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DEVELOPMENT OBJECTIVES:

PROJECT DESCRIPTION:
Demolish two existing adjacent single family residential structures
and their corresponding garages, and construct a four story
multi-family apartment building over an underground parking garage
accessed through the existing alley between Prospect and Ward
Streets. Construction will adhere to the 4-Star Built-Green protocols
in order to maximize allowable F.A.R. and density.

Proposed Units: 19

Proposed Commercial Area: 0 SF

Proposed Parking Stalls: 15-19
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URBAN DESIGN ANALYSIS:
Uptown Neighborhood Context

The proposed building site falls within the Uptown Park Character Area (UPCA), a subset of the Uptown
Neighborhood Overlay District, a designated Seattle Urban Center. The UPCA contains primarily 1-4
story single and multi-family residential buildings, including many of Seattle's historic brick apartment
buildings.
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URBAN DESIGN ANALYSIS:
Neighborhood Vicinity Photos

The area immediately around the building site contains mostly multi-story, multi-family apartment and
condominium buildings of many different styles, with one and two story single family residences mixed in.
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URBAN DESIGN ANALYSIS:
Neighborhood Transit, Zoning and Use Maps

The proposed building site falls within the Uptown Park Character Area, a subset of
the Uptown Overlay District. This Area consists primarily of single and multi-family
residential buildings. Many of the City's historic brick apartment buildings can be
found in this neighborhood.
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SITE CONTEXT ANALYSIS:
6th Avenue Streetscapes
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SITE CONTEXT ANALYSIS:
6th Avenue Alley Streetscapes
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SITE CONTEXT ANALYSIS:
Site Views
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SITE ANALYSIS:
Site Survey/Current Conditions

SITE DESCRIPTION:

The building site sits on the west side of 6th Avenue North, on the north side of the
alley between Prospect Street and Ward Street, just north of the Seattle Center, in a
neighborhood primarily comprised of multi-family apartments and condos, with one
and two-story single family residences mixed in.

ZONING: LR3

SITE AREA: 10,239 SF

SITE CONSTRAINTS:

1. The site rises six feet from alley to Prospect St. along 6th Avenue North.
2. Existing adjacent structures crowd the site on three sides, including a two-story
SFR to the northeast, a three-story SFR to the northwest, and three-story and
four-story multi-family buildings to the west and across the alley to the south.
3. The site is primarily alley-oriented, with smaller exposure along 6th.

4. Street parking is limited in the neighborhood.

OPPORTUNITIES:

1. Slope allows elevated ground floor, requiring less excavation for underground
parking, providing more privacy for lower units, and creating southern view
opportunities at the upper floors.

2. Site length along alley allows maximum southern exposure for units and exterior
decks
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6th Ave. View from SE Alley View from West North PLine Looking East
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SITE ANALYSIS:
Existing Tree Survey
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Arborist Report prepared by:

John Kenney, Steep Slope Tree Consulting (1/27/2015)
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SITE PLAN
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SITE ANALYSIS:
Zoning Criteria/Design Guidelines

ZONING CRITERIA:

Site Area: 10,239 SF

Zone: LR3

ECA: None

Proposed Use: 19-Unit Apartment

F.A.R.: 2.o* x 10,239 = 20,478 SF (23.45.510 Table A)

Density: Unlimited* (23.45.512 Table A)

Height: -40' Base height (23.45.514 Table A)
-4' Partial below-grade story allowance (23.45.514.F)
- 5' Pitched roof allow. w/min. 6 : 12 slope (23.45.514.D.4)
- 4' Parapet allowance (23.45.514.H)
- 10' Stair penthouse allow. < 15% roof area (23.45.514.J.4)
- 16' Elev. penthouse allow. < 15% roof area (23.45.514.J.4)
 

Building Width: 150' Maximum (23.45.527)

Facade Length: 130' x .65 = 84.5' Maximum length (23.45.527)

