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PROJECT BRIEF
The proposed project involves the demolition of 
an existing triplex and the construction of a new 
multifamily structure containing 57 Small Efficiency 
Dwelling Units (SEDU). No commercial uses or parking 
are proposed.

ADDRESS
1415 Belmont Avenue, Seattle WA 98122
SDCI #3034198-EG

PROJECT TEAM
Owner
Architect
Landscape
Surveyor

Belmont 0119, LLC 
SHW

Root of Design
Terrane

PROJECT INFO
Zoning
Overlays

Lot Area
Proposed Units
Vehicle Parking
Bicycle Parking

MR(M)
Pike/Pine Urban Center Village

Parking Flexibility Area
5,014 SF

57
None

60

PRIORITY GUIDELINES



2 1415 Belmont Avenue / #3034198-EG / EDG DRAFT / 07/23/2019
Belmont 0119, LLC + SHW 

23.41.004.A
23.45.517.B.2
23.45.510.E

23.54.015.E.9
23.45.517.D.2
23.45.530
23.45.514.J.2
23.45.514.J.5

23.45.514.J.5

23.45.518

 
23.45.522
23.45.524.2.b
23.45.524.B
23.54.015.A
23.54.015.D.2
23.54.040

Zone:               MR (M)
Overlays:             Pike/Pine Urban Center Village  
              Parking Flexibility 

Figure - Ground

ZONING SUMMARY

Design Review Threshold
FAR limits w/ MHA suffix
Area Exempt from FAR

Area Exempt from FAR
Structure Base Height 
Green Building Standard
Parapet Bonus
Rooftop Features

Rooftop Coverage

Setbacks

Amenity Area
Landscape Requirement
Street Trees
Required Parking
Bicycle parking
Waste & Recycling Storage

 

Administrative Design Review = 8,000 GFA but less than 35,000 GFA
4.50 FAR
All underground stories and portions of a story that extend no more 
than 4 feet above existing or finished grade, which ever is lower
Bicycle parking located inside the building for SEDUs
80’ above average grade
Required if project exceeds 3.45 FAR in MR zone
Parapet may extend 4’ above height limit
Stair + Elevator penthouses may extend 16’ above height limit if 
co-located in a common penthouse structure
20% coverage, 25% with screened mechanical equipment.

East:  Front Setback @ street lot line = 5’ min / 7’ avg. 
South:  Side Setback from interior lot line = 5’ min / 7’ avg. < 42’ 
                                                                             7’ min / 10’ avg. > 42’
West:  Rear Setback = 15’ min. without alley
North:  Side Setback from interior lot line = 5’ min / 7’ avg. < 42’ 
                                                                             7’ min / 10’ avg. > 42’

5% of residential gross floor area
Green factor of 0.50 min.
Required for any new development
residential use in Urban Center Village = no parking required
SEDU: long-term = 1 per unit / short-term = 1 per 20 units
Residential: 375 sf + 4 sf per unit above 50
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Zoning
The site is zoned MR(M) with NC3P-75 (M) to the north and HR(M) to the south. There is a small section of M10-160-HR 
to the southwest of the property. MHA zoning applies. 

The site is at the edge of the Pike-Pine Urban Village, with a high density of mixed-use buildings intermingled with 
commercial and multi-family residences. The Northwest School is one block away from the site and The Summit, a 
community meeting space, is just across East Pike Street.

To the south of the project is First Hill, made up of many high-rise residential buildings as well as medical office 
buildings and the Virginia Mason Medical Center. 

Adjacencies & Circulation

Commercial

EducationalMixed-Use

OfficeMulti-Family

InstitutionalSingle Family

NC3P-75 (M)

Site

Bike Route

MR (M)

HR (M)

MIO-
160-HR

New Development

URBAN DESIGN ANALYSIS
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NINE BLOCK 3D VIEW
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RECENT + PROPOSED DEVELOPMENT IN VICINITY

Image capture: May 2019 © 2019 Google

Street View - May 2019

Seattle, Washington

 Google

1500 Belmont Ave

Image capture: May 2019 © 2019 Google

Street View - May 2019

Seattle, Washington

 Google

714 E Pike St

EDG MEETING 1 #3032716  |   722 E UNION STREET , SEATTLE WA 98122  |  APRIL 24, 2019 68

CONCEPT DESIGN 1 (PREFERRED MASSING OPTION C) - EXTENDED GRIDS

319.44’

296.42’

23’ G
RADE CHANGE

Introduce secondary gasket element to correspond to the scale of the KOC 

Follow the datum of the KOC  to establish a distinctive top, middle and base

Adjust massing to correspond to the steep grade change

1

2

3

BIRD’S EYE VIEW FROM THE INTERSECTION OF E PIKE ST. AND HAVARD AVE.

