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Project Information

Current

LR2 (M1)

Ballard

Yes

Required/Allowed

Unlimited

(0) Spaces

Long-term:
(1) Space per Dwelling Unit
Short-term:
(1) Space per 10,000 SF

1.4 X 4,239.0 SF = 5,934.0 SF

40’-0” + 4’ Parapet + 10’ 
Penthouse Bonus

5’ Min.   7’ Avg.

5’ Min.   7’ Avg.

5’ Min.   7’ Avg.

5’ Min.   7’ Avg.

65% (Within 15’ of Property 
Line) 100’ X .65 = 65’

65% (Within 15’ of Property 
Line) 100’ X .65 = 65’

Key Metrics

Zone:

Urban Village:

Frequent Transit:

Density:

Vehicle Parking:

Bike Parking:

FAR:

Gross Floor Area:
(For MHA Calculation)

Structure Height:

Front Setback (NW 54th St):

Rear Setback (South):

Side Setback (East):

Side Setback (West):

Facade Length (East):

Facade Length (West):

839 NW 54th Ave
Seattle, WA 98107

1225039015

#3036911-EG

4,062 SF

Julian Weber Architects, LTD.
1257 S. King St.
Seattle, WA 98144

Legacy Group Capital
400 112th Ave NE #400
Bellevue, WA 98004

Demo house. Construct (1) SFR and (4) town-
houses. Future unit lot subdivition.

Project Data

Address:

Tax ID Number:

SDCI Project Number:

Lot Size:

Architect:

Owner/Applicant:

Proposal:

Previously

SF5000

Proposed

(4) Townhouses (1) SFR

(2) Open Stalls

(5) Long-term
(2) Short-term

5,932.0 SF

5,726sf  SF

39’-9” + 4’ Parapet 
+ 10’ Penthouse Bonus

Complies

Complies

7.11

7.06’

Complies (65’)

Complies (65’)
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Gross Floor Area

SFR 1
Level 1 349 SF
Level 2 493 SF
Level 3 482 SF

1,323 SF
TH 1
Level 1 237 SF
Level 2 314 SF
Level 2 Mezz. 178 SF
Level 3 314 SF

1,043 SF
TH 2
Level 1 314 SF
Level 2 314 SF
Level 2 Mezz. 178 SF
Level 3 314 SF

1,120 SF
TH 3
Level 1 314 SF
Level 2 314 SF
Level 2 Mezz. 178 SF
Level 3 314 SF

1,120 SF
TH 4
Level 1 314 SF
Level 2 314 SF
Level 2 Mezz. 178 SF
Level 3 314 SF

1,120 SF
TOTAL 5,726 SF

SFR 1
Level 1 396 SF
Level 2 547 SF
Level 3 527 SF

1,470 SF
TH 1
Level 1 270 SF
Level 2 352 SF
Level 2 Mezz. 206 SF
Level 3 339 SF

1,167 SF

TH 2
Level 1 352 SF
Level 2 352 SF
Level 2 Mezz. 206 SF
Level 3 338 SF

1,249 SF
TH 3
Level 1 352 SF
Level 2 352 SF
Level 2 Mezz. 206 SF
Level 3 338 SF

1,249 SF
TH 4
Level 1 352 SF
Level 2 352 SF
Level 2 Mezz. 206 SF
Level 3 339 SF

1,250 SF
6,384 SF

Gross Floor Area Marketing SF
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Development Objectives & Public Outreach

HIGH-IMPACT METHOD: 

We distributed fl yers in a 500 foot radius from the site. Flyers were mailed to all 
residences within this area. Flyers provided information about the project and 
location, as well as a link to the project website and online survey.

Link to project website 
and survey.

Front page of Flyer. Back page of Flyer.
Link to dedicated project 
website and public comments.

APPROVED BY DON ON 09.15.2020
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Development Objectives & Public Outreach

DESIGN REVIEW SURVEY COMMENTS:
The comments we recieved from our online survey 
demonstrated that the public valued the following items in 
future development. This included; parking availability, concerns 
of provided greenspace as well as concerns about the buildings 
quality of materials. Overall, this design review outreach created 
an opportunity for us to gather information from residents of 
the neighborhood and allowed us to make informed desisions 
during the design process.

