Board

Orientation of Center Townhome Units

TYPICAL BUILDING SECTIONS
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Response to Board

Urban Alley Experience

Priorities + Board Recommendations:

4.a: Soften the internal spaces by in-
cluding additional landscaping

4.c: Design the units adjacent to the
woonerf and Urban Alley in a way that
will encourage uses, such as cafe seat-

/ ing, to spill out onto the public spaces.
| ol [ ol i cpvq e * ¢ LIVEWORIK: Business signage will be ©
| oL i aall | (NIE , ' provided at the front and back en- i e S
! ’ | ‘ . ! ‘ trances to all live/work units to create - B [ ROOF (1), @L
= ‘ ‘ : a clear distinction between the live/ 4= I
: | e ‘ ¢ J work units and internal townhomes. % ;
i .. .l ! « + « ADDITIONAL LANDSCAPING: — . - s
] il ' U 1 Maximum landscaping has been 5
Al ‘ incorporated into the Urban Alley >
p =l | ;' Ve and Podium spaces to soften the — i - LEVE Gy
ul /iﬁ - space and encourage “spill-out” ﬁ =
? ‘ ~E AT et from the Livework units. In this >
J B - area we have also added hanging — ] - e oy
el A e - Wi ‘ . vegetation to soften the perceived / h
2 MM\ ( & i _ mass. N it
¢ ¢ -
\ ;
, , ‘ » <o LIVEWORK ENTRIES AT URBAN 5 LEVES Oy
{ ; s . B ALLEY: 1 i%;RADE P
I These entries will encourage activity 290" 1"
“spill” into the Urban Alley through
the sliding glass doors. Maximum TYPICAL SECTION AT LIVEWORK
glazing has been added to the ground
level at the Urban Alley to encourage
natural light and views to the activity
and landscaping throughout the Urban
Alley. These entries will be brought to
: ; life by the sconces, canopies, and sig-
F 5 ; ‘ nage at each unit, helping tenants and
P o ’ ' ‘ pedestrians easilty maneuver their way
P ) around the Urban Alley space.
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Response to Board

Urban Alley Experience
e o o oo ELIMINATING THE CANYONAFFECT: * @ o ¢ o o ¢ o o o o o o o o o

As your eye moves up the building, S . — SR I
lighter materials continue up the facade.
The brick base remains only at the
ground level of the Urban Alley, and sec-
tions of each roof deck including open
rail parapets to allow even more light to
pour into the space.

J\;Vﬂ m |
M E ~ |
(e E ' i
| | — il - Y
- i e § \& :
b
I
Il
ﬂ s f
N ol
L
1= -
| 1S -3

oo o o o o o oo ADDITIONAL LANDSCAPING:*® * ¢ o o o o \ :
Maximum landscaping and permanent public seating has been implemented o s
to soften the Urban Alley,Woonerf, and Podium Unit spaces. >

SECTION THROUGH URBAN ALLEY + PODIUM ENTRY
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EXAMPLES OF URBAN ALLEY “SPILL-OUT”

24

Response to Board

Urban Alley Experience (Case Studies)

PLANTER + BENCH EXAMPLE

TR

e w1

URBAN ALLEY ENRTY EXAMPLE

WOONERF EXAMPLE

Noren Pinehurst | #3019728 | Design Review

EXAMPLES OF THE URBAN ALLEY ENTRY

nk

WAYFINDING SIGNAGE EXAMPLES

Live/Work Signage

(Roosevelt Way NE - Attached to Canopy)

Live/Work Signage
(Urban Alley - Above Door)

NOREN
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Response to Board

Urban Alley + Woonerf Wayfinding

GROUND FLOOR WAYFINDING DIAGRAM PODIUM WAYFINDING DIAGRAM
s ¢« LIVEWORK: Business signage will be provided at the
.  frontand rear entrances to all live/work units to cre- e« « PODIUM UNITS: Priorities + Board Recommendations:
. ?te a cllear dislzinction between the live/work units and . Signags wi!l be prc|>|vided 4.e: Provide additional information on
internal townhomes. : at each unit as well as the proposed open spaces including
ARAGE . Tt Z?C eXt(;I'IOI‘ sta.lr information on the intended primary
____EXISTING ALLEY 8 _ZIENTRY | . fff_t_orf ﬂtf'_ users, public and private circulation
= ] I' _ plans for the entire site as well as to and