STREET VIEW FROM THE INTERSECTION OF E PIKE ST. AND HAVARD AVE.

CONCEPT DIAGRAM

1:1

1:1

1:1

TOP

MIDDLE

BASE

| CARMEL PARTNERS | 1100 BOYLSTON | EARLY DESIGN GUIDANCE #2 | 05.15.201932

LOOKING NORTHWEST FROM DANFORTH LOBBY8

LOOKING SOUTH DOWN ALLEY FROM SENECA10

LOOKING NORTHEAST FROM SPRING & BOYLSTON9

LOOKING SOUTHEAST FROM SENECA & BOYLSTON11

SECTION 4 | PREFERRED MASSING OPTION

Image capture: May 2019 © 2019 Google

Street View - May 2019

Seattle, Washington

 Google

423 E Pike St

Image capture: May 2019 © 2019 Google

Street View - May 2019

Seattle, Washington

 Google

517 E Pike St

601 East Pike Street

(Encore Architects)

714 East Pike Street 722 East Union Street 1320 University Street

1100 Boylston Avenue

(Group Architect)

1404 Boylston Avenue 1430 Summit Avenue 1530 Belmont Avenue

(Runberg Architecture Group)
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2. Belmont Avenue Looking East

1. Belmont Avenue Looking West

East Union Street

East Union Street

Multi-Family CommercialParking

Mixed Use

1415

1415
(Across From)

STREETSCAPE

Multi-Family East Pike Street

Multi-Family Multi-Family Multi-Family Multi-Family

East Pike Street
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SURVEYOR'S CERTIFICATE

LEGAL DESCRIPTION

SURVEYOR'S NOTES

BASIS OF BEARINGS

REFERENCES

LEGEND

VICINITY MAP
N.T.S.

AL
TA

/N
SP

S 
LA

ND
 TI

TL
E 

SU
RV

EY

ALTA/NSPS LAND TITLE SURVEY

YIN
G 

DO
NG

SCHEDULE B ITEMS

VERTICAL DATUM

N.T.S.
CONTROL MAP

Surveyor: Terrane
Date: 01/09/2019 

No exceptional trees on site.  
Arborist report to be provided at MUP.

Tax Parcel No. 880490-0930   
Legal Description:
Lot 5, Block 13, supplementary plat of Union 
Addition, according to the plat thereof recorded 
in Volume 9 of Plats, Records of King County, 
Washington.

Property Line

100.25’ Lot Depth

50
’ L

ot
 W

id
th

306.1’

307.4’

305.9’

300.88’

MR(M)

EXISTING CONDITIONS - SURVEY

STREET TREES TO 
BE REMOVED + 
REPLACED

CURB CUT TO BE 
FILLED
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EXISTING CONDITIONS - PHOTOS

Frontage on Belmont Avenue

Looking at north neighbor

Northeast property corner at sidewalk

North property line looking east

South property line at neighboring building

Looking at south neighbor

Looking at northwest property corner

Looking at southwest property corner
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SITE PLAN - SCHEME A - CODE COMPLIANT

Units: 50
FAR: 3.5
GFA: 17,580 SF
GSF: 21,521 SF

Pros:
• No departures
• Entry level is lifted to be more visible from Pike 

Street approach
• Stepped massing offers private amenity decks at 

level 5
• Private amenity patios and landscape  

opportunities at rear yard

Cons:
• Typical mid-rise setbacks create stepped “wedding 

cake” massing that does not relate to neighbors 
• More units facing south neighbor’s blank wall 

condition
• Core expression overwhelms visible north façade  
• Minimal landscape opportunity at street frontage, 

trash staging area faces the street
• Entry door does not face the street
• Amenity roof deck faces active Pike/Pine corridor 

but core configuration blocks southwesterly sun 
and view potential 

SCALE: 1/16” = 1’-0”

UNIT

SP
RI

N
K

UNIT
STAIR

LOBBY

MAIL

TRASH
UNIT

UNIT STAIR ELEV.