DESIGN REVIEW COMMENT:
Unfortunately, no public comments were recieved from 
the created website. It will remain active until September 
30th, and any comments received will be added to the 
packet. 

DESIGN REVIEW OUTREACH SURVEY

SURVEY RESULTS

Question 1:
100% live very close to the project

Question 2: 
11% want it to fi t into the neighborhood look
11% That it stands out as a unique and landmark buildingI
33% That is affordable for residents and/or businesses 
11% That it is designed to be family-friendly
11% That it is designed with environmental sustainability in mind

Question 3:
44% want lots of plants/greenery
33% want quality building materials at street-level
11% want seating/places to congregate
11% want Off-street bicycle parking

Question 4:
11% are concerned with construction noise/impacts
33% are concerned they will not like the way it looks
22% are concerned that it will not be affordable
33% are concerned with parking

Question 5:
-There is a grave homelessness problem in the neighborhood. How will this 
project help ease that if the units are expensive?

-There is very limited street parking in the area. The area is also inhabited by 
several vehicles that homeless people live in. Your project notes that only 
2 spaces will be included for 5 homes. This is insuffi cient and will negatively 
impact those of us that need to park on this street.

-Please consider a design that is in keeping with the neighborhood. Not 
another cheaply down townhouse project. Thank you!

Question 6: 
-Breweries.
-Gilman park (which is popular with dogs and has beautiful roses!). 
-Street trees. 
-The various sets of stairs that go up to Phinney/upper Fremont.

Question 7:
-Close to supermarkets, Burke Gilman trail.
-Walkability/bikeability, green spaces
-homes with personality 
-interesting architecture
-vegetable and fl ower gardens

Question 7:
-The homogeneity of all the townhomes with very little open green space 
or artistic/creative features.

-Crowding, lack of green space, traffi c.

-Lack of parking

Question 8:
-Parking can be tough
-Neighborhood is being destroyed by developers

Additional results:

Question 1:
50% were 25-34 years old
50% were 35-44 years old

Question 2: 
100% English

We received 5 surveys. All were completed through our online survey via 
the link provided on our printed outreach fl yer. Percentages are based on 
the information completed. Not all surveys had all questions answered.

Question 3: 
25% 1-2 years
50% 3-5 years
25% 5-10 years
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Project Site & Survey
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Site PlanScale: 1” = 20’
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Context & Zoning AnalysisScale: NTS
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Zoning AnalysisScale: NTS

Project Site Zoning:

Adjacent Zoning:

Public Transportation:

LR2 (M1)

LR1 (M), LR3 (M2), IG2 U/65, NC1-40 
(M2), SF5000
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Line 28 - 8th Ave NW & NW 50st St
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Key:
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Context AnalysisScale: NTS

Neighborhood Context Inventory

Before beginning the design process, our team took 
an inventory of all unit types within one block of the 
site. This included a total of 66 units. Per the King 
County Department of Assessments website. The 
surrounding area is comprised primarily of muilti-
family units, the second most common typology 
was single family and the least common was 
Townhomes. The data shows a good balance of 
units in the neighborhood with no typology being 
signifi cantly more prominent than the others. The 
second purpose of this study was to get an accurate 
representation of what type of architecture is 
present in this neighborhood both now and in 
the near future. The following diagram provides 
examples of what types of buildings are in the 
area immediately adjacent to the proposed site. 

Post WWII Single Family Home 
Converted to Duplex.

Contemporary TownhouseProposed Multifamily Project on 
Adjacent Lot.

Proposed Multifamily Project on 
Adjacent Lot.

Contemporary Townhouse

1960’s Duplex

SiteSite

20

16

30

Chart Title
Single Family Townhouse Muiltifamily

UNIT TYPOLOGY
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Street Elevations
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Design Guidelines

Seattle Design Guidelines Seattle Design Guideline Response

CS1. Natural Systems and Site Features

CS2. Urban Pattern and Form

CS3. Architectural Concept and 
Consistency

PL2. Walkability

A. Energy Use

A. Location in the City and 
Neighborhood

B. Adjacent Sites, Streets, and Open 
Spaces

D. Height, Bulk, and Scale

A. Emphasizing Positive 
Neighborhood Attributes

A. Accessibility

B. Safety and Security

The project will utilize natural daylighting to help and decrease the required energy load. On top of this the 
building will be 4-Star Built Green Certifi ed.