WOONERF . l S from the garage to units and live/work
| | | | L .
Lwz U AHE TS == I > - I uses, and wayfinding for all users and
iz = Y | - - modes of travel,
s // o e : - 2.e: Provide additional information on
LW 6 M = | L=lA the parking wayfinding from Roosevelt
< o /A F Way NE.
T i < ﬁm#% 5 1 © ! - * « 2.c: Explore departures for a mix of
I | a c c | smaller parking stalls in order to reduce
- TH1 3 i 15 | Z% the size of the podium structure..
J T . . — 4 4 - 2.d: Provide additional information on
: g TH2 M M | the podium, including structure and
e S| | 5 13 ! | stall dimensions.
M M | ! s
— - P [N T T T (I =
< 2R “‘\_A‘II: =
wo Al NS COMMERCIAL ENTRY
ml | [ i ¥ Y. SN ﬂ\ W&fj
i 1(:1 ; \ ; ; ===  TENANT CONNECTION TO PARK
y |
. . I P L/
1(? | | PODIUM CIRCULATION
il - o
= o | 7 : £ URBAN ALLEY + WOONERF
c | J== == == (PUBLIC SPACE)
TH4 : THS 77 . 2 7
] : o CAR/SERVICE ACCESS —
iiaS g I -
I — i - i e~ iy - = i | ey | P e TRANSIT ARTERIAL
. NE 112TH ST /;ﬁ;:é" ~/ | EXISTING OFFICE BUILDING | @  LIVE/WORK USE SIGNAGE

134'-2"
e oo URBANALLEY: Per the Board’s encouragement, Urban Alley signage URBAN ALLEY SIGNAGE
has been added to the ground level a the NE | |2th Street entry. This

signage will be dynamic and intriguing to attract pedestrians.

e o oo GROUND LEVELTOWNHOMES: The
townhomes accessed off of NE | 12th
Street will have unit designators at the
streetfront and urban alley entrances.

NOREN
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Response to Board

Woonerf Activity + Neighboring Properties

Priorities + Board Recommendations:

« 3.a: The Board directed the applicant to explore ways to rotate or reorient the
internal townhome units to minimize the impacts from the existing blank wall and
create the most successful outdoor spaces.

/ T

1
]

™ _ ' + 4.a: Soften the internal spaces by including additional landscaping

4.c: Design the units adjacent to the woonerf and Urban Alley in a way that will
encourage uses, such as cafe seating, to spill out onto the public spaces.

e

o o o EASTERN NEIGHBOR: Only a small portion of the development

/

e 4
‘e
\
\
\
“?

y/ <

‘ \
\“ lb v L - *  is designed to be built directly against the neighboring apartment
B ["\ ‘ = . building to the East, per the request of the owner, to be able to
P > » | Fs . § to The et Per The red !
% T > ..' T; o « access their building for maintenance.
" ', ﬁ o
. e - | | .
S b ‘ ~ . b 4 1\,5’ ‘ dd
==l | o I ¥V il |
U ol T | [
Ly Uy || | pil
" rr§ i

,__
A
.
=

J
g

e s Sra = 150" L] 34%0"

e « NORTHERN NEIGHBOR: The proposal respects the development directly
to the North by creating a pleasant public Woonerf directly across from the
building which prevents the building from being completely shaded and gives
the neighbor a view of an active courtyard rather than the side of a building.

NOREN
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Response to Board

112th Street Parking Garage Facade

Priorities + Board Recommendations:
« 2.c: Explore departures for a mix of smaller parking stalls in order to reduce the size of the

podium structure. ce INTERVENING USE: Per the Board’s recommendation, the de-
b: | idential i . h d b h i sign team has incorporated an intervening residential use between
o 2.b: EXp ore a_resi .entla Intervening use, such as a second entry, between the parking : the parking garage and NE I 12th Street. A secondary entry has
structure and the right-of-way. . been created from the parking garage into units TH6-TH9, giving
. these four units a private and covered access to their vehicles.
e * PARKING STALL |
== '5 . !
. |

EVOLUTION 1: EDG MEETING

J PARKING STALL
N}

e * ¢+ SPECIAL EXCEPTION FOR RESIDENTIAL USES: A Special Exception has been submitted = ¢ ¢
to Janet Oslund (Addressing Reviewer) and Emily Loftstedt (Zoning Reviewer) to increase

EVOLUTION 2: ORIGINAL BRAINSTORM the percentage of residential use along NE | |2th Street.

