PROPOSED NEW RESIDENTIAL CONSTRUCTION PROJECT
|4 West Roy Street, Seattle, WA

PROJECT OVERVIEW:

The proposal for 14 W. Roy Street is to create a multi-family and commercial
development that looks forward to the activity and density proposed in the
Uptown Framework Plan (UDF) as the future for this essential part of Seattle’s
urban fabric.

The proposal envisions street front retail along W. Roy Street and onto st Ave.
W, a street of small live/work apartments and a garden terrace on W. Queen
Anne Driveway. The upper floors will contain a second story of commercial
offices with residential apartments above. Parking is underground.

The project massing will embrace the unique form and character of the site: The
transition between residential and the commercial/cultural neighborhoods of
Uptown, the prominent SE corner and the curving form of W. Queen Anne
Driveway.

In advance of the Uptown district-wide rezone, a site-specific rezone to NC3-85'
Is proposed.
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PROJECT SUMMARY

The approximate building program is:

Residential Apartment Units: 91,000 SF 108 Units
Live/VWork Spaces 5,800 SF 8 Spaces
Office Lease Space 9,300 SF

Commercial/Retail Lease Space: 6,400 SF

Parking: 129 Stalls

Proposed Structure Height: 85’ Height

Proposed Stories 8 stories

LAND USE DATA

Current Zoning NC3P-40
Proposed Contract Rezone NC3P-85 (consistent with 2015 Uptown
Urban

Design Framework, Seattle of Planning and Development)

PROJECT TEAM

R&A Development, LLC is the owner of the proposed project and they
have been the owner of the property at 12 & 14 W. Roy Street for over
30 years. During this time they have been actively engaged in the future
of the Uptown neighborhood, as an example, they were among those
instrumental in the creation of the Counterbalance Urban Qasis.

The Metropolitan Companies is the developer of the proposed project.
The Metropolitan Companies specializes in real estate development and
construction management. They have worked on two prior projects
with the project owner and are currently working with the project
architect on two other Seattle developments.

The project architect is Johnson Architecture + Planning, LLC, a
Belltown-based firm led by Stevan Johnson, project architect. They have
extensive experience in multi-family and mixed use development with a
focus on creating livable, walkable urban environments and designing
structures that integrate into their urban context.

Landscape architecture and public space design will be provided by
Karen Kiest, Landscape Architects. Karen Kiest's firm is located in
Uptown, and she has been very active in developing the Uptown Urban
Design Framework plan.  She sits on the Uptown Alliance UDF
subcommittee. Karen Kiest is very well regarded for her elegant urban
street and park design work.

SITE CONTEXT

The site is located at the base of Queen Anne Hill, and is in both the “Heart of
and "Uptown Park" Character Areas per the Uptown Design
Guideliness and the Uptown Urban Design Framework (UDF) Plan. The site is
characterized by its unusual shape and topography as well as its transitional
position between the commercial district to the south and east and the
residential district to the north and west. The site is located close by the

Uptown”

Northwest corner of Seattle Center

Development Objectives | Ol

The nearby development is typically low-rise, with recent development
introducing mid-rise structures. The Uptown Park area is characterized by mid-
rise residential buildings, many of which are mid-20" Century masonry
buildings identified as “character” buildings in the UDF. The Heart of Uptown
serves as a transportation 'cross-roads' for Uptown and is the neighborhood
'center'.
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Current Zoning Map
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PROPOSED SITE-SPECIFIC CONTRACT REZONE

The proposed development is based on a site-specific rezone from
NC3P-40 to NC3P-85.

The site is currently zoned NC3P-40, a low-rise commercial zone with a
pedestrian district overlay allowing both commercial, office, retail and
multi-family residential uses outright. The proposed rezone has no
change in permitted uses, and is specifically directed to increasing the
site density through changes in FAR and structure height.

As shown on the zoning map (see page 2), the area immediately uphill
to the north is zoned MR, with a 60" Base Height Limit. To the south
and west the zoning is NC3-40. To the south and east the zoning is
NC3P-40. To the northwest, the zoning is LR3 with a 40" height limit.

There are several buildings near the site that are non-conforming as to
zoned height limits, including;

* The Bayview- | I' W.Aloha St.
9-11 stories
100" avg. height
In adjacent MR zone
* The Queensborough- 1001 Olympic Way W.
7-9 stories
85" average height
LR zone
* Olympic West- I 10 West Olympic Pl
9 stories
90’ average height
LR zone

The proposed rezone is compatible with the recommendation of the
Urban Design Framework plan developed by the Uptown Alliance and
the Seattle Department of Construction and Inspections (formerly the
DPD) and is compatible with the intent of the proposed district wide
rezone being considered by the City of Seattle planning office thru the
EIS process.

