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Owner:
The Caspian LLC
PO Box 15865
Seattle, WA   98115

Architect
ecco architecture and design
203 North36th Ave NW
Suite 201
Seattle WA
98103

Building Summary:

Dwelling units: 210 (congregate, 1-BR, 2-BR)
Gross floor area: 115333 SF
Parking: 20 spaces

Development Objectives:

1. To provide housing options for neuro-diverse and neuro-typical adults.  

2. Provide training, recreation and therapy areas for neuro-diverse adults.

3. Provide a pedestrian-oriented development for a primarily pedestrian tenant 
base and to provide a positive addition to the mixed use community already 
in place.

4. Provide a developed streetscape replacing parking in the right of way with 
street trees, sidewalks and bike parking.

5. Add street level activity by putting building uses that are active on the first 
two floors, including two-story building lobby that will have around-the-clock 
occupancy and a communal training area for tenants that will open to the 
sidewalk.

6. Add a vibrant building to the community, visually emphasizing urban living. 
The active façade will provide eyes on the street with common areas and an 
abundance of street-facing apartment units.

7. Foster a sense of community and security for tenants and the neighborhood.

Development Objectives

DEVELOPMENT OBJECTIVES
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Context and Site Analysis

SITE

ZONING SUMMARY:

Lot Size: 21,613 SF

Site Zoning: NC3-75(M)
Lake City Hub Urban Village
Frequent Transit Area

ECA: Salmon Watershed

SEPA Review: Required

FAR: 5.5 (5.5 x 21,613 SF = 118,871.5 SF)

Structure Height: 75'

NEIGHBORHOOD CONTEXT

� One block from major thoroughfare Lake City 
Way NE

� Walking distance to many public amenities, civic 
center, farmers market & shopping

� Similar multifamily projects in area with 
contemporary material palette

� Neighborhood transitions to less dense low-rise 
and single family zones to the north

30
TH

 AV
E N
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Context and Site Analysis

1. Seattle Fire Station 39

2. Lake City Medical Center

3. Shopping Center

4. Lake City Center, grocery store

5. Post Office

6. Lake City Community Center

7. Neighborhood Center

8. Lake City Public Library

9. Alberta Davis Park

10. Farmers Market

11. Cedar Park Retirement 
Community

12. Elliot Bay Brewing Co.

13. City North Seattle Apartments

14. Lake City Family Housing

1 8 12 14
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Context and Site AnalysisEDG Neighborhood Documentation

Actek
12740 28th Ave NE
� One-story commercial 

building. 
� Sunlight to be affected in 

mornings, but only 
minimally as the existing 
building does not have 
east-facing windows.

King Court Apartments
12728 28th Ave NE
� Five-story apartment over 

one story parking. 
� 5' from property line.
�  Views will be minimally 

affected as project is 
located diagonally from 
proposed structure. 

Lake City Medical Clinic
12721 30th Ave NE
� Two-story commercial 

building
� Minimal windows facing 

subject property.
� 15'+/- from property line.

Strip Mall
3021 NE 127th St
� One-story commercial 

building. 
� No windows facing subject 

property.

Douglas Park Townhomes
2753-2801 NE 130th St
� Two-story apartments 

over one story parking. 
� Views not affected.
� Sunlight will be affected 

during mornings in winter

Apartments
12745 30th Ave NE
� Three-story apartment 

over one story parking.
� Views and sunlight for 

south facing windows will 
be impacted.

Townhomes
12754 30th Ave NE
� Two-story apartment over 

one story parking

Cedar Park Retirement 
Community
12740 30th Ave NE
� Five-story apartment over 

two stories of parking and 
street-level commercial. 

� Territorial views from 
upper west-facing 
windows will be affected. 

� Sunlight from west-facing 
windows on summer 
evenings for some west-
facing units.

NEIGHBORING PROPERTIES & IMPACTS
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Context and Site Analysis

EAST (OPPOSITE THE SITE):
� Variety of building massing
� 3-story townhomes
� 6-story senior living community
� Back side of one-story strip mall
� Parking lot
� Sidewalks & planting strips

WEST
� New 6-story mixed use 

apartments/preschool
� 2-story medical clinic
� Apartments & townhomes to the north
� Gap in sidewalk in front of subject 

property and adjacent medical clinic  
to the south

30TH AVENUE NE - STREET CHARACTER

S N

N S

N

EDG Neighborhood Documentation
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Context and Site AnalysisEDG Site Documentation

PROPERTY LINE CONDITIONS

N
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EXISTING TREE SURVEY
Context and Site Analysis

1 2

3 4

5 6

7 8

9 10

11 12

13 14

15 16

17 18

*
*
*

Meets the definition of an exceptional tree 
per DR 16-2008. Trees are in poor condition 
and will be removed as part of the project 
See tree assessment report on next page.