()

i

. =

\

EVOLUTION 3: MUP SUBMITTAL
ESI'S ==

'
e o o BLANKWALL CONDITION: The current design has presented the opportunity for a mix
of large glazing and landscaping along what was originally a concrete street facade. It has
reduced the parking garage capacity from 20 to |8 stalls, and now includes 10 compact, 7
medium stalls, and | accessible van stall instead of the original 20 medium sized stalls. Typi-
cal stall dimensions are shown on the First Floor Plan in this packet.
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Response to Board

Woonerf (SDOT Turnaround)

PRESENTED AT EDG

AL SN / il | P L Priorities + Board Recommendations:

— alEwElEyElE ‘i ] 'jli 'Hél | L=t . 3.b: Provide additional context on how the proposal responds to
P L the adjacent uses and development, including vignettes.

)

[
I
I
|

« 4.b: Provide additional information on how the woonerf and turn-
around will function and details on the landscape/hardscape

(= olele o o WM(e o o o o & o 5 0 o o o o oo WOONERF LANDSCAPE: A mix of permanent and moveable public
7y T H Tl T 5% | seating and planters have been added in comparison to what was pro-

& Q. =Qm, | || 0, s T posed at EDG, in order to liven up the Woonerf space and encourage
T | ; activity spilling from the Urban Alley. The moveable planters can be rolled
LTE LT AT : RIRIARRRARURARURARAARRAAY 1111 | to different areas of the Woonerf and Urban Alley to clear the SDOT

turnaround for SPU access.

o e o o o 0 0 0 0 0 0 0 0 e e oo WOONERFHARDSCAPE: While the Woonerf space functions as an
CURRENT DESIGN SDOT turnaround, the intent of the paving is to welcome tenant uses and
77777 1| activity, delineating between unit entries or and the public activity spaces.

SPU TRASH/RECYCLING]
ACCESS ‘

[
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Response to Board

Lighting Plan

DRIV

SCONCE LIGHTING

= [

o [N

O o
;—?Z
l—
= T
=
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=
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=l =
ol <
(V0] I—
Z| QA

CABLE LIGHTING
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Appendix

EXISTING SITE
Address: 11202 Roosevelt Way NE
Lot Area: 16,485 SF

Description:  The project site consists of one parcel located at the north-
east corner of the intersection of Roosevelt Way NE with NE | 12th Street,
and has a total area of 16,485 sf. There is an alley along the north side of the
parcel. The parcel faces Roosevelt Way to the west and | |2th Street to the
south. The site slopes gradually from the northwest to the southeast by ap-
proximately 7 feet. The project includes the demolition of an existing unoccu-
pied former restaurant.

NEIGHBORING DEVELOPMENT

The project site is located at the northeast corner of the Northgate Urban
Center, and directly abuts a 4 story apartment building site to the east, A
QFC grocery store is across NE | 12th Street to the south, a party supply
store is across Roosevelt to the west, and an alley separates the site from an
senior-living provider’s office building and parking lot to the north.The NC
zoning changes to single family about halfway down | 12th Street to the east,
while to the west development is consitently NC commercial with shopping
centers, apartment complexes, grocery stores, cafes and restaurants and all
within walking distance of the site. There are also several churches and parks
in the immediate vicinity. The site is along the arterial of Roosevelt Way and
Pinehurst Way which makes it close to transportation services and pedestrian

R R e iAo, P SRRSO 7 ONING AND OVERLAY DESIGNATION

The parcel is zoned NC3-40 and is within the Northgate Urban Center.

