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Architect:
ecco design inc.
203 North 36th Street, Suite 201
Seattle, WA 98103
206 706 3937
chip kouba
chip@eccodesigninc.com

Owner’s Rep:
Calhoun Properties
1515 E Calhoun St
Seattle, WA

Survey:
Site Surveying, Inc. 
21923 NE 11th ST
Sammamish, WA 98704
425 298 4412

Parcel No:
2767701535

Development Objective:
Construct a six story 18,000 s.f. con-
gregate residence with approxi-
mately 60 sleeping units and 1,600 
s.f. of communal area. Parking is not 
required and will not be provided.

Site Context:
The project is located on NW 52nd 
street in Ballard, Seattle. The prop-
erty is surrounded by a mix of sin-
gle family residences, multifamily 
and mixed use residential/commer-
cial buildings. A six story multifamily  
building lies on the east abutting lot 
and a four story mixed use residen-
tial/commercial building lies on the 
west.  Across the street is a five story 
multifamily apartment complex. A 
large Swedish medical campus ex-
ists across from 17th ave NW and the 
Lake Washington Ship Canal is only 
several blocks in the southern direc-
tion.
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1PROJECT DESCRIPTION

Ecco Architecture and Design responses to the “Content” portion of the “Review 
/ comments for submittal meeting packet” dated May 6, 2016 provided by Josh 
Johnson, SDCI Land Use Planner (3022986)

Content and Packet Requirements (ecco responses in italics)

Move the communal area to the street and the trash area to the rear of the 
site.  The dumpster can be wheeled to the front of the property and placed 
on a staging pad.

Per our telephone conversation the trash will remain towards the front 
(south end) of the property due to the existing grade change of approxi-
mately 9 feet from the street to the rear of the property.  The intent is to 
maintain the existing grading, which nestles the building into the site, and 
ties in with neighboring properties and the neighborhood.  Locating the 
trash in the rear would require extensive shoring and retaining wall systems 
running from the front of the property to the rear.

The temporary load/unload area should be removed to provide more landscaping 
along the street.  SDOT may allow designation of a load/unload space on the street.

Temporary load/unload has been removed and will be landscaped.

Show curb lines and street trees on the ground level plan, not the basement.

The basement has been relabeled basement / ground level for clarity.  The basement 
floor will be approximately at the same elevation as the sidewalk, thus this informa-
tion is shown on this level.

The two-story lobby of Option B should be incorporated in the Option C.

Per our telephone conversation, a first floor amenity area has been added to the 
street side and will be treated with exterior elements so that the lobby / public space 
is a two story space

Break up the front façade into two distinct elements, split by the hallway.  Vertically 
integrate the 6th floor into the design as the project develops past EDG.

Break up has been revised.  Floor six is only a fire access stair penthouse.

Show the 6th floor plan for Option C.

Floor / roof plan has been added.  Floor six is only a fire access stair penthouse.

Show the 6th floor plan on Option C page 9 and 18.

Floor / roof plan has been added.  Floor six is only a fire access stair penthouse.

Packet Requirements:

 2.0 Cover

  Cover updated to show meeting type

 4.0 Context analysis

  New Axonometric can be found on page 6 

	 5.0	Existing	Site	Conditions

  New Tree report can be found on page 9

	 6.0	Site	Plan

  New site plan can be found on page 22

	 7.0	Zoning	Data

  Development Standards can be found on page 2

	 8.0	Design	Guidelines

  Design guidelines can be found on page 10

 9.0 Architectural Concepts

  Relation to neighborhood can be found on page 4



Zone:    C1-65
Overlay:   Ballard (Hub Urban Village)
Frequent transit:  Yes
ECA:    None
23.47A.013 Floor area Ratio:
FAR Limit:   4.25
Lot Area:   5,000 s.f.
Max. Floor Area:  21,250 s.f. 

23.47A.005 Street-level uses:
The site is not in a pedestrian-designated zone, nor located on a prin-
cipal arterial, therefore no limit on the percentage of residential use at 
street-level.

23.47A.008 Street-level Development Standards:
Blank segments may not exceed 20 feet in width. Total of all blank seg-
ments may not exceed 40% of the street-facing facade. The floor of a 
dwelling unit or sleeping unit shall be at least 4 feet above or below side-
walk grade or set back 10 feet from sidewalk. Visually prominent entry.

23.47A.012 Structure height:
65’ base height limit

23.47A.014 Setbacks:
None required.

23.47A.024 Amenity area:
5% of the total gross floor area of residential use required

23.47A.016 Landscaping & Screening:
Green Factor of 0.3 or greater is required.

23.47A.022 Light and glare:
Exterior lighting shall be shielded and directed away from adjacent prop-
erties.