Zoning Analysis | 03

PROJECT SITE: 14 W Roy St

> - & g
3 < 2 . 2 WHIGHLANDDR 2 2 Z z HIGHLANDDR %
(@) B w =z g
,,5 =4 = E (o] (=] - > s 2z =z = z
9, w x Z > < z > 5 ¢ o g
S W PROSPECT ST g =z g s 5 S z 2 =
- w < & = w
0 R0 1 D) = S
% i, Wp W %‘ b = WARD ST L z w >
(= i v <
8 .; g 5 E
i
W OLYMPIC PL
60’- 85 - 160’ 407 -65' =160’ z
= S
VALLEY ST g : VALLEY §T <
ROY ST E - i
40’ - 85: -160° E E ROY ST -
-
Qt«ﬁ MERCER §T
B MERCER ST
=
g m—:PuazL
g
W HARRISON ST g x
65~ 85 - 160" =
: =
g
: < W THOMAS ST <
Neighborhood Commerical THOMAS ST "
to Seattle Mixed Zoning 3 [ 8 g g
% 85’-125f=160" &
D, % =z <
oY w
%‘- 2 JOHN ST JOHN §
'3;:, [
N 40’ - 85'- 160'— & % DENNY 1
& %6' é‘k % v, 4‘?’ s
P b
%, 7 * ® % M | e % %
9, < L, 7 A Moy Q% &/ L)
e Vi & T (S SR R o B R U

Alternative Height Scenarios (Height increases subject to affordable housing requirements and other public benefits)

September 24, 2016 Department of Planning and Development City of Seattle Image from Uptown UDF draft plan- October 6, 2015

PROPOSED DISTRICT WIDE REZONE

The city of Seattle planning office is currently considering a district wide rezoning of the Uptown Neighborhood. This plan is based on the Uptown Urban Design
Framework published in the fall of 2015. The proposed rezone is the subject of an EIS had its scoping process completed in 2015 is now being prepared by the
City. The EIS will be considering height alternatives for the subject site of 40" (no action alternative), 85" and 160’ structure heights under the Seattle Mixed (SM)
land use designation. The SM zone permits similar uses to the NC zone, including all uses proposed for the subject site under the pending contract rezone

application.

|4 West Roy Street Seattle WA 98119 | DPD Project #3022847 -West EDG Meeting on April 6th , 2016



04 \ Existing and Proposed Zoning

PROPOSED CONTRACT REZONE

The current zoning of the site is NC3P-40, as shown on the map below. This site is in a
pedestrian overlay with W. Roy Street identified as a Class Il pedestrian street.

As previously noted, the Department of Planning and Community Development (formerly
DPD) is preparing an EIS to study the impact of a district rezone to SM 85 and 160.

NC3-40 LR 3 NC3P-40

MR (60)

QUEENSBOROUGH
BAYVIEW

EXISTIN(E ZONING _

JOHNSON

ARCHITECTURE
& PLANNING LLc

R&A DEVELOPMENTS LLC

The proponent is preparing an application for a contract rezone of the site to NC3P-85, with
no change to the pedestrian classification or other requirements of that zone. The generalized
massing of the contract rezone is shown on the maps and the north/south and east/west

sections through the site, which demonstrate the proposed height in context with adjacent
existing structures and zoning.

CONTRACT
NC3-40 —— LR 3 REZONE MR (60)
NC3P-85 QUEENSBOROUGH

BAYVIEW

==

CONTRACT REZONE with CURRENT ZONING
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06 | Context & Site Access

SITE ACCESS LEGEND:

Uptown Neighborhood Boundary —————

= |

Uptown Park Character Area
Heart of Uptown Character Area.

Main Street Commercial Corridor

|

W. OLYMPIC PL.

Bus Traffic
Bus Line

One Way Traffic

PROJECT SITE:

BUS
STOP

®

12 & 14 W, Roy St.

W.ROY ST.
UDF POTENTIAL
GREEN STREET

2ND AVE. W

7

MAJOR UPTOWN NODE

JOHNSON

RRRRRRRRRRRR

R&A DEVELOPMENTS LLC

5/// .

QUEEN ANNE AVE. N I

IST AVE.N

702000000
Z 4

KINNEAR PL. PARK

COUNTERBALANCE
URBAN OASIS

BASE OF QUEEN ANNE HILL



I 10 West Olympic Pl.
Olympic West
Apartments

I'15W Olympic Pl

Del a Mar Apartment Building, c.
1909

Apartments- Designated
Landmark

101 W Olympic P!
The Queensborough
Apartments

714 Ist Ave W
Apartments

100 W Roy St
On The Boards Theatre
Office Building

25W Roy
Del Roy
Apartments

I'I'W Mercer
Apartments
Proposed Development

Vicinity Map Analysis | 07

I'1' W Aloha St
Bayview Manor —
Retirement Facility

800 Queen Anne Ave N
Val Anne Apartments, c.
1958

48 Units

City of Seattle Park:
Kinnear Place

City of Seattle Park:
Counterbalance Urban Oasis

CURRENT USES

. Proposed Project Site

Single Family Residential

Multi-Family/ Mixed Used Residential

Religious

Public Park

Restaurant

Retail/ Office/ Business

Hotel

Historic Landmark

. Future Development/ Under Construction

|4 West Roy Street Seattle WA 98119 | DPD Project #302284/ - West EDG Meeting on April 6th , 2016






9 Block Area | 09
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10 | Streetscapes
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PROJECT SITE:
4 WEST ROY STREET
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12 | Streetscapes

PROJECT SITE:
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PROJECT SITE:
4 WEST ROY STREET
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14 | Site Context & Analysis

NEIGHBORHOOD CONTEXT

The project site is located at the base of Queen Anne hill and is clearly associated topographically
and functionally with the Uptown neighborhood.