37'-9"

6'-0"

6'
-0

"

12
'-8

"
12

'-6
"

12
'-8

"

6'
-2

"

6'-0"

15'-4" 46'-6" 17'-4"

15'-1"

BU
IL

D
IN

G
 W

ID
TH

45
'-0

"
5'

-0
"

BUILDING DEPTH

79'-2"

BU
IL

D
IN

G
 W

ID
TH

37
'-1

0"

BUILDING DEPTH

79'-2"
LO

T 
W

ID
TH

50
'-0

"
LOT DEPTH

100'-3"

LO
T 

W
ID

TH

50
'-0

"

BE
LM

O
N

T 
 A

VE
N

U
E

LOT DEPTH

100'-3"

EL. 307.00'

EL. 305.84'EL. 308.00'

26'-1"15'-4"

15'-1"

5'
-3

"

UNIT

EL. 300.83'

14
12

 S
U

M
M

IT
 A

VE
N

U
E

5-
ST

O
RY

 +
 B

AS
EM

EN
T 

AP
AR

TM
EN

T 
BU

IL
D

IN
G

1417 BELMONT AVENUE
4-STORY + BASEMENT 
APARTMENT BUILDING

516 EAST UNION STREET
4-STORY  

APARTMENT BUILDING

SURFACE 
PARKING

PATIO

PATIO

COVERED 
PARKING

TR
AS

H
 

ST
AG

IN
G

UP

R
AM

P 
D

O
W

N

BUILDING SERVICES / COMMON

CORE / MECH

RESIDENTIAL



111415 Belmont Avenue / #3034198-EG / EDG DRAFT / 07/23/2019
Belmont 0119, LLC + SHW 

PLANS + SECTIONS - SCHEME A

SCALE: 1/32” = 1’-0”
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PERSPECTIVES - SCHEME A

Looking west from Belmont Avenue

Looking southeast 

Looking northwest from Belmont Avenue

Aerial

Looking southwest from Belmont Avenue
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SUN STUDY - SCHEME ANO DEPARTURES - SCHEME A
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SITE PLAN - SCHEME B - ALTERNATE

SCALE: 1/16” = 1’-0”

Units: 56
FAR: 3.9
GFA: 19,665 SF
GSF: 23,645 SF

Pros:
• Courtyard-style massing, generous entry 

condition extends the public realm
• Consolidated service and entry sequence
• Consolidated core, reduced bulk
• High level of transparency provided at com-

mon uses facing the street
• Potential for continuous landscape buffer at 

north edge

Cons:
• Departures required
• Courtyard disrupts street wall adjacent to 

character structure 
• Security and visibility challenges. Entry door 

is not visible from northernly or southernly 
approach on Belmont Avenue

• Trash staging shares courtyard, trash bins 
must cross through common areas for 
staging
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PLANS + SECTIONS - SCHEME B

SCALE: 1/32” = 1’-0”
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PERSPECTIVES - SCHEME B

Looking west from Belmont Avenue

Looking southeast Aerial

Looking southwest from Belmont AvenueLooking northwest from Belmont Avenue
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SUN STUDY - SCHEME B
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DEPARTURES - SCHEME B

North Setback (side interior lot line above 42 ft)  
REQUIRED: 10’ average, 7’ min
PROPOSED: 8.36’ average, 8’ min

South Setback (side interior lot line below 42 ft)
REQUIRED: 7’ average, 5’ min
PROPOSED: 8.93’ average, 3.66’ min

South Setback (side interior lot line above 42 ft)
REQUIRED: 10’ average, 7’ min
PROPOSED: 8.61’ average, 3.66’ min

West Setback (rear lot line)
REQUIRED: 15’ min
PROPOSED: 7’ min

SMC 23.45.518.B
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SITE PLAN - SCHEME C - PREFERRED

SCALE: 1/16” = 1’-0”