23.54.015 Parking:
None required

ZONING ANALYSIS
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EXISTING USES IN NEIGHBORHOOD

Project Location
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 The project site is located on NW 52nd street in Ballard 
adjacent to 15th ave NW, a primary road that connects Bal-
lard to it’s southermost landmass via the Aurora Bridge; This 
places the site at the center of a growing and active commu-
nity that focuses mainly on multi family and mixed use devel-
opment. The local area puts an emphasis on providing ame-
nities for pedestrian traffic, and is continuing to manifest this 
concept through its newer developments. The neighborhood 
is dynamic day and night.

 From the Ballard Historical Society: “In Ballard, you’ll find 
a microcosm of Pacific Northwest history, tradition and archi-
tecture. Bordered by Puget Sound, Shilshole Bay and Salmon 
Bay, Ballard has a rich history filled with maritime connections. 
Originally home to mill workers, fishermen and boat builders—
many of whom emigrated from Scandinavia—Ballard was a 
separate city until annexed to Seattle in 1907. Today Ballard 
maintains its character as a small town within a big city, bless-
ed with varied architecture and a notable Historic Landmark 
District”

PROJECT SITE
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Material variety, balconies for scale, 
different materials at street level, density 
adjacent to open space.

Modern material palette and use, and trans-
parent ground level indoor outdoor spaces 
blend and invite visual and experiential enjoy-
ment to the neighborhood.

Traditional architectural grids and ma-
terials, mixed with modern materials.
public/private amenity.

Vertical architecture massing and density 
is being added all along 57th. Pedestrian 
scale elemens and a variety in materials 
add street level interest.

57th street has a massive focus on pedes-
trian life, which is demonstrated through 
its use of buildig entries and softscape. 
Building entries add interest and width to 
the sidewalk.

High density multifamily units are sprouting 
up in the area; this one can be found on the 
abutting lot on NW 57th street

The uniqueness of the historical distric adds 
traditional materials and proportions to the 
areas palette.
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SITE VIEW FROM WEST
NW 52ND STREET

SITE VIEW FROM EAST
NW 52ND STREET SITE VIEW FROM EAST

NW 51ST STREET

FRONT VIEW OF SITE
NW 52ND STREET

VIEW ACROSS SITE
NW 52ND STREET

VIEW BEHIND SITE
NW 53RD STREET
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PROS:
 Prominent pedestrian entrance
 Trash/recycle service door hidden from sidewalk view
 Lobby prominent at sidewalk level
 Amenity Spaces attached to indoor communal areas
 Exterior access to bike parking
 Facade modulation
 Sleeping units facing street (“eyes on the street”)
 

CONS:
 None

DEPARTURES:
 None

PROS:
 Clear entry 
 Main pedestrian entrance off street level
 Facade modulation
 Deck near street level

CONS:
 Least units
 Not code compliant
 Prominent trash/recycle service door
 Street-facing stairwell

PROS:
 Code compliant
 Main pedestrian entrance off street level
 Multiple decks visible from street
 Facade modulation
 Most units
 Patios on street level

CONS:
 Prominent trash/recycle service door 

GROSS FLOOR AREA:  19300 sqft.
SLEEPING UNITS:   62

GROSS FLOOR AREA:  19390 sqft.
SLEEPING UNITS:   58

GROSS FLOOR AREA:  18044 sqft.
SLEEPING UNITS:   61

OPTION A OPTION B OPTION C
P R E F E R R E D

DEPARTURES:
 None

DEPARTURES:
 None
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SERVICE AREA
MECHANICAL, BIKE PARKING, GARBAGE

COMMON AREAS
KITCHENS, DECKS, LOUNGES

SLEEPING UNITS
STANDARD & ACCESSIBLE UNITS

BUIILDING ENTRY
FRONT LOBBY AND/OR OUTDOOR ENTRY

OPTION A

ELEVATION FACING NORTH
FROM 52ND ST

STREET LEVEL FROM SOUTHWEST 52ND ST
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PARCEL NO.

276770-1540
PARCEL NO.

276770-1530

PARCEL NO.

276770-1495 PARCEL NO.

276770-1500

PARCEL NO.

276770-1505
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SLEEPING ROOM

KITCHEN 

LOUNGE/BALCONY

# of units

Total sqft.
Dwelling sqft.
Communal sqft.
 Required:
Amenity sqft.
 Required:

62

19,310
11,090
1,866
1,664
1,207

966

N
  O

  R  T  H

FLOORPLANS

BASEMENT/GROUND LEVEL FLOOR 1 FLOOR 2-5

AMENITY AREA
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STREET LEVEL FROM SOUTHWEST
FROM 52ND ST

STREET LEVEL FROM NORTHEAST
FROM 53RD ST & 15TH AVE NW

STREET LEVEL FROM SOUTHEAST
FROM 52ND ST & 15TH AVE NW

STREET LEVEL FROM NORTHWESTWEST
FROM 53RD ST
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DEC 21, 4PM

DEC 21, 9AM

DEC 21, 12PM

JUN 21, 5PM

JUN 21, 9AM

JUN 21, 12PM

MAR 21, 5PM

MAR 21, 9AM

MAR 21, 12PM

SEP 21, 4PM

SEP 21, 9AM

SEP 21, 12PM
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SERVICE AREA
MECHANICAL, BIKE PARKING, GARBAGE

COMMON AREAS
KITCHENS, DECKS, LOUNGES

SLEEPING UNITS
STANDARD & ACCESSIBLE UNITS

BUIILDING ENTRY
FRONT LOBBY AND/OR OUTDOOR ENTRY

OPTION B

ELEVATION FACING NORTH
FROM 52ND ST

STREET LEVEL FROM SOUTHWEST 52ND ST
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PARCEL NO.

276770-1540
PARCEL NO.

276770-1530

PARCEL NO.

276770-1495 PARCEL NO.

276770-1500

PARCEL NO.

276770-1505
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FLOORPLANS

BASEMENT/GROUND LEVEL FLOOR 1 FLOOR 2-5

# of units

Total sqft.
Dwelling sqft.
Communal sqft.
 Required:
Amenity sqft.
 Required:

58

19,232
10,361
2,787
1,554

795
962

AMENITY AREA
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STREET LEVEL FROM SOUTHWEST
FROM 52ND ST

STREET LEVEL FROM NORTHEAST
FROM 53RD ST & 15TH AVE NW

STREET LEVEL FROM SOUTHEAST
FROM 52ND ST & 15TH AVE NW

STREET LEVEL FROM NORTHWESTWEST
FROM 53RD ST
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DEC 21, 4PM

DEC 21, 9AM

DEC 21, 12PM

JUN 21, 5PM

JUN 21, 9AM

JUN 21, 12PM

MAR 21, 5PM

MAR 21, 9AM

MAR 21, 12PM

SEP 21, 4PM

SEP 21, 9AM

SEP 21, 12PM
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SERVICE AREA
MECHANICAL, BIKE PARKING, GARBAGE

COMMON AREAS
KITCHENS, DECKS, LOUNGES

SLEEPING UNITS
STANDARD & ACCESSIBLE UNITS

BUIILDING ENTRY
FRONT LOBBY AND/OR OUTDOOR ENTRY

OPTION C

ELEVATION FACING NORTH
FROM 52ND ST

STREET LEVEL FROM SOUTHWEST 52ND ST

P R E F E R R E D
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FLOORPLANS

BASEMENT/GROUND LEVEL FLOOR 1 FLOOR 2-5

# of units

Total sqft.
Dwelling sqft.
Communal sqft.
 Required:
Amenity sqft.
 Required:

61

18,770
10,967
1,647
1,645
 938
938
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STREET LEVEL FROM SOUTHWEST
FROM 52ND ST

STREET LEVEL FROM NORTHEAST
FROM 53RD ST & 15TH AVE NW

STREET LEVEL FROM SOUTHEAST
FROM 52ND ST & 15TH AVE NW

STREET LEVEL FROM NORTHWEST
FROM 53RD ST
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DEC 21, 4PM

DEC 21, 9AM

DEC 21, 12PM

JUN 21, 5PM

JUN 21, 9AM

JUN 21, 12PM

MAR 21, 5PM

MAR 21, 9AM

MAR 21, 12PM

SEP 21, 4PM

SEP 21, 9AM

SEP 21, 12PM
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VIEW WEST OF SITE
NW 52ND STREET

VIEW EAST OF SITE
NW 52ND STREET

VIEW SOUTH OF SITE
NW 52ND STREET

4

5

6

VIEW NORTHWEST OF SITE
NW 53RD STREET

VIEW NORTH OF SITE
NW 53RD STREET

 The distillery/
residential building 
west of the site will be 
affected, as sunlight 
will no longer be 
entering its eastern 
facade. The view is 
currently obstructed 
by trees and an 
existing house that 
is proposed to be 
removed.

 The current 
resitential  building 
east  of the site will no 
longer have as much 
sunlight on the lower 
levels of its western 
facade.

 The proposed 
structure should have 
minimal impact on the 
apartment building 
located directly south, 
affecting the buildings 
northern facade in 
some winter months 
during late hours of 
the day.

 A photo of the 
existing siteis provided 
to understand 
the difference of 
impact between 
proposed and current 
conditions.

 The proposed 
structure should have 
minimal impact on the 
apartment building 
located northwest 
of the site, affecting 
some the buildings 
south and east 
facades in morning 
hours. These facades 
do not appear to 
contain primary 
windows and are 
already affected by 
existing buildings.

 The proposed 
structure should have 
minimal impact on the 
apartment building 
located north of the 
site, affecting buildings 
south facade. This 
facade does not 
appear to contain 
primary windows and 
is already affected by 
existing buildings.
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