Setbacks: Front = 5' (23.45.518 Table A)
Sides = 5' Min., 7.5' Avg.
Rear = 15'

Parking: 0 Stalls Required (23.54.015 Table B)

Bike Storage: .25/Unit x 19 Units = 5 Required (23.45.015 Table D)

Amenity Area: 25% Lot Area Req'd. = 2,560 SF (23.45.522)
50% Common Area @ Grade = 1,280 SF
10' min. dim., 250 SF Min. Area
for common amenity areas

Tree Protection: No Significant Trees on Site
per Arborist Report (see page 11)

Landscaping: .6 Required Green Factor (23.45.524.2.a)
3 Required Street Trees

Waste Area: 225 SF Required (23.54.040 Table A)
Min. 12' Horizontal Dimension

*Built-Green: Project to meet 4-Star Built Green (23.45.510.C)
Construction Standards (23.45.526)

UPTOWN PARK NEIGHBORHOOD DESIGN GUIDELINES

CS1: Natural Systems and Site Features

Design concepts propose a four-story apartment building, pushed as far east as
possible to maintain distance from existing structures to the west, with main
entry at the sidewalk on the east side, underground parking accessed from the
alley at the southwest site corner, and units either south-facing or with multiple
exposures where possible, to maximize access to sunlight and potential
southern views.

CS2: Urban Pattern and Form

The overall design goal is for the proposed structure to fit in with the existing
immediate neighborhood multi-family structures, which vary largely in size,
scale and style, while also paying homage to the historic neighborhood
character. Park-like landscaped planting strips will run between 6th Ave. and
the existing sidewalk, to help soften the impact of the building at the street (see
Landscape Concepts on pages 22, 23). Each design concept takes advantage of
the 4' additional height allowed for structures with a partially-below-grade
story.

CS3: Architectural Context and Character

Proposed designs seek to reinforce - through form, material and detailing -
continuity with existing historic multi-family structures in the larger Uptown
Park Character area, while also fitting in with the more recent residential
apartment buildings in the immediate neighborhood.

PL1: Connectivity

Separate owner access will connect ground floor units where feasible, with
pedestrian access provided around the whole building, connecting Common
Amenity Areas with public sidewalks. Common Amenity Area edges will be
defined by plantings or planted retaining walls. Plantings and planters will help
define the front and side entry points, with the paved alley edge defined by
landscaping.

PL2: Walkability

The main entrance opens at sidewalk level on 6th Ave N.; it projects
prominently from the main building mass, and is enhanced with human-scaled
steel awning, symmetrical detailing and lighting, and symmetrical planters and
plantings. Ground floor unit entrances will be provided with security gates in
low fencing, flanked by symmetrical landscaping and softened with plantings.
ADA-compliant concrete ramps provide access as needed from the building to
the paved alley and Common Amenity Areas.

PL3: Street-Level Interaction

Ground-level units sit approximately 4' above alley level to help preserve
privacy of ground floor units. Protected secondary exterior ground floor unit
entries open onto the alley or perimeter walkway. The front entry of the
building takes design cues from historic apartment buildings in the
neighborhood: symmetry, proximity of door to sidewalk, enhanced detailing,
etc. Tenant interaction is enhanced through a common lobby mailbox area and
the ground level Common Amenity Area gathering space conveniently located
out the back door. The planting strip along 6th, and the planted building edge
along the alley, are designed as decorative "openings" for building access.

PL4: Active Transportation

The main entry on 6th Avenue North falls within two blocks of a southbound
bus stop on Aurora Avenue North (a Principle Arterial), and within one block
of both north and southbound bus stops on Taylor Avenue North (a Minor
Arterial). All major and minor streets in the immediate neighborhood have
sidewalks on both sides, connecting the site to Aurora Avenue on the east, the
Uptown neighborhood on the north and west, and multiple mixed use and
commercial amenities, including the Seattle Center, to the south.  Secure bike
racks are provided in underground garage, accessible by ramp from the existing
paved alley.