DEVELOPMENT OBJECTIVES

The proposed project consists of 20 four-story residential units, including

7 Live/Work units along Roosevelt and a mix of |3 townhomes both at
grade and on top of an at-grade parking garage podium. The development

is near Metro transit stops, and positioned to take advantage of light rail
service in the near future. To respond to existing transportation demands,
parking for 20 vehicles is proposed within an enclosed garage. The site will
transition from the commercial scale of the Northgate Urban Center to the
adjacent more residentially scalled blocks through thoughtfully designed Live/
Work units along NE Roosevelt Way screening clustered townhouses and
actively landscaped open spaces behind. These homes will present attractive,

SITE LANDMARK o
o BUS STOP modulated, and durable facades that engage with their neighbors and the
streets.
PARK NORTHGATE — BIKE PATH

URBAN CENTER

NODE S E] BUS ROUTE - NC ZONING
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Appendix

B: Zoning Summary

PARCEL #: 5724500590

ZONING: NC3-40

OVERLAYS: Northgate Overlay District, Northgate Urban Center
LOT AREA: 16,485 SF

23.47A.004 PERMITTED USES
Residential uses, retail, office, and others not listed

23.34.086 PEDESTRIAN DESIGNATION
- Pedestrian-designated zones are most appropriate on land that is
generally characterized by the following conditions:
I. Pedestrian district surrounded by residential areas or major activity
centers; or a commercial node in an urban center or urban village;
2. NC zoned areas on both sides of an arterial

23.47A.013 FLOOR AREA RATIO
Min FAR: 1.5 Max FAR: 3.25 (Mixed-Use Development)
Max FAR for residential uses shall not exceed 3.0
Proposed FAR: 2.46 Proposed Residential FAR: 1.26

23.48.010 STRUCTURE HEIGHT
Allowed Maximum Structure Height:

- Base Height: 40’-0”
- 4 additional w/ 13’ floor to floor comm. space
or if res. first floor is raised 4”: 44-0”

23.47A.014E SETBACK REQUIREMENTS
Setbacks:
- 3’ setback on Roosevelt Way NE for future street improvements
- 2.5 setback for alley dedication
Additional setbacks:
- Cornices, eaves and gutters may project into required setbacks a
maximum of 18 inches.
- Ramps or devices for access which meet SBC Chapter || are permitted
in setbacks.
- Dumepsters or other trash receptacles except for trash compactors, are
not permitted within 10 feet of any lot line that abuts a res. zone and
must be screened per 23.47A.016.

Noren Pinehurst | #3019728 | Design Review

23.45.522 AMENITY AREA
Required: 5% of gross floor area in residential use, excluding
mechanical spaces and accessory parking:

Total GSF of Residential Uses: 22,137 SF
5% of total GSF of Residential Uses: |,107 SF

Provided: 6,451 SF
Maximum 50% of Amenity Area can be Woonerf:  3,225.5 SF
Proposed Wooner Amenity Area: 1,253 SF

23.47A.016 LANDSCAPING REQUIREMENTS
Green Factor score minimum 0.3 required
- General standards for screening and landscaping where required
for specific uses.
- Screening shall consist of fences, walls, hedges, or landscaped
berms. Any type of screening shall be at least as tall as the height
specified in subsection 23.47A.016.D.

23.47A.005 STREET-LEVEL USES:

- In pedestrian designated zones, along designated principal
pedestrian streets, one or more of the following uses are required
along 80% of the street level street facing facade: General Sales,
retail, restaraunts, etc.

23.54.040 SOLID WASTE
Residentail minimum area for shared storage space:
For 9-15 residential dwelling units: 150 SF
[13 total residential units]

Non-Residential minimum area for shared storage space:
For 15,000 - 50,000 SF non-residential development = 175 SF
[21,646 SF total non-residential development]

2375 SF
263 SF

Required Storage:
Provided Storage:

23.54.015 + 23.54.030 AUTOMOBILE AND BICYCLE PARKING
Residential + Non-residential - No automobile parking stalls required

Bicycle Parking - | space per every 4 residential units (13 res. units =
4 stalls)

Provided: 4 bicycle stalls + 18 automobile stalls

NICHOLSON KOVALCHICK ARCHITECTS mMEVEL b
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RESIDENTIAL ENTRY LOCATION
4’ above or below sidewalk grade
or 10’ from sidewalk for residential uses at street level and street facing

Proposed: Residential units accessed off of NE | |2th Street are located on
stoops at least 4’ above sidewalk grade.

23.47A.008 STREET-LEVEL DEVELOPMENT STANDARDS
Blank Segments of the street-facing facade between 2’ and 8’ above the side-
walk may not exceed 20’ in width.

Total Blank Facade Segments may not exceed 40% of the width of the facade
of the structure along the street.

Street-level, street-facing facades shall be located within 10 feet of the street
lot line, unless wider sidewalks, plazas or other approved landscaped or open
spaces are provided.

