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Existing Site Conditions

One

Two Three

4-STORY MULTI-FAMILY 

4-STORY 
MULTI-FAMILY 

LOT 21 AND 22 IN BLOCK 3, LAKE VIEW ADDITION, AS PER PLAT RECORDED 
IN VOLUME 5 OF PLATS, PAGE 34 IN KING COUNTY, WASHINGTON.
EXCEPT PORTION TAKEN FOR PRIMARY STATE HIGHWAY NO. 1, BY STATE 
OF WASHINGTON UNDER KING COUNTY RECORDING NO. 4937857.
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Context Analysis
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Project Site

Mixed - Use

Commercial Use

Single-Family Residence

Multi-Family Use

NC3P-40

SF5000

MR (M1)

SM-U 95-320

Development Objectives

We are proposing an 8-story single-use residential building in the University 
District West Edge neighborhood. 46-49 housing units will be provided in a 
mix of Small-Effi ciency Dwelling Units and Studio apartments. The building 
will be located on the West side of 7th Ave NE between NE 45th and NE 
42nd Street. Building pedestrian access will be at grade on the Northwest 
corner of the site. The building’s utility uses will be housed below grade 
which include a waste/recycle room, rooms for bike and tenant storage. 
Amenity space will be provided at the rooftop deck to provide equal 
opportunity for all the residents to access the panoramic view to the south.

Parking will not be provided. The project site is part of the University 
District Northwest Urban Center Village and located along a Frequent 
Transit Corridor. The site is accessible via public transit. Bus lines provide 
access to the site from Edmunds to Downtown Seattle.

The property is retained by a wall along the ROW creating a fairly fl at site. 
At the ROW there is a gradual grade change of +4’ from South to North. No 
signifi cant trees currently exist on the site. Heavy shrubs exist off site in the 
interstate ROW providing a buffer from the noise and traffi c to the west. 

The University District West Edge is saturated with multi-family uses 
ranging from converted single-family duplexes and triplexes, such as the 
structure existing on our site today, to low-rise apartment complexes. 
Recent up zoning of the area places our site in MR-M1, introducing a new 
building typology to the area. 

Use   Zoning

Cascade Mountain Range
Mount Rainer

North Capitol Hill Queen Anne
City Skyline

Aerial Photograph Use/Zoning Map

View to South from Adjacent Structure El. 40’
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                  NE 43rd St.         SFR               Apartments        SITE                      Apartments        I-5 R.O.W. Exit 169 

7th Ave NE -  West Elevation

7th Ave NE -  East Elevation

SITE

+80’-0”

Anticipated 

Development

 +80’-0”

          Apartments             Apartments                                      Apartments                         NE 43rd St.

ACROSS 

FROM 

SITE

University District’s West Edge is peppered with 
Multi-Family structures ranging in all shapes, sizes 
and forms, with varying styles of architecture in the 
neighborhood, one reoccurring element ties it all to-
gether: a prominent street-oriented entries. These 
entries provide a human-scaled programmatic piece 
to the façade of structures all around the neigh-
borhood. Other design cues we will emulate is the 
modulation in massing, the expression of program 
through façade articulation, the use of high-quality 
materials and construction methods at street-level 
and the use of vibrant colors for building identifi -
cation. All in combination these design strategies 
will create a rich pedestrian-oriented experience.  

The site is supported with a wide variety of ex-
ternal amenities. University of Washington main 
campus is just a 15 min walk away. Restaurants and 
shops line University Avenue, Roosevelt Way, and 
NE 45th Street. Sound Transit’s Link Light Rail is 
scheduled to open in 2021, with an approximate 
travel time to Downtown within 10 minutes. Locat-
ed in a frequent transit corridor, and right off the 
freeway the site is easily accessible by public trans-
portation or car. The site is also easily accessible by 
Bike. Roosevelt Way and 11th Ave NE have dedicat-
ed bike lanes fl owing South and North respectively; 
and with the Burke-Gilman Trail within a 5-minute 
walking distance away, tenants can fi nd themselves 
strolling along the banks of Lake Union in minutes. 

Context Analysis

LOW-RISE +/- 40’
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Project Site
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University District  ‘West Edge’

Lake Union

SITE

Wallingford

AA

BB

C

D

E

Context Analysis

Siting of Interstate-5, circa 1958 Axonometric from Northeast

NE 4
5TH  S

TREET

7TH AVE NE
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A historic plan, shows the 3-block wide swath of neighborhood taken to create Interstate-5 in the 60’s. Our site 
was directly affected creating the irregular shape we see towards the West with the creation of what is now the 
Northbound Ne 45th and 50th Street Exit. The neighborhood continues to change and we see evidence of that from 
an aerial image displaying the divide I-5 has become; separating the once small scale single-family neighborhood.  