DC1: Project Uses and Activities

The proposed building sits on top of a secure underground parking garage
provided for tenant automobiles and bicycles. The garage is accessed by way of
a concrete ramp from the alley at the southwest corner of the site. Concrete
retaining walls at the garage ramp will be landscaped where feasible; other site
retaining walls will be faced with brick veneer.

DC2: Architectural Concept

To decrease perceived building mass and provide visual depth and interest,
proposed designs include bay windows, gable dormers, horizontal material
changes, cantilevered or recessed decks and balconies, stepped parapet walls,
and ground level canopies at building entrances. Divided-lite windows, detailed
window trim, prominent cornice lines, brick veneer, and decorative material
bands also help reinforce historical continuity.

DC3: Open Space Concept

Landscaping is designed to flank entry points, screen walls, define common
areas, soften building edges, and decorate streetscapes (see Landscape Concepts
on pages 22, 23).

DC4: Exterior Elements and Finishes

Proposed designs all prominently feature brick veneer, at least as a visual base
for the building. All include steel awnings over building entrances.
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DEVELOPMENT CONCEPT 1

SOUTH ELEVATION EAST ELEVATION

- Vertical projecting brick
elements with residential
forms, materials above
- Cantilevered steel balconies

Neighborhood Design Precedents:

- Three-part horizontal
material divisions with
contrasting textures, colors
- Vertical bay windows
distinguishing units
- Traditional window muntins

- Residential gabled roof
above brick base
- Traditional window details

- Residential forms set back
above brick apartment front
- Roof decks
- Steel Awnings at ground
level
- Vertical projecting entry
element

- Single family residential
scale
- Hip roof corners with
dormers
- Overall symmetry at
front facade

- Single family residential
forms
- Steel awnings
- Defensible space entries at
ground level
- Bay windows w/muntins

- Single family residential
forms, materials
- Gabled window
bays within larger gabled wall

- Three-part horizontal
material divisions w/
residential forms above

CONCEPT 1 DESCRIPTION:

A 19-unit, 3-story, symmetrical, hipped roof apartment building
over 15-stall underground parking garage, with 4th story attic units
in gabled dormers. Ground floor Common Amenity Areas are
provided in the northwest corner, between the driveway ramp and
west entry, and between the alley and building on the south side. P.O.Box 199

ROSLYN WASHINGTON   98941

ANDREWS  &  ANDREWS

andrewsandrews.com

DESIGN ELEMENTS:

- A primary hipped roof mass, with prominent vertical entry
gables on the east and west sides, and secondary attic gable
dormers . Attic units are stepped back to create private top-floor
roof decks behind parapet walls.
- A ground-level brick base, with vertical and horizontal wood
siding above
- Fenced and gated ground-level unit entries
- Cantilevered steel decks and awnings
- Corner window configurations to maximize double exposures
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DEVELOPMENT CONCEPT 1

BUILDING SECTION

View From the Southwest View From the Southeast View From the Northeast

P.O.Box 199
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DEVELOPMENT CONCEPT 1

GARAGE PLAN (Below Grade)

CONCEPT 1  DATA:

F.A.R.: 17,133 SF (20,478 Maximum)

Not including Garage Level < 4' Below Fin. Grade
Density: 19 Units

Height: 42'-3" Base Height (Use Partial Basement Ht. Allowance)

47'-7 12" Overall Height (Use Pitched Roof Allowance)

Parking: 15 Stalls

Bike Storage: 15 Stalls

Amenity Area: 3,546 SF Total (2,560 SF Min. Required)

1,556 SF Ground Floor Common Area (1,280 SF Required)

Deviation Requested: To allow exterior private decks to follow the 5' building setback

from the north, non-street-abutting property line. (SMC

23.45.522.D.4.a requires 10' horizontal separation.) See sheet 24.