Units: 57
FAR: 4.1
GFA: 20,441 SF
GSF: 24,793 SF

Pros:
• Vertical modulation organizes the massing, 

responds to internal unit configurations and 
provides a more compatible building scale

• Massing reaches to the street and maintains 
strong street wall with south neighbor

• Entry location has strong relationship to 
street and overall massing concept. Central 
entry is in keeping with the neighborhood 
character  

• Upper level front setback relates to lower 
adjacent character structure

• Massing pushed south to conceal core at 
south neighbor’s blank wall condition

• Core expression on the north side of the 
building is well proportioned and provides 
opportunity to contribute to a clear architec-
tural concept

• Services areas located away from street front.  
Trash staging does not interfere with building 
entry sequence 

• Amenity roof deck receives south west expo-
sure and is insulated from neighbors

Cons:
• Departures required
• Trash staging required at street
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PLANS + SECTIONS - SCHEME C

SCALE: 1/32” = 1’-0”
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PERSPECTIVES - SCHEME C

Looking west from Belmont Avenue

Looking southeast Aerial

Looking southwest from Belmont AvenueLooking northwest from Belmont Avenue
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SUN STUDY - SCHEME C
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DEPARTURES - SCHEME C

SMC 23.45.518.B

North Setback (side interior lot line above 42 ft) 
REQUIRED: 10’ average, 7’ min
PROPOSED: 8.73’ average, 8.5’ min

South Setback (side interior lot line below 42 ft)
REQUIRED: 7’ average, 5’ min
PROPOSED: 6.12’ average, 5’ min

South Setback (side interior lot line above 42 ft) 
REQUIRED: 10’ average, 7’ min
PROPOSED: 6.2’ average, 5’ min

West Setback (rear lot line)
REQUIRED: Rear lot line without alley - 15’ min
PROPOSED: 9.25’ min

East Setback (front lot line)
REQUIRED: 7’ average, 5’ min
PROPOSED: 5.83’ average, 3’ min
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SCHEME SUMMARY
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SCHEME COMPARISON - MASSING

Scheme A: Program / Unit Orientation Scheme B: Program / Unit Orientation Scheme C: Program / Unit Orientation
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Scheme A: Primary Massing Scheme B: Primary Massing Scheme C: Primary Massing
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CONCEPT DEVELOPMENT 

Street Wall Development Potential

Scheme A Scheme A

Scheme B Scheme B

Scheme C Scheme C
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CONCEPT DEVELOPMENT - STREET EXPERIENCE
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CONCEPT DEVELOPMENT - MATERIALITY
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CONCEPT DEVELOPMENT - LANDSCAPE + AMENITY
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DEPARTURE SUMMARY

DEPARTURES - SCHEME B DEPARTURES - SCHEME C

North Setback (side interior lot line above 42 ft)  
REQUIRED: 10’ average, 7’ min
PROPOSED: 8.36’ average, 8’ min

South Setback (side interior lot line below 42 ft)
REQUIRED: 7’ average, 5’ min
PROPOSED: 8.93’ average, 3.66’ min

South Setback (side interior lot line above 42 ft)
REQUIRED: 10’ average, 7’ min
PROPOSED: 8.61’ average, 3.66’ min

West Setback (rear lot line)
REQUIRED: 15’ min
PROPOSED: 7’ min

SMC 23.45.518.B
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South Setback (side interior lot line below 42 ft)
REQUIRED: 7’ average, 5’ min
PROPOSED: 6.12’ average, 5’ min

South Setback (side interior lot line above 42 ft) 
REQUIRED: 10’ average, 7’ min
PROPOSED: 6.2’ average, 5’ min

West Setback (rear lot line)
REQUIRED: Rear lot line without alley - 15’ min
PROPOSED: 9.25’ min

East Setback (front lot line)
REQUIRED: 7’ average, 5’ min
PROPOSED: 5.83’ average, 3’ min
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RECENT WORK

4710 20th Ave NE (Under Construction) 5902 22nd Ave NW

5201 Rainier Ave S 600 E Howell St (Under Construction) 1806 23rd Ave 116 13th Ave E
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RECENT WORK

800 5th Ave N (Under Construction)

6301 15th Ave NW (Under Construction) 

1728 12th Ave E 2418 NW 58th St

1404 Boylston Ave 1715 12th Ave E