The University West Edge has evolved a long way from its Wallingford counter-part. We see relatively new construction 
adjacent to the site; Apodments to the south (2010) and low-rise congregate housing to the North (2015). With the 
need for more affordable housing the University District West Edge has been upzoned. The West Edge doubles in 
height going from LR3 (40’-0”) to MR-M1 (80’-0”). Properties to the North and East along 45th and Roosevelt Way 
nearly triple in height. The new zoning introduces a new building typology, among this wave of new buildings we 
have identifi ed a few within the neighborhood 

Context Analysis

2018

A

C

E

B

D

2014

2008

4524 7th Avenue NE, 7-story, 58 DU, Ecco Design INC.

4239 8th Avenue NE, 8-story, 52 DU, Skidmore Janet APD

4048 7th Avenue NE, 8-story, 80 DU, dARCH LLC

4230 11th Avenue NE, 7-story, 99 DU, Johnson Architects

818 NE 42nd St, 8-story, 34 DU, Jan Hromada Architecture + Design

A

B

C

D

EE

4-STORY APODMENTS CONSTRUCTION COMPLETED 2010

4-STORY CONGREGATE HOUSING  CONSTRUCTION COMPLETED 2015 8-STORY APARTMENT (SEDU’S) PROPOSED 2018
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Prelimaniary Plan Studies

The project site is 
small, 4,388 SF (on 
average 86’ deep x 
50’ wide). What sits 
there now is a sin-
gle-family  1 1/2 story 
building  built in 1918, 
that has been con-
verted to a triplex. 
The change in zoning 
allows the construc-
tion of an 8-story 
structure. Variations 
in the proposed op-
tions are relatively 
minor with nuances 
found in their mass-
ing. What we discov-
ered early on in this 
process, taking into 
consideration site 
adjacencies, topog-
raphy, access and 
site location, is that 
there is generally one 
optimal way to or-
ganize the building. 
Proposed in the three 
options are variations 
in what are the same 
layout: a circulation 
core justifi ed to the 
Northwest corner of 
the site and units that 
are oriented to the 
south and views with 
units that face the 
street. 
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Blank
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CS1. Natural Systems and Site Features

 B. Sunlight and Natural Ventilation

  1. Sun and Wind: Take advantage of solar exposure and natural ventilation available onsite   
   where  possible. Use local wind patterns and solar gain as a means of reducing  the need   
   for mechanical ventilation and heating where possible.

The site is trapezoidal in shape with the longer dimensions running east to west. This gave shape to a building 
with a broad southern facing façade. This façade will receive maximum sun exposure throughout the day and 
access to the area’s South-Eastern prevailing winds potentially reducing the load on the buildings mechanical 
systems through the use of passive wind and solar climate control. 

CS2. Urban Pattern and Form

 A. Location in the city and neighborhood

  2. Architectural Presence: Evaluate the degree  of visibility or architectural presence that   
   is appropriate or desired given the context, and design accordingly. A site may lend   
   itself to a  “high-profi le” design with signifi cant presence and individual identity or   
   may be better suited to a simpler but quality design that contributes to the block    
   as a whole. Buildings that contribute to a strong street edge, especially at the    
   fi rst three fl oors, are particularly important to the creation of a quality public realm   
   that invites  social interaction and economic activity. Encourage all building   
    facades to incorporate design detail, articulation and quality materials.

With the recent up zoning of the area from a Low-rise zone to Mid-rise, we are proposing a building with a base 
and a top to relate to the adjacent buildings North and South of the project site. The proposed design employs 
two levels of architectural presence: “macro and micro.” Micro interpreted as a higher-profi le design with fi ner 
more developed textures. This will be applied to the base of the proposed building, where a pedestrian or user 
of the building can better appreciate the craftsmanship and quality of the materials. “Macro” will be applied 
to the top of the proposed design, where the proximity to appreciate fi ner textures and details is never really 
experienced. The neighborhood presents a strong residential character that were we see a proposed design 
as being more contextual particularly at the lower levels. But this being the fi rst building on the block built to 
the new up-zoned height with the affordable housing bonus, it will be a ‘stand-out’ development..

Adjacent LR

Struct.Adjacent LR

Struct.