FIRST FLOOR PLAN 2nd & 3rd FLOOR PLANS 4th FLOOR PLAN ROOF PLAN
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ADVANTAGES:

1. South-facing ground units have direct access to grade.

2. Lowered building corners and horizontal material divisions reduce perceived building scale.

3. Forms and materials balance single family residential neighborhood informality with older classical formality.

4. Layout maximizes corner units with windows on two sides.

DISADVANTAGES:

1. Layout yields multiple primarily-north-facing units on each floor.

2. Minimum tenant parking provided.

3. Preferred 4th-story view units have smallest area.

4. No opportunity for common area on the roof.

N
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December 21, 10 AM

P.O.Box 199

ROSLYN WASHINGTON   98941
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N

December 21, 12 PM December 21, 2 PM

June 21, 10 AM June 21, 12 PM June 21, 2 PM

March/September 21, 10 AM March/September 21, 12 PM March/September 21, 2 PM

DEVELOPMENT CONCEPT 1:
Shadow Studies
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DEVELOPMENT CONCEPT 2

SOUTH ELEVATION EAST ELEVATION

- Brick base with residential
forms, materials above
- Vertical bays emphasize
units
- Top floor set back to create
private roof decks

Neighborhood Design Precedents:

- Three-story wood sided
residential mass above one-
story brick base
- Residential chimney forms
- Pitched roof

- Symmetrical south side
- Vertical window bays
- Recessed south-facing
decks

- Residential forms set back
above brick apartment front
- Vertical residential element
to emphasize entry
- Steel Awnings

- Single family residential
scale
- Symmetrical half-timber
and stucco gables

- Steel awnings, defensible
space at entries
- Wood-trimmed bay
windows w/muntins,
low slope roofs

- Overall rectangular shape
with roof deck
- Repeating vertical window
bays

- Strong parapet
- Vertical window
composition
- Detailed stone entry
- Classical symmetry

CONCEPT 2 DESCRIPTION:

A 19-unit, 4-story, symmetrical apartment building with
multiple-gabled roof system, over a 16-stall underground parking
garage. Common Amenity Areas are provided in the northwest
corner at ground level, and on an accessible central flat roof deck.

P.O.Box 199

ROSLYN WASHINGTON   98941

ANDREWS  &  ANDREWS

andrewsandrews.com

DESIGN ELEMENTS:

- A prominent vertical entry gable at 6th Ave., with entry door
emphasized by stepped brick wall and steel awning.
- A 2-story stucco wall band above a brick base, capped by
wood-sided residential gables and shed dormers.
- Projecting 2-story window bays at all sides, with recessed private
decks on the south and north.
- Roof decks behind stepped parapets at fourth floor.
- Brick "chimney" elevator penthouse to access common roof deck
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DEVELOPMENT CONCEPT 2

BUILDING SECTION

P.O.Box 199

ROSLYN WASHINGTON   98941

ANDREWS  &  ANDREWS

andrewsandrews.com

View From the Southwest View From the Southeast View From the Northeast
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CONCEPT 2  DATA (Full Code Compliance):

F.A.R.: 18,768 SF (20,478 Maximum)

Not including Garage Level < 4' Below Finished Grade
Density: 19 Units

Height: 41'-3" Base Height (Use Partial Basement Ht. Allowance)

47'-7 12" Overall Height (Use Pitched Roof Allowance)

52'-2" Stair Penthouse Height (Use 10' Allowance)

55'-2" Elevator Penthouse Height (Use 15' Allowance)

Parking: 16 Stalls

Bike Storage: 15 Stalls

Amenity Area: 4,088 SF Total (2,560 SF Min. Required)

2,148 SF Common Ground Floor/Roof area (1,280 SF Min.)