The project is located on a site that has recently been upzoned from SF5000 to LR1 (M1). The surrounding 
area has mostly Muilti family and single family homes and across the street is a large park. Because the 
project is in a transition neighborhood the project will seek to bridge the gap between the SFR and 
muiltifamily character of the adjacent houses. 

The adjacent sites, streets and open spaces are addressed in numerous ways. First, the color of the existing 
structure will be represented in the new SFR. Second, by utilizing a gabled roof and constructing a single 
SFR on the street the proposal looks to achieve a consistent massing with the existing context. Finally, The 
approach to the building provides plenty of space for beautiful plantings and exterior spaces as do the 
adjacent buildings.

To address the existing architectural scales our project is broken into (2) separate masses. A street fronting 
SFR utilizes a gabled roof and an open guardrail to lower its overall bulk. This SFR maintains the current SFR 
condition seen on the street front while acting as a buffer between the more dense and larger townhomes 
behind. To further this scale transition the townhomes were pushed to the southernmost portion of the site. 
This distance adds some relief to the townhome building mass allowing it to harmonize with the existing and 
future context.

High quality materials have been selected to complement the existing neighborhood while maintaining 
contemporary aesthetic. Wood details add to the quality of the project and give presence to secondary 
architectural features. A brick retaining wall with lush planting nods to the existing conditions in the 
neighborhood. All Entrances have been articulated with wood details and awnings, while a step-up 
condition on the SRF’s front door refl ects the porch conditions found in the neighborhood. The color choice 
of the SFR is that of the existing building. The landscaping will complement the sidewalk and architecture as 
do the neighboring buildings.  

The project addresses accessibility by providing a sloped grade from the sidewalk to all the townhome 
units. The connections is created by a series of paths along the front entrances to TH 1-4 surrounded by 
landscaping. This will allow residents to fl ow from either the parked cars in the alley or the street in front with 
no issues. The open and landscaped pathway will be pleasant for residents and guests alike when arriving 
on the site.

To address safety along NW 54th Ave windows have been placed behind planted areas keeping both the 
occupants and the neighborhood safe as these openings allow occupants to monitor the neighborhood. 
A balcony on the second level of the SFR provides a safe lookout for occupants to monitor as well. In the 
rear of the SFR and north façade of the townhouse building windows and balconies allow for occupants 
to safely monitor this area. These areas will also be properly lit so that there will be safety and security when 
the sun is down.
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Design Guidelines

Seattle Design Guidelines Seattle Design Guideline Response

PL3. Street Level Interaction

PL4. Active Transit

DC2. Architectural Concept

A. Entries

C. Residential Edges

B. Planning Ahead for Bicyclists

A. Massing

B. Architectural and Facade 
Composition

C. Secondary Architectural Features

D. Scale and Texture

E. Form and Function

The entries of the project have been designed so that they are semi-private and easy to fi nd. These spaces 
are comfortable and inviting by using a cedar siding where the front doors are. Each entry id denoted with 
a metal awning with the address and lighting for residents and guests.

The project respects the residential edges by creating a buffer through either a semi-private walkway/
drive, and a raised brick retaining wall with planting. These buffers are pleasant to inhabit as well as 
look at from a neighboring building so that everyone can appreciate the design. There will be beautiful 
landscaping throughout so that it is not only hard scape and building facades for neighbors to look at.

The project plans for bicycles by providing accessible, permanent exterior bike racks for every residential 
unit as well as (2) bike racks for guests. The path that leads to these bike racks is wide enough to 
accommodate someone who may by push their bike next to them. The bike racks are strategically located 
in the center of the property so that they are easily accessible by all while providing some security for the 
residents to watch over them.