The adjacent streets are all low to very low traffic volume, with the complicated, offset Roy St. and
Queen Anne Ave intersection forming a distinct change in traffic volume and direction.  W. Roy St.
continues only a few blocks to the west, | Avenue W is a dead end and the one-way Queen Anne
Driveway connects only to the north to Olympic Way.

Transit access is very good on nearby streets, but only one Metro Route runs past the site.

Two small parks are located near the site, the Counterbalance Urban Oasis and Kinnear Place Park.
There are no protected views from either of these parks.

The buildings directly to the north, due to the topography and to their individual bulk and height,
form a backdrop that is of a significant scale.

THE IMMEDIATE CONTEXT

W. Roy Street: The site along W. Roy St. forms the NW Queen Anne Driveway: Queen Anne Driveway is a unique urban It Avenue W.: The extension of |t Ave. W. is an extremely
corner of the Uptown commercial district with small retail street in the core of Seattle, clearly from a different era of urban quiet, narrow, cobbled street ending in a public staircase to the
businesses, a clothing wholesaler and parking lot. Across the development. This narrow, winding one-way street leads from W. north.  There are low-rise, multi-family buildings on the west
street there is the parking lot for small convenience store strip Roy Street up to Olympic Way W. It leads past the small Kinnear side and a converted residence nestled in a copse of trees on
and, to a mid-century masonry apartment residence. Place Park and the landscaped grounds of the Bayview Retirement the northwest corner of the subject site. The cobblestone

. _ _ Community on the North. A narrow sidewalk leads past parking paving is a historic feature that is required to be protected
W. Roy Street is not designated as a Class | Pedestrian street, and warehouse access on the subject site. and repaired in kind as required.

but is certainly a contributor to the pedestrian character of
the Uptown, linking Uptown Park to the retail core.

JOHNSON | g A DEVELOPMENTS LLC

ARCHITECTURE
& PLANNING LLc
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6. KINNEAR PLACE PARK & BAYVIEW RETIREMENT
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16 | Design Guideline Cues

CONTEXT & SITE
CS-1 Natural Systems & Site Features

C.Topography
2. Elevation Changes: Use the existing site topography when locating structures and open spaces
on the site. Consider "stepping up or down” hillsides to accommodate significant changes in
elevation.
The building will use the existing site topography, there will be steps up to ...

CS-2: Urban Pattern & Form

C. Relationship to the block
|. Corner Sites: Corner sites can serve as gateways or focal points; both require careful detailing at
the first three floors due to their high visibility from two or more streets and long distances.
Because of its location the building will be a very focal point. Lower levels will be treated with
storefronts and commercial activity.

Uptown Supplemental Guidance CS2

I. Responding to Site Characteristics
i. Throughout Uptown new developments should, to the extent possible, be sited to further
contribute to the neighborhood's pedestrian character.
Small retails on W. Roy St. will improve pedestrian experience. The building will setback 4' on
Queen Anne Driveway increasing the sidewalk width to create a continuous green pedestrian
street. At |st Ave W the building will interact with the public with outdoor dining.

II. Streetscape Compatibility
iv. In the Heart of Uptown character area new development should provide when possible: a
widened sidewalk through additional building setback at street level; or retail facade design with
panels, sliding doors or other features that allow generous openings to the street.
The proposal includes a 4" setback on Queen Anne Driveway to widen the existing 6' sidewalk
and provide street trees. On W. Roy St. the retail facade will provide generous openings on the
storefronts to the street.

lll. Corner Lots
i. Generally, buildings within Uptown should meet the corner and not be set back.
The building will meet the corner and will not set back.

IV. Height, Bulk and Scale Compatibility
iii. In the Uptown Urban character area larger massing units and less modulation are appropriate,
provide they are carefully designed, with quality materials.
Any large massing units will be provided with modulation of decks, balconies, terraces and will
include quality materials through the project.

CS-3: Architectural Context and Character

Uptown Supplemental Guidance CS3

I. Architectural Context
The Uptown Park character area emphasizes the notion of historic continuity—the relationship of
built structures over time.
The proposed materials will reflect the warm masonry of the Uptown Park neighborhood
buildings, with details and patterns that reflect masonry craftsmanship.

PUBLIC LIFE
PL-I: Connectivity

Uptown Supplemental Guidance PLI

I. Streetscape Compatibility
i. Site outdoor spaces in accordance with the location and scale of adjacent streets, buildings, and
uses.
On Queen Anne Driveway the proposal includes a 4' setback to widen the sidewalk and provide
street trees for a green pedestrian street. The live/work units will have recessed entries with built
landscape at street level.

Il. Landscape to Reinforce Design Continuity with Adjacent Sites
i. Within the Uptown Park character area, streetscape improvements should include a consistent
landscaped planting strip between the sidewalk and the street as consistent with the historic
pattern in the area.
Planting strip will be maintain on Ist Ave W.