Bioretention Planter

 along Front Yard

Simple Vertically 

Oriented Top

Highly-visible Entry

Brick Base

Design Guidlelines
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CS3. Architectural Context and Character

 A. Emphasizing Positive Neighborhood Attributes

  4. Evolving Neighborhoods: In neighborhoods where  architectural character is evolving or  
   otherwise in transition, explore ways for new development to establish a positive   
   vand desirable context for others to build upon in the future.

No single architectural style or character emerges as dominant in the University District’s West Edge. With the 
new up zone allowing mid-rise construction, a new form however is being introduced to the neighborhood 
and being one of the fi rst projects to propose a design we lead with a notion of cohesion but set to a datum. 
Relating to the existing Low-rise structures we will pull familiar massing concepts and compatible materials, 
colors and textures.  At +42’ we are at a distance where we propose to make more “monolithic” moves; larger 
swathes of façade and crenellations that create a composition in a broader context. 

PL3. Street-Level Interaction

 A. Entries

  2. Ensemble of Elements Design the entry as a  collection of coordinated elements including  
   the door(s), overhead features, ground surface, landscaping, lighting, and other features.  
   Consider a range of elements such as: 

   a) overhead shelter: canopies, porches,  building extensions;

   b) transitional spaces: stoops, courtyards, stairways, portals, arcades, pocket   
    gardens, decks;

   c) ground surface: seating walls; special paving, landscaping, trees, lighting; and

   d) building surface/interface: privacy screens, upward-operating shades on   
    windows, signage, lighting.

Entries all along 7th Avenue Northeast are celebrated and used to provide interest to a street wall lined with 
residential uses. Programmatically our building is arranged in the same fashion; units with street frontage and 
an entry at the Northeast corner of the site. We will place a canopy that overhangs the landing at the entry 
that provides weather protection, and shelter with a sense of destination. A bioretention planter runs the 
length of the front property line that breaks at the entry to act as a portal, informing pedestrians and users 
the boundary between the public realm and private.  The lobby will be glazed and cladded to allow for high-
transparency; easily differentiating itself from the adjacent residential program which require a greater level 
of privacy. Higher-grade materials for ground covering and cladding will provide textural contrast giving the 
fi rst impression of the building with tactile and visual interest.  

Design Guidlelines

OPTION 3 (PREFERRED)
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DC2. Architectural Concept

 B. Architectural and Façade Composition

  1. Façade Composition: Design all building facades including alleys and visible roofs   
   considering the composition and architectural expression of the building as   
   a whole. Ensure that all facades are attractive and well-proportioned through the   
   placement and detailing of all elements, including bays, fenestration, and materials, and  
   any patterns created by their arrangement. On sites that abut an alley, design the alley  
   façade and its connection to the street carefully. At a minimum, consider wrapping the  
   treatment of the street-facing façade around the alley corner of the building. 

North Façade is adjacent to the exterior egress stair and bathroom windows of the building to the North, 
consenting to the location of less intensive program. We are proposing the core in the Northwest corner 
adjacent to the neighboring bathroom windows and dwelling units to the Northeast adjacent to the neighboring 
buildings egress stair. In a massing sense, the core will read as a vertical element nestled into a base where we 
see the 10’ average setback set at +42’ shape the building.

East Façade (Front) will be broken up in a way to bridge the gap between the adjacent structures to formally 
create a street-wall. We have elected to slightly set back the front of the structure at +42’ to give the proposed 
structure a base and a top: the base relating to the adjacent low-rise structures and the top receded to fulfi ll 
the remaining of the allowable zoning envelope.

South Façade is adjacent to the living spaces of the neighboring building. At levels 1-4 we have proposed 
carving out at the base of the building to provide some relief in the volume between the two buildings. In this 
recess we will study colors that will promote the refl ecting of light to provide a more livable space for our 
neighbors on the northside of the adjacent structure. 

West Façade is adjacent to the I-5 corridor and largely informed by the irregular shape of the site that was the 
product of the creation of the freeway itself. Because of this unique condition we propose treating the west 
façade slightly different than the typical base and top we see at the other façades. Adjacency to the freeway 
means high-levels of noise that we remedy by being selective and sparing with our fenestration. The “prow” of 
the building is a natural location for openings that correspond to the commanding view over Lake Union and 
Dowtown Seattle beyond. A concentration of openings at the prow articulates the building at a larger-scale 
which relates appropriately to the context of the freeway and its users. 

One

Two Three

1. VM Housing 
Coppenhagen 

Displays the drama 

of the triangle when 

placed against a 

relatively monolithic 

background. 