The above provisions should also apply to structures with street level non-
residential uses in NC zones and in all structures in pedestrian designated

Zones.

60% of the street-facing facade between 2 feet and 8 feet above the sidewalk
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Appendix

23.71.014 OPEN SPACE
Summary of applicable Zoning Code Items:

23.71.044 STANDARDS FOR RESIDENTIAL USES IN COMMERCIAL ZONES
WITHIN THE NORTHGATE OVERLAY DISTRICT

shall be transparent.Transparent areas of facades shall be designed and main-
tained to allow unobstructed views from the outside into the structure or, in

the case of live-work units, into display windows that have a minimum 30 inch
depth.

Nonresidential uses shall extend an average depth of at least 30 feet and a
minimum depth of 15 feet from the street-level, street-facing fagade.

Nonresidential uses at street level shall have a floor-to-floor height of at least
13 feet.

For purposes of calculating 80% of a structure’s street-level fagade, the width
of a driveway at street level, not to exceed 22 feet, may be subtracted from
the width of the street-facing fagade if the access cannot be provided from an
alley

At least one of the street-level, street-facing facades containing a residential
use shall have a visually prominent pedestrian entry; and

The floor of a dwelling unit located along the street-level, street-facing fagade
shall be at least 4 feet above or 4 feet below sidewalk grade or be set back at
least 10 feet from the sidewalk.

When a live-work unit is located on a street-level street-facing facade, the
provisions of subsections 23.47A.008.A and 23.47A.008.B apply, and the
portion of each such live-work unit in which business is conducted must be
located between the principal street and the residential portion of the live-
work unit.

23.71.012 SPECIAL LANDSCAPED ARTERIALS

If an owner proposes substantial development on lots abutting special land-
scaped arterials, the owner shall provide the following:

- Street trees meeting standards established by the Director of Seattle
Department of Transportation.

- A 6 foot planting strip and 6 foot sidewalk if the lot is zoned SF, LRI, or
LR2.

- A 6 foot planting strip and a 6 foot sidewalk, or, at the owner’s option, a
12 foot sidewalk without a planting strip, if the lot is zoned NC2, NC3,
RC,LR3,0or MR.

Pedestrian improvements, as determined by the Director of the Seattle De-
partment of Transportation, such as, but not limited to special pavers, lighting,
benches and planting boxes.

Z
O
il
Z
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- In all Commercial zones with a permitted height limit of 40 feet or less,
a minimum of 10 percent of lot area or proposed gross floor area, shall
be provided as landscaped or usuable open space for all commercial and
mixed use substantial development

- A minimum of of 1/2 of the required open space shall be landscaped
open space

- A minimum of 1/3 of the required open space shall be usable open
space

- Remaining space shall be either landscaped or usable open space or
may be provided in accordance with subsection 23.71.014.A.8

- (referencing the payment to the Northgate Open Space Fund to use the
space for alternate purposes)

- Open space may be provided as interior or exterior open space, as long
as the interior portion does not exceed 20% of open space

- Landscaped open space shall have a minimum horizontal dimension of
six feet (6’), since the project lot area is over 10,000 square feet

- Usable open space shall be loctaed within three feet (3’) of the elevation
of abutting sidewalks, provide access of at least ten feet (10’)
in width and provide barrier-free access according to the Washington
State Rules and Regulations for Barrier-Free Design

- Interior usable open space shall provide direct pedestrian connections,
with a clear path at least ten feet (10’) wide, to exterior usable
open space or public right-of-way. Such pedestrian connections shall not
count toward interior usable open space requirements

23.71.040 DENSITY LIMITS FOR RESIDENTIAL USES IN COMMERCIAL
ZONESWITHIN THE NORTHGATE OVERLAY DISTRICT

Residential uses in commercial zones with a forty (40) foot height limit may
not exceed a density of one (1) dwelling unit for every six hundred (600)
square feet of lot area.