PL-2:WValkability

C.Weather Protection
3. People-Friendly Spaces: Create an artful and people-friendly space beneath building canopies by
using human-scale architectural elements and a pattern of forms and/or textures at intervals along
the facade.
There will be canopies at each small retail on W. Roy St. and will include human scale signs beneath
them.

Uptown Supplemental Guidance PL2
I. Entrances Visible from the Street
Throughout Uptown, major entrances to developments should be prominent.
Main entrance at W. Roy st. will be prominent with the address and name located at the entrance.

PL-3: Street Level Interaction

B. Residential Edges
3. Buildings with Live/Work Uses: Maintain active and transparent facades in the design of live/work
residences that are required to orient the nonresidential portions of the unit toward the street.
Live/work units will have storefronts at the facade and the non residential portions will be toward
the street.

Uptown Supplemental Guidance PL3

I. Human Activity
i. A top priority within the Heart of Uptown character area is to promote active, customer-oriented
retail storefronts at street level.
Customer-oriented retail storefront will be provided at W. Roy St.

iii. Throughout Uptown encourage outdoor dining.
Outdoor dining will be located on st Ave W. close to the corner with W. Roy St.

Il. Transition Between Residence and Street
ii. Where the incorporation of decorative gates and fencing may be necessary to delineate between
public and private spaces, these features should be softened by landscaping where feasible.
On Queen Anne Driveway there will be a soft fence and landscape within a setback to provide a
transition from public to the private terrace.

JO HNSON R&A DEVELOPMENTS LLC

ARCHITECTURE
& PLANNING LLc



DESIGN CONCEPT
DC-I: Natural Systems & Site Features

C.Parking and service uses

|. Below-Grade Parking: Locate parking below grade wherever possible.
4 levels of parking below grade will be provided.

DC-I: Architectural Concept

Uptown Supplemental Guidance DC2
I. Architectural Context

i. The Uptown Park and Heart of Uptown character districts prefer an architecture that emphasizes
human scale and quality, detailing and materials, and that remains compatible with the existing
community. Generally, the following architectural features are encouraged during the design review
process:

a. Increased architectural detailing;

b. Individualized storefronts;

¢. Substantial window detailing and recessed windows;

d.Variations in roofline and additional roofline detailing, honest parapet lines with built-up cornice;
and

e. References to historic architectural styles found in the area including art deco, and the unique
styling of Worlds-Fair-era Seattle.

Individualized storefronts, setbacks, window bays and/or balconies are part of the overall
architectural concept as well as recessed entries along Queen Anne Driveway.
The building will utilize brick as a reference of historic architectural style.

lll. Human Scale

iii. The use of exterior canopies or other weather protection features is favored throughout the
district for residential and commercial uses.
The building will have canopies and recessed entries as weather protection features.

DC-3: Open Space Concept

Uptown Supplemental Guidance DC3
I. Landscaping to Enhance the Building and/or site

Throughout Uptown, but especially within the Uptown Park character area, landscaping should be
substantial and include a variety of textures and colors, to the extent possible.

There will be new street trees along Queen Anne Driveway and W. Roy St. and a street strip on
I'st Ave W.

The proposal also includes a 25" wide landscaped terrace that leads to the 2nd floor offices and
live/work from Queen Anne Driveway.

Uptown Supplemental Guidance DC4
Ill. Commercial Signage

Throughout Uptown tasteful signs designed for pedestrians (as opposed to passing vehicles) are
preferred.
Appropriate human scale signs at commercial spaces at W. Roy St. will be provided

|4 West Roy Street Seattle WA 98119
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WEST ROY STREET-FRONT

The W. Roy Street frontage should be designed
for the pedestrian experience, making a
welcoming connection from the Uptown Park
residential neighborhood to the active Heart of
Uptown commercial district.

We see W. Roy Street as a row of small retalil
and food service storefronts with individual
entrances and weather protection leading to the
It Ave. W cul-de-sac and the On The Boards
theater.

The southwest corner retail space will help turn
the corner onto the | Ave W cul-de-sac, as will
plantings and street trees.

The main pedestrian entrance is placed along W.
Roy Street, in a setback that provides a
landscaped break in the streetscape and helps
reduce the apparent massing of the building.

R&A DEVELOPMENTS LLC

| 8 ‘ Inspiration & Response to Design Guidelines

QUEEN ANNE AND ROY CORNER

The southeast corner of the building will have a
prominent position at the base of the
Counterbalance, with open views of the
structure framed by the shifting alignment of Roy
Street, Counterbalance Park and Kinnear Place
Park.

We see this corner as a strong architectural
masonry element, allowing the building to step
down toward the Uptown Park neighborhood
to the west and curve away to the northwest up
W. Queen Anne Driveway.

The scale of this strong corner element should
be in character with the proposed future
Uptown development guided by the Uptown
Framework plan.

The ground level should be a glazed storefront,
welcoming to pedestrians.

South East Corner Masonry/Glass

W. QUEEN ANNE DRIVEWAY

West Queen Anne Driveway is a rare, almost
unknown street in Seattle.