*
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Context and Site Analysis
TREE ASSESSMENT

THE FULL TREE ASSESSMENT REPORT WILL BE PROVIDED 
IN THE MUP PLAN SET
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Context and Site Analysis

SITE ANALYSIS SUMMARY

USES
There are currently two single story 
residential apartment buildings on site. 

TOPOGRAPHY
The site drops down a couple of feet from 
the street at an existing rockery. The site is 
then relatively flat.

ACCESS
The site is mid-block with access on 30th 
Ave NE. There is no alley. There is no 
existing sidewalk at this site or the one 
directly to the south. 

SOLAR ACCESS
There is a parking lot adjacent to the 
property on the west allowing for afternoon 
light. The street will allow on the east side 
will allow for morning light. The existing 
building to the south is a 2-story medical 
clinic.

VIEWS
Potential views to the west and south. There 
is a 6-story senior living community building 
across the street which will limit views to the 
east. 

N
EXISTING SITE CONDITIONS

SITE SECTION
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E option C option O option - preferred
gross floor area:  103, 135 s.f.
total units: 282
Pros: Highest unit count.

Maximizes exterior wall area for windows and ventilation.
Two distinct masses at street front.

Cons: Courtyards created would not allow for pleasant or 
functional amenity areas.
Privacy for residents would be minimal.

gross floor area:  113, 421 s.f.
total units: 210
Pros: Private interior courtyard best serves residents.

Interior court provides greatest distance between interior 
facing walls.
First two floors are common amenity area bringing activity 
to the street facing façade.

Cons: Lowest unit count

gross floor area:  103, 415 s.f.
total units: 278
Pros: Maximizes exterior wall area for windows and ventilation
Cons: Courtyards created would not allow for pleasant or 

functional amenity areas.  
Privacy for residents would be minimal.
Minimal articulation of the street façade.

EDG MASSING SCHEMES
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EDG Preferred Scheme

O SCHEME DESIGN CONCEPTS LANTERN
Stacked lounges with plenty of glazing at most public 
building corner form a strong vertical massing 
element that will be lit up at night.

STRONG BASE
The façade at street-level is differentiated from the 
massing above through modulation & materials. 

ACTIVE STREET
Large residential lobby and community center with 
sidewalk café-style seating.

VARIETY OF OUTDOOR SPACES
A large community roof deck and more intimate 
central courtyard provide two different outdoor 
experiences, along with café style seating at the 
ground level.
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STRONG BASE
The second story is now dedicated to residential amenities.  It was 
previously shown as residential units.  This use will serve the users 
needs best and provide an active street front and dynamic two 
story architectural base differentiated from above through massing 
and materials.

LANTERN
The SE corner has been developed into a strong visual element, 
with plenty of windows, a bright pop of color and building signage 
integrated into the design. 

MODULATION & FACADE DEVELOPMENT
The street facing façade now has a large cantilever which is angled 
in comparison to the two floors below.  The west elevation also has 
an angled cantilever.  The south elevation has increased 
modulation as well.  

Specific, distinct window types are now shown to relate to building 
modulation and property line setbacks.  Siding also has been 
developed to activate building facades.

OUTDOOR SPACE & LANDSCAPING
The South setback has increased for the lower floors to provide a 
buffer between the proposed building and its southern neighbor.  
This will also provide visual pockets of green and open space in the 
increasingly hardscaped urban center of Lake City.

Design Development

EDG MASSING MODEL

CURRENT MASSING MODEL

The 7th floor west façade has been 
moved east to align with walls below.  
Draft MHA requirement for upper level 
setback no longer applies. Allows for 
larger units for tenants.

Two levels of 
common area, 
emphasize 
street-level 
facade

Common area vertical corner element 
remains with maximum glazing area and 
highlighted with color

Stair tower remains stepped 
back and color and window 
pattern has been added to 
emphasize modulation Vertical emphasis 

with color

2

3

4

5

1

2

3

4

5

1

DESIGN DEVELOPMENT SUMMARY
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2 2

Design Development

DESIGN DEVELOPMENT SUMMARY

Façade recess on the 
north has been 
maintained with bold 
color  added to break 
up the overall massing.

1

11

NORTH ELEVATION - EDG

NORTHWEST CORNER

The northwest corner 
is cantilevered to the 
west to correlate with 
the change in siding.

2

Window types and 
color changes have 
been developed to 
add variety and 
emphasize the 
overall massing and 
modulation.

3

NORTH ELEVATION

NORTHWEST CORNER - EDG

PARTIAL SOUTH ELEVATIONPARTIAL NORTH ELEVATION
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Design DevelopmentCurrent Renderings
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Design Development

STREET-FACING FACADE RENDERING
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Guideline: Massing and Site Response
Guidance:
The board supported the preferred scheme O as the most appropriate for 
creation of an urban haven for adults with autism.  The board also supported 
larger commercial space, the stacked communal kitchens on the upper floors 
and their location over the building lobby.