Required: 16,485 SF (Lot Area)/600 SF = 27.5 (27 Units)
Provided: 20 Units

In C and NC zones with height limits less than eight-five (85) feet, residential

uses, in aggregate, may exceed 20% of the street-level street-facing facade

only as a special exception under the following conditions or criteria:

. Either:

- Due to location or parcel size, the proposed site is not suited for
commercial development; or

- There is substantial excess supply of land available for commercial use
near the lot, as evidenced by conditions such as lack of commercial
activity in existing commercial structures for a sustained period,
commercial structures in disrepair, or vacant or underused commercially
zoned land; and

2.The residential structure would not interrupt an established commercial

street front.As used in this subsection, the phrase “established commercial
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Appendix
C: Design Guidelines

CONTEXT AND SITE
CS2.A - URBAN PATTERN AND FORM

A2. ARCHITECTURAL PRESENCE

(NCG 2.1 - STREETSCAPE COMPATIBILITY
CS2.B - ADJACENT SITES, STREETS,AND OPEN SPACES

B2. CONNECTIONTO THE STREET

(NCG 3.1 - INCORPORATE OPEN SPACE)
CS2.C - RELATIONSHIPTO THE BLOCK

Cl. CORNER SITES

(NCG 2.2 - CORNER LOTS TREATMENTS)
CS2.D - HEIGHT BULK + SCALE

DI.EXISTING DEVELOPEMENT + ZONING

(NCG 2.1 - STREETSCAPE COMPATIBILITY)

Located on a the border of the Northgate Overlay District, adjacent to
vehicle-oriented commercial uses, and near low-rise and single-family
zones, this proposal eases the transition from busy commercial activity to
quieter residential neighborhoods. The site is densely developed as appro-
priate for the zone and adjacent big-box retail, but is broken into discrete,
modulated masses that respond to the nearby apartments and private
residences. The building facing Roosevelt features true live/work com-
mercial spaces and screens the more private residential uses internally and
along NE | 12th street.

The “Urban Alley”, accessed from | |12th near the corner, functions as the
heart of the project. Access to parking, trash storage, gathering spaces,
and the upper level townhomes all circulate through this space. This
works in conjuction with additional setbacks in front of the Live/VWorks

to provide possibilities for cafe seating, plantings, broader walkways, and
opportunities for interaction. Large windows in the commercial spaces are
anticipated to give direct visual connection to these spaces and the street
beyond.

Taking advantage of the corner location, this project will wrap the com-
mercial use around the corner and continue architectural elements such
as bays and canopies, to create a solution that addresses both streets
while acknowledging the primacy of Roosevelt Way. The townhomes on

| 12th feature setbacks on the top floor to reduce perceived scale, and are
stepped in height to integrate the parking garage into the building form.

PUBLIC LIFE
PLI.A - NETWORK OF OPEN SPACES

Al.ENHANCING OPEN SPACE

(NCG 3.1 - INCORPORATE OPEN SPACE)
PL2.B - SAFETY AND SECURITY

B3. STREET-LEVEL TRANSPARENCY

(NCG 1.3 - PROMOTE PEDESTRIAN INTERACTION)
PL3.A - ENTRIES

Al-d. INDIVID. ENTRIES TO GROUND-RELATED HOUSING

(NCG 1.2 - COMMERCIAL AND MIXED-USE BUILDINGS)
PL3.B - RESIDENTIAL EDGES

B2. GROUND-LEVEL RESIDENTIAL

B3. BUILDINGS WITH LIVE/WORK USES

(NCG 1.2 - COMMERCIAL AND MIXED-USE BUILDINGS)
PL3.C - RETAIL EDGES

C3. ANCILLARY ACTIVITIES

(NCG 1.3 - HUMAN ACTIVITY)

The courtyard meanders through the center of the site to provide a mix
of landscaped and paved community spaces at grade, and connects via a
landscaped path to the top of the podium for acces to upper level homes
and private yards. These tiered public and private spaces will create op-
portunities for varied landscape design and character. The townhomes
atop the podium feature higher roof decks that allow them capture views
over the street-facing homes.

The Live/Work storefronts, canopies, and generous setbacks will provide
these businesses a welcoming and direct connection to their custom-
ers and passers-by. There is also the possibility for access to the interior
courtyard areas, keeping these spaces engaging, safer;, and offering an ex-
panded sense of community for residents and guests of the site alike.

Along | 12th, the ground level of the townhomes has been set back five
feet to accommodate private stoops up to raised entries. This creates
separation and protection from pedestrian traffic,and combines with
screening elements between each stoop to provide additional privacy and
richer architectural detailing. Along NE Roosevelt Way, the ground entries
to the commerical spaces have also been set back beyond the setback
requirements to allow for activity directly in front of the varied live/work
uses. Maximum transparency along these ground-level uses will extend
retail uses and encourage pedestrian interaction.