Deviation Requested: None

DEVELOPMENT CONCEPT 2

GARAGE PLAN (Below Grade) FIRST FLOOR PLAN 2nd & 3rd FLOOR PLANS 4th FLOOR PLAN ROOF PLAN

P.O.Box 199
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ADVANTAGES:

1. Forms and materials balance single family residential neighborhood informality with older classical formality.

2. Horizontal material divisions help reduce perceived building height.

3. Provides more parking stalls, more south-facing units than Concept 1.

4. Layout maximizes corner units with windows on two sides.

5. Allows for Common Amenity Area on the roof.

DISADVANTAGES:

1. No direct street-level unit access provided.

2. Full 4-story street facade is largest proposed building mass at 6th Ave. North.
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December 21, 10 AM

P.O.Box 199
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December 21, 12 PM December 21, 2 PM

June 21, 10 AM June 21, 12 PM June 21, 2 PM

March/September 21, 10 AM March/September 21, 12 PM March/September 21, 2 PM

DEVELOPMENT CONCEPT 2:
Shadow Studies
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- Brick base with stucco wall
above
- Strong projecting cornice
below continuous parapet

- Three story brick facade
- Vertical window composition
- Entry emphasized by detail
at ground level, parapet
- Grade level entry onto sloped
sidewalk

- Stepped parapet above
detailed entry
- Traditional window muntins
- Strong cornice band

- Material transition at set
back top floor
- Roof decks above brick
apartment base
- Steel Awnings
- Wood window bay in brick
wall

- Symmetrical facade with
recessed south-facing decks
- Vertical window bays

- Steel awnings at entries
- Ground level unit entries
with gates and fences
- Wood bay windows in
brick walls, with muntins

- Repeating window bays
- Top floor steps back with
private roof decks

- Strong vertical window
composition
- Roof deck

DEVELOPMENT CONCEPT 3 (Preferred Option)

SOUTH ELEVATION EAST ELEVATION

Neighborhood Design Precedents:

CONCEPT 2 DESCRIPTION:

A 19-unit, 4-story, flat roofed apartment building with stepped
parapet and cornice, over a 19-stall underground parking garage.
Common Amenity Areas are provided in the northwest corner at
ground level, and on an accessible central flat roof deck.

P.O.Box 199

ROSLYN WASHINGTON   98941

ANDREWS  &  ANDREWS

andrewsandrews.com

DESIGN ELEMENTS:

- A prominent vertical brick entry at 6th Ave., with entry door
emphasized by stepped brick wall and steel awning.
- A 3-story brick base, with projecting window bays and recessed
private decks providing visual depth.
- Stepped back stucco fourth story with south-facing roof deck.
- Brick "chimney" stair penthouses to access common roof deck
- Units grouped predominantly on the south side; ground floor
units have secure private entries from grade
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DEVELOPMENT CONCEPT 3

BUILDING SECTION

P.O.Box 199

ROSLYN WASHINGTON   98941

ANDREWS  &  ANDREWS

andrewsandrews.com

View From the Southwest View From the Southeast View From the Northeast
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CONCEPT 3  DATA:

F.A.R.: 19,723 SF (20,478 Maximum)

Not including Garage Level < 4' Below Finished Grade
Density: 19 Units

Height: 42'-6 12" Base Height @ Roof Deck (Use Partial Bsmnt. Ht. Allow.)

46'-1 12" Overall Height @ Typical Parapet (Use 4' Allowance)

53'-0" Stair Penthouse Height (Use 10' Allowance)

Parking: 19 Stalls

Bike Storage: 16 Stalls

Amenity Area: 4,492 SF Total (2,560 SF Min. Required)

2,548 SF Common Ground Floor/Roof area (1,280 SF Min. )

Deviation Requested: 4' Additional Height for Decorative Stepped Parapets

Above 4th Floor South Exterior Deck Doors (see Sheet 24).