CS2-D-5: Adjacent Sites
CS3-A-2: Contemporary Design
DC1-A-4: Views and Connections

Response:
� The O scheme has been further developed with the goal of providing secure 

and active spaces for the intended tenants.  

� Commercial space has evolved into a residential amenity space to be used 
by the tenants for regular activities.  

� The 2nd floor street front spaces will also be active community spaces for 
tenants.  The combination of two story lobby and first and second floor 
street-facing communal spaces provides a dynamic street-facing facade.  

� The vertical communal kitchen stack will extend this active façade to the 
full building height and provide a striking visual feature at night.

Design Development

EDG MASSING MODEL

EDG RESPONSE

2-STORY LOBBY & VERTICAL KITCHEN STACK 2-STORY BLDG  BASE WITH COMMUNAL SPACES
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Guideline: Courtyard 
Guidance:
The board suggested using the courtyard as a skylight 
opportunity for the multi purpose spaces below.  And in 
general to integrate interior and exterior spaces as much as 
possible to the benefit of the user and public.

DC1-A-2: Gathering Spaces
DC1-A-4: Views and Connections
DC3-A-1: Open Space Uses and Activities, Interior/Exterior Fit

Response:
� The skylight option was reviewed. However, because the 

ground-level multipurpose space will feature some 
activities that require daylight control, the skylight was 
found to be problematic.

� The entire 2nd floor will consist of residential amenities, 
along with spaces for learning and therapy. The courtyard 
will connect them all with activity and daylight. 

� Along with the roof deck, the courtyard provides tenants 
with a variety of outdoor space.

� Fresh air, light games, some sun and eating and quiet 
time.  

� Courtyard feature will bring daylight and air into upper 
floor corridors

EDG Response - Courtyard

EDG RESPONSE

5th Floor North Corridor Courtyard Interior

Section thru courtyard looking north
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Guideline: Architectural Concept

Guidance:
Because of the smaller setbacks, window area will be limited.  Study ways to provide 
interest in composition.  Look at materials and random patterns and architectural 
elements, like the stairs, to break up the composition.  Interesting shapes and colors 
are welcome.

The board also noted that this will be the first building of this height and thus will have 
high visibility, as such, consideration should be given to all facades.

DC2-I-i: Entire Planning Area
DC2-I-ii: Hub Urban Village
CS2-D-1: Existing Development and Zoning
PL2-I-i: Pedestrian Open Spaces - Amenities, Civic Core

Response:

� Overall concept: Street-facing facade is most active, north and south facades begin 
to quiet, and the west side has a more classical simplicity.  

� Bold color overframing at southeast corner to highlight common kitchen/lounge 
stack

� Design of large building sign incorporated into architecture

� 2-story textured pilasters of stained board form concrete at 8' intervals along 
street-level façade

� Each large massing move has own window style & siding color/composition

� Bold color is used to break up larger building masses

EDG Response

EDG RESPONSE

East South

West North

Overframing in a bold color at SE corner

Large sign design incorporated into 
architecture

2-story textured stained board form concrete pilasters
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EDG Response - Streetscape

EDG RESPONSE

Guideline: Streetscape

Guidance:
The board recommended a thoughtful design approach to the 
street frontage improvements  and activating the street with this 
proposed project.  The board also asked the design team to review 
proposed improvements for this block by SDOT and any City Light 
easements attached to this or the adjacent property that might be 
affected by this development.

DC2-I, DC2-I-ii:HUB Urban Village
PL2-I-i: Civic Core
CS2-D-2: Existing Street Features
CS2-D-3: Zone Transitions
  
Response:

� No easements will be impacted by this development

� SDOT currently has no plans for this block

� 2-story glass lobby set back from the sidewalk by a lush 
landscaped area

� Black metal canopy with a warm wood soffit hung from a series 
of textured stained concrete pilasters

� Glass overhead doors into residential activity room

� Short-term bicycle parking located in the ROW.

� Street facing façade recessed from sidewalk to provide 
generous pedestrian area with café style seating

� 2-stories of common spaces provide light and eyes on the street

EDG Massing Model

Landscaping in front of 2-story glass lobby at SE corner Warm wood canopy & textured stained concrete
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Design Development

PARTIAL GROUND FLOOR PLAN

MODEL VIEW FROM SOUTHEAST
SITE PHOTO

Guideline: Solid Waste
Guidance:
The board is concerned that the south neighbors storage of solid waste containers in the public 
right of way will negatively impact the this projects main entry.  Suggests coordinate placement 
with adjacent buildings.

CS2-D-2: Existing Street Features
CS2-D-5: Respect Adjacent Sites

Response:

� Per code, the storage of solid waste is not allowed in the right of way.  Presumably, the 
installation of new sidewalk, curb and planting strip will encourage the relocation of the south 
property's dumpster storage location.