As a pedestrian connection it is as important as
a vehicular route. The preferred design
approach is to line the Driveway with six live/
work apartments curving up the hill. The
apartments will have individual recessed
entrances directly off the sidewalk.

At the northwest corner of the site, we propose
a 25" wide landscaped terrace leading to the
second story office and live/work apartments.
This green terrace will also provide a significant
setback to the apartments at 714 [t Ave.W.

The bay windows will provide rhythm and scale
along the Driveway. The top floor will be
setback from the floors below to reduce the
sense of mass.

The materials on this facade are proposed to be
masonry with metal on the bays and upper
story.

The proposal includes a 4’ setback to widen the
existing 6’ sidewalk and to provide street trees,
creating a continuous green pedestrian street
with the Kinnear Park and Bayview landscaping,
up to It Avenue W.

Live/Work Terrace

E —
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15T AVENUE W. STREET-SCAPE

With the 'On The Boards' building, classic
apartments and the graceful stair up to lower
Queen Anne, It Avenue W offers a quiet,
urbane tree-lined oasis.

We propose to provide new street trees and
plantings along the east side of the street, and
return the retail space on the southwest corner
onto | Avenue W. Due to steep site grades,
outdoor dining, while desirable may have
challenges.

While the driveway for our on-site parking is
located on [t Avenue W, the volume of cars
should remain quite low, at 30 to 40 peak hour
trips.

=4 e e

Textured Pedestrian Enviroment

UPTOWN & UPTOVWN PARK CONTEXT

Inspiration & Response to Design Guidelines \ |9

ROOFSCAPE /VIEW FROM ABOVE

and CHARACTER

The Uptown Park neighborhood has a mixture
of residential architecture with a number of
classic three- and fourstory masonry multi-
family structures.

The proposed materials will reflect the warm
masonry of these buildings, and look for
opportunities to incorporate details and patterns
that reflect masonry craftsmanship.

At the same time the project site also links
directly to the Heart of Uptown. Thus we look
at this structure as a transitional one, with a
larger scale for windows and proportions,
looking to the Uptown commercial district for
context.

Streetscape Amenities

There are several large structures above the
project site on Queen Anne Hill that have the
potential to look over and across the proposed
building’s roofscape.

Several terraces should mitigate this overview,
including a large roof terrace on the western
portion of the roof, the street trees along the
Driveway and the Second Floor terraces on the
northwest portion of the site.

Non-reflective roofing material and an
uncluttered roof surface are also design goals.

Courtyard

|4 West Roy Street Seattle WA 981 19
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Materials | 2|

Glass detailing at W. Roy St. facade
Steel Details at W. Roy St. fagcade

Metal Siding Colors
Patterned Masonry

_“m_“__ Al
_“ __“_m“__“ n_ .m__ _.__ “““ ““_"

Metal Bays on Masonry on Queen Anne Driveway
Brick and Punched windows on Queen Anne Driveway

DPD Project #3022847 -West EDG Meeting on April 6th , 2016
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Concept Options Massing Alternatives | 23

OPTION |- CODE COMPLIANT

FAR: 5.72

GSFTOTAL: 173,000 sqf

UNITS/PARKING COUNT: 109 units, 103 parking stalls

PROS

Wider sidewalk along Q.A. Driveway

Massing allows a unique urban streetscape along Queen Anne Driveway
Massing allows SW corner to reflect visibility of site from “Heart of Uptown"
Massing allows for future widening of Queen Anne Driveway into a two-way
arterial

5. Scale of building in context with structures to the north and west and with
proposed district-wide rezone

HwnN —

CONS

I. 19" wide sidewalk setback on Q.A. Driveway until street widening occurs is not
pedestrian scaled

2. Limited setbacks from property on the NW corner of the block.

3. Minimized upper story setbacks in order to achieve allowable F

OPTION 2

FAR: 5.76

GSFTOTAL: 172,000 sqf

UNITS/PARKING COUNT: 101 units, | 24 parking stalls

PROS

I. Wider sidewalk along Q.A. Driveway

2. “T" shape allows small landscaped courtyards off Queen Anne Driveway

3. Massing allows SW corner to reflect visibility of site from “Heart of Uptown”

5. Scale of building in context with structures to the north and west and with
proposed district-wide rezone

CONS

I. Limited setbacks from adjacent property's south property line
2. Minimized upper story setbacks in order to achieve allowable FAR

|4 West Roy Street Seattle WA 98119

OPTION 3 - PREFERRED

FAR: 5.62

GSFTOTAL: 170,000 sqf

UNITS/PARKING COUNT: 108 units, | 29 parking stalls

PROS

|. 4" wider sidewalk along Q.A. Driveway allows street trees and quiet pedestrian
environment
2. Upper level setbacks at south and west reduced bulk and scale
2. The west setback allows a landscaped courtyard off Queen Anne Driveway
3. Massing allows SW corner to reflect visibility of site from “Heart of Uptown”
5. Scale of building in context with structures to the north and west and with
proposeddistrict-wide rezone