2. Pine & Manor  
Captiol Hill 
Celebrates unique 

corner condition 

bringing two 

relatively solid 

planes which stop 

just shy of the apex 

to create a reveal 

that is fully glazed.

3. Bullit Center  
Capitol Hill 
Creating presence 

utilizing an 

oversized roof as 

the substrate for a 

PV array which caps 

the corner of the 

building and grounds 

the structure.

Design Guidlelines
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Zoning Summary
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Landscape Planning
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Landscape Planning
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Design Options
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Design Option 1

������

���	


���
���

��������
���

�������

������

���	 ����
��

	�
�
�� 	�
�
��LEVEL B1

7
T

H
 A

V
E

 N
E

����� �����	�
 �����	�
 ��
��� 
	�

���� � ��� ���� ���������

� ��� ! ��� ! � ��"#$��%#&'

( ��� ! ��� ! � ��"#$��%#&'

) ��� ! ��� ! � ��"#$��%#&'

� ��� ! ��� ! � ��"#$��%#&'

! �� �� ����� ( ��"#$��%#&'

 �� �� ����� ( ��"#$��%#&'

� �� �� ����� ( ��"#$��%#&'

� �� �( ��! �  ��"#$��%#&'

* ��� � � � 	%�+&,�-
%#'#%.-��"#$��%#&'

����� ����		 �
���
������ ��

������

��	
��


������

����
������

����
������

����

����


��������

�������������� ��	��

������

����	
 	!
!�	

�"#���

$�%	� ���

LEVEL 1

7
T

H
 A

V
E

 N
E



20

3032036 - EG | Early Design Guidance - FINAL | 4311 7th Ave NE Seattle, WA 98105

Design Option 1 
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WINTER SOLSTICE SUMMER SOLSTICE SPRING/FALL EQUINOX
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Design Option 1 
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Design Option 2
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Design Option 2
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WINTER SOLSTICE SUMMER SOLSTICE SPRING/FALL EQUINOX
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3:00 PM

Design Option 2
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Design Option 3 (Preferred)
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Design Option 3 (Preferred)
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Design Option 3 (Preferred)
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WINTER SOLSTICE SUMMER SOLSTICE SPRING/FALL EQUINOX
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Design Option 3 (Preferred)
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APARTMENT BUILDING 

Departure

We are asking for a departure to reduce the western side setback above and below 42 feet. We are asking for the 
set back below 42 feet to be reduced from 7 foot average / 5 foot minimum to 5 feet. At 42 feet and above we 
are asking to reduce from 10 foot average / 7 foot minimum to 7 foot average / 5 foot minimum. This departure 
allows the upper four stories of the building to essentially shift to the west without the loss of fl oor area, increasing 

the setback along 7th Ave NE above 42 feet. The larger setback on 7th helps to reduce the bulk of the building 

by stepping back from the street creating a four story podium which better responds to the scale of the adjacent 

buildings. In general we feel that a stepped setback can be more effective at responding to the neighborhood 

context along the street than at the i5 corridor which has no pedestrian experience. 
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Precedent Imagery

One Two

Three Four Five

1. Yale Center for British Art | Louis Kahn  
use of sclae and proportions of the facade, 

expression of the fl oor plates and structure

2. Yale University Art Gallery | Louis Kahn      
use of material expression to highlight 

fl oors and bays

3. Pine + Manor | Perkins+Will  
using angled site to create unique corner 

condition 

4. Shinsegae International | Olson Kundig 
orderly and simple vertically oriented 

facade for scale

5. The Rooster | Weinstein A+U 
material choice and patterning 

Precedent Imagery
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1. Residential Tower | South Lake Union 

Adopt clear organization of mass. Tall slender glass 
tower perched atop a solid base that relieves to make 
way for the main entrance

2. Fox and Finch Apartments | South Lake Union  
Adopt base strategy. Base clad with fi ne textured 
materials, dressed with canopies and planters 
provides a rich pedestrian experience while 
respecting and relating to adjacent low-rise structure

3. Fox and Finch Apartments | South Lake Union  
Adopt simple construction. Stacking fl oor plans 
with articulation to cladding provide interest and 
movement

4. Terrazza Apodment | First Hill    

Refrain from over simplifi ed massing. Extruded form 
lacks massing interest and tries to compensate with 
variations in color

5. The Cortena Apodments | Capitol Hill   

Refrain from complexity. Excessive use of different 
types of massing elements, roofs, and materials 
creates a busy structure with no clarity pertaining to 
program or use

Precedent Imagery

One Two Three Five

Four