� Proposed main building entry is 39'-9" from the southeast corner of the property. 

� Lobby windows are pulled back 10' from the south property line to allow for landscaping that 
will mitigate the visual impact of the south neighbor's dumpsters. 

� A gas fireplace is planned for the south side of the lobby which will further obstruct the view of 
the neighboring dumpsters. 

� Solid waste storage for the proposed building is indoors with curbside pickup at the northeast.

EDG RESPONSE

MODEL VIEW OF MAIN ENTRY LOOKING SOUTH
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EDG Response - Adjacent Sites

Guideline: Adjacent Sites
Guidance:
The Board requested a window overlay study.

CS2-D-2: Existing Street Features
CS2-D-5: Respect Adjacent Sites

Response:
� Window overlay study is provided. 

� Adjacent buildings to the south and west will see little to no 
impact from proposed window locations.  

� North building appears to have windows opposite proposed 
window locations.  Given the narrow sizing of the proposed 
efficiency units it is difficult to adjust a great deal within the 
units.

SOUTH ELEVATION NORTH ELEVATION

WEST ELEVATION

EDG RESPONSE
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Entry Sequence

ENTRY SEQUENCE

� Recessed residential entry set 
back from the sidewalk 
approximately ten feet, visually 
prominent with weather 
protection.

� A large vestibule which will be 
staffed full time by a door 
person to assist residents and 
visitors.

� A large two story lobby staffed 
with reception and featuring a 
stair to the second floor 
community spaces and exterior 
courtyard.
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Bicycle Parking

LONG-TERM BIKE PARKING AREA AT SOUTH YARD

SHORT-TERM BIKE PARKING IN ROW

TYPE I DIRECTOR'S DECISION:
BICYCLE PARKING 

SMC 23.54.015 Table D

Request:
A reduction in the amount of required bicycle parking is requested as a Type I decision.

Rationale:
A primary function of this building is to serve the adult autistic community. The ownership team, 
who has had long-term involvement with this community, has stated that the required 170 bike 
parking spaces required by code is far in excess of what the residents would actually use. This 
project proposed 85 long-term bicycle parking spaces and 13 short-term spaces.

Code Standard:

USE LONG-TERM SHORT-TERM

Congregate Residences 1 per sleeping room 1 per 20 sleeping rooms/2 min.

Multi-family Structures 1 per dwelling unit 1 per 20 dwelling units
1 per SEDU round up to next even #

After the first 50 spaces, additional spaces are required at .75 per dwelling unit

Required per code: LONG-TERM SHORT-TERM
(210 Units) 50 + ((210-50)x.75) 210 / 20 = 10.5

50 + 120 = 170 spaces 12 spaces (rounded per code)

Proposed: LONG-TERM SHORT-TERM
85 13

85 LONG-TERM
SPACES

13 SHORT-TERM
SPACES

SITE DIAGRAM: BICYCLE PARKING LOCATION
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SW 7063 NEBULOUS WHITE

Materials
SW 7674 PEPPERCORN

SW 7076 CITYSCAPE

SW 9032 STAY IN LIMEBOARD FORMED CONCRETE WITH INTEGRAL COLOR

BLACK ACCENTS:
METAL @ CANOPIES, RAILS, ETC.
BLACK STOREFRONT @ LOBBY & STREET
BLACK VINYL WINDOWS 

STAINED WOOD CANOPY SOFFIT

1 2 3

4 5

6

7

3

1

3

5
2

5

7
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6
6

3
5 52

4 7

2

3
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Landscape Plan
N

LANDSCAPE PLAN - Ground Level

SEE PLANT LIST ON PAGE 28
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Landscape Plan
N

LANDSCAPE PLAN - Roof Deck

N

LANDSCAPE PLAN
Level 2 Courtyard

SEE PLANT LIST ON PAGE 28

SEE PLANT LIST ON 
PAGE 28
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Landscape Plan
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Signage Design Development

1

4

5

2

3
wattage
varies
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Signage

Inspiration images

Model

Inspiration images

Model
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Exterior Elements

Inspiration
image

Model view of fence at south property line

Trough Planters

Tree Planters

Wall-mounted bike racks

EXTERIOR ELEMENTS

Pedestal pavers - inspiration image
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Project Documents: Site Plan
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Project Documents: Main Floor Plan
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Project Documents: 2nd Floor Plan
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Project Documents: 3rd-7th Floor Plan
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Project Documents: Roof Plan
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Project Documents: East Elevation
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Project Documents: South Elevation
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Project Documents: West Elevation
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Project Documents: North Elevation
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Project Documents: Building Section
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Project Documents: Building Section



43A 43A The Caspian12727 30th Avenue North East12727 30th Avenue North East

Land Use Summary