DESIGN CONCEPT
DCI.B - VEHICULAR ACCESS AND CIRCULATION

Bl. ACCESS LOCATION AND DESIGN

(NCG 3.3 - PARKING STRUCTURES)
DCI.C - PARKING AND SERVICE USES

C2. VISUAL IMPACTS

(NCG 3.3 - PARKING STRUCTURES)
DC2.A - MASSING

A2.REDUCING PERCEIVED MASS

(NCG 2.3 - HEIGHT, BULK + SCALE COMPATIBILITY)
DC2.D - SCALE AND TEXTURE

D2. TEXTURE

(NCG 2.3 - HEIGHT, BULK + SCALE COMPATIBILITY)
DC3.B - OPEN SPACE USES AND ACTIVITIES

B4. MULTIFAMILY OPEN SPACE

(NCG 3.1 - INTERIOR BLOCK PEDESTRIAN CONNECTIONS)
DC4.A - EXTERIOR ELEMENTS + FINISHES

Al.EXTERIOR FINISH MATERIALS

The preferred scheme for this proposal includes an above-ground parking
podium accessed from the existing alley, eliminating one existing sidewalk
curb-cut and minimizing interference with the pedestrian flow along the
street and when accessing interior courtyard spaces. The visible portions
of the parking podium provide opportunities for expressive detailing, trel-
lises, and decorative fresh-air grilles as appropriate.

The Live/Work units have been grouped into clusters and set back from
the street in response to the curve of Roosevelt at this location, enhanc-
ing modulation and allowing a sense of veriticality to what could be a very
horizontally oriented building. On | 12th, in addition to protected stoops,
the top floor of each townhome along has been generously set back to
provide roof decks and reduce the perceived mass along this side as it
transitions to lower-density development beyond, and also allow territorial
views from interior unit roof decks to be unobstructed.

The sense of community amongst the tenants and neighbors alike will be
strengthened by the inclusion of viable commercial uses and shared open
spaces. Additionally, this project will carefully develop a design and mate-
rial palette that expresses the commercial elements while still comple-
mentary to the residential and open spaces. We look forward to adding a
handsome and handy new member to this active neighborhood.
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Appendix
D: Shadow Studies

10:00 AM NOON 3:00 PM
o I; jj -_
M- = o= = BB mm By 1 ErssaisiEE R . ,
=z |
- | | \_ y N
B L —— : | B L el
 ||||||_||||||.
(a'es
|
o
=
L
I_
o
m i
T T A
(a'm | E
< l‘lr‘ 2 E
= Jun i
(a'm
L
= |
L : |
U s
L L LT
&) I -

NJ NICHOLSON KOVALCHICK ARCHITECTS NO rR LEN Design Review | #3019728 | Noren Pinehurst | 35




Appendix

E: Project Materials Board + Recent Noren Projects

NOREN PINEHURST
11202 ROOSEVELT WAY NE

VINYLWINDOWS: WHITE

@ NESivees

WINDOW FILM:
COLORSTO MATCH PAINT CHIPS

SMOOTH FINISH CONCRETE

SIDING - CORRUGATED METAL
“COOL ZACTIQUE" + "COOL RED'

@ EBONY
i FIBER CEMENT PANEL - TEXTURE SMOOTH
SEE COLOR BOARD FOR PAINT COLOR

COLORED CEMENT PANELS

BOARD AND BATTEN

HIN ; N
MUTUAL MATERIALS - EBONY MISSION BLACK

nk NICHOLSON KOVALCHICK ARCHITECTS

PAINT COLORS (BENJAMIN MOORE)

RED ACCENTS
Dark Candy Cane Red [2079-10]
Medium Blazing Orange [2011-20]
Light Mandarin Orange [2018-20]
GRAY ACCENTS
Dark Midsummer Night  [2134-20]
Medium Whale Gray [2134-40]
Light Genesis White [2134-70]

BOARD + BATTEN
Antiquity [OC-107]
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Appendix

Recent NK Projects

DAKOTA - MULTI-FAMILY

HARBOR LIVE/WORK | o - ALLINGFORD GREEN TOWNHOMES SALVEO TOWNHOMES
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