CONS

I. Limited setbacks from adjacent property's south property line

2. Minimized upper story setbacks in order to achieve allowable FAR

3. Limited upper floor setbacks create more abrupt massing change with the
building on the west

DPD Project #3022847 -West EDG Meeting on April 6th , 2016



24 ‘ Massing Option |-Code Compliant

SUMMARY

8-story, mixed use residential & commercial structure
2.5 levels of structured parking below grade

— —

Total Building Area: 173,000 GSF
Total Building Area for FAR: | 17,440 CGSF

/
/

3

e
Al

Residential Area: 91,100 NSF N
Residential Units: 108 Units \
Average Unit Size: 694 LSF

e —
- -
— - —

Live/Work spaces 7,111 NSF /
Office Lease Space 8,896 NSF
Commercial/Retalil 7,100 NSF
Parking 124 stalls

Adjacent
Property:
Apartments

Amenity Area Required 4555 NSF
Amenity Area Provided on Roof 4749 NSF

DESCRIPTION

Option | proposes a mixed-use structure with ground
floor retail uses on the W. Roy Street frontage, ground
floor live/work spaces along Queen Anne Driveway,
one floor of commercial office space and six floors of
for-lease residential apartments. Underground parking
is accessed from |t Avenue W.

Floor
Terrace

Entrance §

The building’s massing follows the irregular shape of
the site, with a property line facade along W. Roy and
a curved wall following the curved Queen Anne Dr.
The facade is setback |3" from Queen Anne Dr.to
allow for the SDOT required width of 66’ for a Class 2
arterial. There are 5" setbacks from the residential
property on the northwest corner of the block.

|ST AVEW

-~ N

X

~—_ = - — - — =

Option : Site Plan SCALE 1132 = 10 D
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Residential

Commercial
Parking
Circulation
Landscape

Southwest CornerView

W, Roy Street

Southeast Corner View Northeast View
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26 | Option |:Plans
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SUMMARY \
8-story, mixed use residential & commercial structure - . \
2.5 levels of structured parking below grade T ”“\)
Total Building Area: 172,000 GSF ya
Total Building Area for FAR: 18,300 CGSF /
Residential Area: 92,500 NSF &
Residential Units: 101 Units g
Average Unit Size: 767 LSF L
-
Live/Work spaces 6,900 NSF N
Office Lease Space 8,600 NSF % - N
Commercial/Retall 7,150 NSF \/l//7
Parking 124 stalls \‘/l//l/ -
. . Adjacent \xf\/é) AN
Amenity Area Required 4618 NSF Property: -7\ ) N
Amenity Area Provided on Roof 4767 NSF Apartments \ %\ N
Roof \\i N
Terrace 2 . \’7/,_ \
Terrace \
DESCRIPTION | \
2
Option 2 proposes a ‘“T"-shaped mixed-use structure M
with ground floor retail uses on the W. Roy Street ‘ \‘
frontage, ground floor live/work spaces off courtyards . | i \
on the northwest and northeast, one floor of . | i '
commercial office space and six floors of for-lease t [ i | “ \
residential apartments. Underground parking is 4' /*{ l - |
accessed from |st Avenue W, : | : : | '
| | HE
The "“T"-shaped massing allows for private landscaped : : ! : '
courtyards off Queen Anne Dr. The north facade is : : ! Lobby L :
setback a minimum of 4 frorm Queen Anne Dr to | | i i o T, T i |
allow for the installation of street tree pits. There are ¢ \ S ) ) R % . ,'
, . S s _ _ _ P S __ R N EES . S __
5’ setbacks from the south property line of the 2 709 709 ‘ ‘ %ﬁ% N EL 5] 3"
residential property on the northwest corner of the EL. 138.1" \ W ROY ST - N N
block. I N N
[ N
_________________________________________ AT______________________\-____
i N
Option 2: Site Plan SCALE 132" = 10 D
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28 | Option 2:Plans
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Residential
Commercial
Parking
Circulation
Landscape

Southwest CornerView

W. Queen Anne DV‘Ne\Na\/

-

i

Southeast Corner View Northeast View

|4 West Roy Street Seattle WA 98119 DPD Project #3022847 -West EDG Meeting on April 6th , 2016



30 ‘ Option 3: Preferred Concept

SUMMARY

8-story, mixed use residential & commercial structure
2.5 levels of structured parking below grade

Total Building Area: 170,000 GSF
Total Building Area for FAR: 115,500 CGSF
Residential Area: 91,000 NSF
Residential Units: 108 Units
Average Unit Size: 705 LSF
Live/Work spaces 5,800 NSF
Office Lease Space 9,300 NSF
Commercial/Retalil 6,400NSF
Parking 129 stalls

Adjacent
Amenity Area Required 4535 NSF Property.
Amenity Area Provided 6809 NSF Apartments

26'

DESCRIPTION EL. 150.2'

- ——~ —

1L :1 j&j} #_
Second
Floor

Terrace

[

|

|

|

A

|

|

|

|

|

|

|

|
Option 3 proposes a mixed-use structure that conforms :
to the shape of the site. Similarly to the other massing :
options, the building provides ground floor retail uses on |
the W. Roy Street frontage, ground floor live/work spaces *l
|

|

|

4.

|

|

|

|

|

~

24.5'

off courtyards on the northwest and northeast, one
floor of commercial office space and six floors of for-
lease residential apartments. Underground parking is
accessed from |st Avenue W.