DEVELOPMENT CONCEPT 3 (Preferred)

GARAGE PLAN (Below Grade) FIRST FLOOR PLAN 2nd & 3rd FLOOR PLANS 4th FLOOR PLAN ROOF PLAN

P.O.Box 199

ROSLYN WASHINGTON   98941

ANDREWS  &  ANDREWS

andrewsandrews.com

ADVANTAGES:

1. More Parking Stalls than other Concepts.

2. Greater overall Common Amenity Area than other Concepts.

3. More south facing units/private decks than other Concepts, with fewer north-facing.

4. All ground-level units have direct access to finished grade.

5. Asymmetrical street facade provides visual interest.

6. Better direct access to ground level Amenity Area.

DISADVANTAGES:

1. Fewer corner units with double exposure.

2. Reduced ground-level Common Areas and planting area.

2

3

4

5

6

7

DRAWING KEY:

GARAGE

WASTE/RECYCLING AREA

BIKE RACK

STORAGE/MECHANICAL

DRIVEWAY

COMMON AMENITY AREA

UNIT

COMMON ROOF DECK

1

N
8
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December 21, 10 AM

P.O.Box 199

ROSLYN WASHINGTON   98941

ANDREWS  &  ANDREWS

andrewsandrews.com

N

December 21, 12 PM December 21, 2 PM

June 21, 10 AM June 21, 12 PM June 21, 2 PM

March/September 21, 10 AM March/September 21, 12 PM March/September 21, 2 PM

DEVELOPMENT CONCEPT 3:
Shadow Studies
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LANDSCAPE CONCEPT 1

Landscape Plan Concept 1 (2 Similar)

P.O.Box 199

ROSLYN WASHINGTON   98941

ANDREWS  &  ANDREWS

andrewsandrews.com
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Landscape Plan Concept 1 (2 Similar)

P.O.Box 199

ROSLYN WASHINGTON   98941

ANDREWS  &  ANDREWS

andrewsandrews.com

LANDSCAPE CONCEPT 1
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LANDSCAPE CONCEPT 3

Landscape Plan Concept 3

P.O.Box 199

ROSLYN WASHINGTON   98941

ANDREWS  &  ANDREWS

andrewsandrews.com
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DEPARTURES

CONCEPT 1:

PERTINENT CODE SECTIONS

A. Setbacks and Separations (SMC 23.45.518.I)

Unenclosed decks and balconies may project into
required setbacks, if:

1. No closer than 5' to any property line

2. No more than 20' wide

3. Separated from other decks and balconies on the same
facade by a distance equal to at least 1/2 the width of the
projection.

B. General Amenity Area Requirements (SMC
23.45.522.D.4)
Private Amenity Areas:

a. No minimum dimension, except that if a private
amenity area abuts a side lot line that is not a side street
lot line, the minimum horizontal distance measured
from the side lot line is 10'.

P.O.Box 199

ROSLYN WASHINGTON   98941

ANDREWS  &  ANDREWS

andrewsandrews.com

NORTH PROPERTY LINE

104 SF

18'-6"

141 SF

18'-0"

REQUESTED DEPARTURE:

Private Decks on north side may meet basic
Setback and Separation requirements of SMC
23.45.518.I, rather than the more restrictive
General Amenity Area requirements of SMC
23.45.522.D.4.

The design goal is to maximize interior area of
north side units. Cantilevered corner decks allow
light from two sides, reducing the need for extra
space at the interior lot line. Conceptually,
center-unit exterior decks are simply recesses in
the code-compliant exterior wall. Requiring a 10'
separation at these locations would bury these
spaces back into the building mass, reducing
access to natural light.

CONCEPT 3:

PERTINENT CODE SECTION

Structure Height: Rooftop Features (SMC 23.45.514.J)

2. Open railings, planters, greenhouses not dedicated
to food production, parapets, and firewalls on the
roofs of principal structures may extend 4 feet above
the maximum height limit set in subsections A, B, E,
and F of this Section 23.45.514.

REQUESTED DEPARTURE:

The parapet wall above fourth-story unit entries on
the south side may exceed maximum parapet
height by 4', not to exceed 10' in width.

The design goal is to use a stepped parapet to
visually emphasize points of entry below, in the
manner of many historic brick apartment buildings
in the area.

Private Balcony Plans (Floors 1-4)

10'-0" Max.
Stair Penthouse
Beyond

Lower Parapet

Upper Parapet

Partial South Elevation
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