[
|
|
IST AVEW

The street facade along Queen Anne Dr is setback a

minimum of 4' from to allow for the installation of street
tree pits. The live/work spaces are provided individual
street entrances. There are landscaped setbacks (approx.
20'wide) from the south and west property line of the
adjacent residential property on the northwest corner of
the block. The landscaped terrace at the northwest
corner provides an at-grade entrance to the 2nd Floor

commercial spaces. Option 3: Site Plan SCALE: 1/32"= 10" @9

~— = - — — — =
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Option 3: Preferred Concept -Plans \ 3
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32 | Preferred Option 3 Model Views

Residential

Commercial
Parking
Circulation

Landscape

Southwest CornerView
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Departures Matrix | 33

CODE SECTION AND REQUIREMENT

PROPOSAL

JUSTIFICATION

SIGHT TRIANGLES (SMC 23.54.030.G):

The code requires sight triangles of 10' on either side of a

driveway.

In lieu of sight triangles, the applicant proposes to use visual
indicators such as mirrors, paving texture and warning signs for
vehicles exiting the parking garage on [t Avenue W.

Due to the presence of the entrance stairs and the retaining
wall for the residential building to the north, the very low
volume of pedestrians on |st Avenue W, and the intent to
maintain |st Ave W. as potential location for street level dining,
the applicant believes that the use of visual signals for autos
exiting the parking garage will provide a better and a safe
pedestrian environment.

1

Per SDQO
trees to be
from dri
tree center
recom

I: Street
7.5" min.
eway to
ine (10"
nended)

IST AVEW

)

{ﬁ;

Adjacent
Property:
Apartments

o

\

Entrance

COMMERCIAL
A:893 sq ft

OPTION | - IST FLOOR

Adjacent
Property:
+ Apartments
Retaining {“ ﬁ
Wall ¢+ TN
=
Garage
Entrance }
SEEEEEEENY CIRC
i STAR
L
e z
< COMMERCIAL
l_ A 1,224 sq ft
v _&fu%'
Y 7
PN

OPTION 3 - IST FLOOR
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Landscaping at Street Level and 2nd Floor \ 35
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36 ‘ Landscaping Street Level Detall
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Landscaping at Roof \ 37

|
o
oﬁ
o
S
S
0
o
)
o
o
ks
all O

[ fire and view and sun

o, [ ap | &

~ privafe ferraces

trees ii | | bench and decking | Barbecue and Seating mounded sedums and view and sun

|4 West Roy Street Seattle WA 98119 DPD Project #3022847 -West EDG Meeting on April 6th , 2016



38 | Shadow Studies MASSING OPTIONS ON SEPTEMBER 21ST

OPTION | OPTION 2 OPTION 3
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Street Width Exception | 39

B AVIEW REQUEST FOR AN EXEMPTION TO STREET
RETIREMENT WIDENING
COMMUNITY-
SENIOR The city is requiring that the |4 W. Roy Street project provide a |3'
WELLNESS setback from W. Queen Anne Driveways current right-of-way to
CENTER accommodate future street widening. The city currently classifies the
KINNEAR street as a Class 2 Arterial.
PLACE PARK
We are requesting an exemption from this requirement, for many
reasons, including the fact that the city has recently altered and
narrowed the intersection with W. Roy Street to serve existing

demands and functions. We are instead proposing a 4" public access
easement along the south side of W. Queen Anne Driveway to

Existing &' wide provide a 10" wide sidewalk with street trees.

sidewalks, typ.

The traffic study prepared for the exemption request, demonstrates
that a widened on Queen Anne Driveway should operate at level of

SDOT required service "E" at the intersection with w. Roy St.

street widening
Existing width
of W Queen
Anne Driveway
Driveway
‘centerline’

Proposing 4'
setback along
W Queen

7 Anne Driveway

Z for enlarging
ROW and
providing street
trees

EAVE. N

IST AVEW

QUEEN A

2-1/2 story
apartment house
714 Ist Ave. W

Demolish existing surface Demolish existing structures @

parking (14 spaces), 12 and 14 W Roy St.
encroaching over west

N property line onto curb

SP
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40 | Attachment A

CITY OF SEATTLE: APPLICATION FOR EARLY DESIGN GUIDANCE

PART || CONTACT INFORMATION émd:::\a:: indicate the site’s zoning and any other overlay designations including any Neighborhood Specific
| Property Address: The site is currently zoned NC-3P 40, with a proposed site-specific contract rezone to NC3P-85". The site is located in
|4 W. Roy Street the Uptown Urban Center and is designated as part of a Pedestrian Area. None of the adjacent street is classified as

Class | Pedestrian Streets.
2. Project Number:

#3022847 The site is identified as part of the Uptown Urban Design Framework as being transitional between the “Heart of
Uptown" and the Uptown Park- North area to the west. The Framework plan identifies W. Roy Street as a Class |l
3. Additional Related Project Numbers: None pedestrian street.  The site is also included in the proposed district-wide rezone being analyzed by the Office of
Planning and Community Development. The site is being studied for rezoning to Seattle Mixed (SM) with potential 85'
4. Owner: Akhil R.Shah and 160’ structure heights.
5 Cpntact Person: Trent Mummgry . 3. Please describe neighborhood development and uses, including adjacent zoning, physical features existing
Firm: The Metropolitan Companies architectural and siting patterns, views, community landmarks, etc.
Mailing Address: 1510 14" Ave.
Seattle, WA 98122 The site is at the base of Queen Anne hill with a significant topographic change beginning at W. Roy Street. The site is
Telephone: 206-234-6543 highly irregular and is quite visible at base of the hill, and is framed by two small parks.
E-mail: trent@metropolitancos.com
The site is transitional between the Uptown commercial areas to the east and south and the multi-family residential
6. Applicant's Name Stevan Johnson areas to the north and west.
Relationship to Project Architect
Directly above the site — to the north and west — are large multi-family residential buildings of 8 to 10 stories and the
7. Design Professional: Stevan Johnson common areas of the Bayvile\lxv Manor senior residence, include childcalre, intergenlerational and Senior Welcome Center.
Firm: Johnson Architecture + Planning, LLC The apartment hous¢ adjoining is almpst completgly screened from view by a m|>.<ed canopy of trees. To the west, W.
Mailing Address: 2124 37 Ave, Suite 200 Roy Street is lined with four-story, brick multi-family structures, many developed in the mid-twentieth century. To the
Seattle, WA 98121 south and east are low-rise commercial/retail buildings, in-filled with recently built contemporary six-story mixed-use
Telephone: 206-448-7580 structures.
E-mail: sjohnson@)j-arch.com

There are no public views across the site to significant features. Local landmarks include the steepness of the Queen

8. Applicant's Signature: Anne Avenue N. hill, the Counterbalance Urban Oasis and the Seattle Center several blocks to the southeast.

Date:
ae 4. Please describe the applicant’s development objectives, including types of desired uses, structure height (approx.),

number of residential units (approx.), amount of commercial square footage (approx.), and number of parking stalls
(approx.). Please also include potential requests for departure from development standards.

PART II: SITE AND DEVELOPMENT INFORMATION

The applicant’s goals are to create a structure that will be an enduring element in the future of the Uptown

I. Please describe the existing site, including location, existing uses and/or structures, topographical neighborhood, being a good neighbor to adjacent properties and reflecting the site’s location adjacent to a very well
or other physical features, etc. traveled location and it's highly irregular configuration and topography. The project will be a combination of for-lease
residential apartments, live/work spaces, commercial lease space and market-driven structured parking. The project will
The site is located at the foot of Queen Anne hill, at the northwest corner of the intersection of W. Roy Street and W. also reflect the transition between the Heart of Uptown commercial area and the multi-family areas to the north and
Queen Anne Driveway. W. Roy St. is a commercial/multi-family residential street. W. Queen Anne Driveway is a west.
narrow, curving, one-way northbound street with a park-like setting. The site also fronts on |t Avenue W, a dead end
street, to the west with multi-family apartments and the On The Boards theater The property incorporates most of The approximate building program is:
the block, with a large residence, converted into apartments on the northwest corner of the block. There are two small
public parks near the site, Kinnear Place Park on the north side of W. Queen Anne Driveway and the Counterbalance Residential Apartment Units: 91,000 SF 108 Units
Urban Qasis across Queen Anne Ave. N. Live/Work Spaces 5,800 SF 8 Spaces
Office Lease Space 9,300 SF
The site has substantial topography, with the low point at the SE corner at W.Roy and [t Ave.W. rising 14’ up to the W. Commerecial/Retail Lease Space: 6,400 SF
Queen Anne Driveway intersection. The grade rises an additional 16" up W. Queen Anne Driveway for a total elevation Parking: 129 Stalls
change of 30. Proposed Structure Height: 85’ Height
There are two commercial structures on the site: A single story retail building at 12 W. Roy, and a two-story Proposed Stories 8 stories

warehouse/office building at |4 W. Roy.
Potential Departures:
) Site triangle alternatives at garage entrance/exit off 1 Ave.W.

JO HNSON R&A DEVELOPMENTS LLC
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[9th AVE LOFTS
|9th Ave - East Capitol Hill

PIKE LOFTS
E. Pike St. & Minor Ave - Capitol Hill

PACKARD BUILDING
|2th Ave & E. Pine St. - Capitol Hill

REO FLATS
| 4th Ave. - Pike/Pine Neighborhood

e —
—

VEER LOFTS
9th Ave & Harrison - South Lake Union

EASTLAKE
Eastlake Ave. E. & Lynn St. - Lake Union

TRACE NORTH
| 2th Ave - Capitol Hill

TRACE LOFTS
[ 2th Ave & Madison St. - Capitol Hill

|4 West Roy Street Seattle WA 98119

Firm Profile | 41

RUBY CONDOS
Eastlake Ave E. & Allison St. - Eastlake

PRESS |l
Belmont Ave & E. Pine St. - Capitol Hill

DPD Project #3022847 -West EDG Meeting on April 6th , 2016
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