Massing was addressed in a few ways for this proposal. First, the SFR fronting NW 54th St sits well above 
the elevation of the sidewalk which allowed us to greet pedestrians with stairs and landscaping features. 
Second, the scale of the front facade has been reduced by using gabled roofs, a modulated mass, and 
transparency through glazing. Last of all, the mass of the Townhome building has been pushed to the 
southernmost extent of the site breaking down the scale of the project fronting NW 54th St.

The facade and architectural features of this project have been addressed by reducing long blank walls 
with standard materiality. The front facade uses a nice variety of quality building materials and provides 
adequate glazing to create a sense of transparency and openness. The facade and building is broken 
down even more through strategic moves of modulation and roof placement. These areas are visually 
attractive and provide function for weather protection and views for residents.

The composition of the facade has been designed to reference the scale of the surrounding residential 
neighborhood with material choices and color palettes of those in the neighborhood and of the 
existing building. The red paint represents the building that once sat in this site. The roof lines and accent 
bands represent the architectural features found throughout the neighborhood. The scalar proportions 
compliment the residential setting so that the project does not feel monolithic on the site while providing a 
precedent for future development.

The project addresses the human scale in a few different ways. One of the main ways it is addressed is 
through the use of textured natural cedar at the entryways ofall units. Another way is by breaking apart 
the mass to create space above and around pedestrian walkways. The cedar, wood lap, and lush 
landscaping will provide for a pleasant experience for all humans.

The building takes on a form that will allow all users to feel safe and to feel like they understand the spaces 
they are approaching. The form is beautiful while also functional. The spaces around the building are easy 
to access and can be used fl exibly in the future if need be.
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Design Guidelines

Seattle Design Guidelines Seattle Design Guideline Response

DC4. Exterior Elements and Finishes A. Exterior Elements and Finishes

C. Lighting

D. Trees, Landscape and Hardscape 
Materials

Many of the materials in this project are of high quality to ensure that they are lasting and are something 
neighbors and residents will appreciate. These materials are used so that they are aesthetically pleasing as 
well as standing up to the Seattle weather. Wood and the possibility of standing seam metal will provide 
the look and feel of a quality building.

The lighting for this project has been designed so that is provides safety and wayfi nding to the residents 
while still respecting the adjacent properties surrounding NW 54th St Fences are placed to block potential 
car lights in the early morning or late afternoon, walkway and entry lights are designed so that the 
pathways are properly illuminated while the light does not pass by into neighboring properties.

The front of the site along NW 54th St is very lush and currently landscaped with a variety of plantings. 
Our project aims to continue what is already in place by providing plants that will compliment the new 
architecture as well as continue what the neighborhood is already doing. The plants compliment all 
hardscape spaces while having enough room to ensure that they can mature and grow to their full 
potential.



839 NW 54th St| Streamlined Design Review 16
Design Concept

Connection to The Neighborhood

The proposed project merges with the existing context 
in multiple ways. First, the SFR fronting NW 54th St sits 
well above the elevation of the sidewalk which allowed 
us to greet pedestrians with stairs and landscaping 
features. Second, the scale of the front facade has 
been reduced by using gabled roofs, a modulated 
mass, and transparency through glazing. Last of all, the 
mass of the Townhome building has been pushed to the 
southernmost extent of the site breaking down the scale 
of the project fronting NW 54th St. The red vertical siding, 
gable roof, white accents and dark roof are very common 
in Scandinavian residential architecture and is a good 
connection to the heritage of the ballard neighborhood.

Townhouse to SFR Transition
The proposed site lies on the border of a historic 
transition line between LR1 zoning and SF5000 zoning. 
Our project seeks to ease that transition by fronting NW 
54th St with a SFR which relates to the existing context 
while simultaneously providing Multiple townhomes and 
density on the southern portion of the site. This concept 
respects the existing context while also providing the 
density of the new LR2 zoning typology. It eases the 
density with an SFR appropriate to existing scale and 
a townhouse building adjacent to existing townhouse 
buildings 

LR2 Zoning Since LR2 Zoning Since 
2019. Previously LR12019. Previously LR1

LR2 Zoning Since LR2 Zoning Since 
2019. Previously 2019. Previously 
SF5000SF5000

Proposed Project Proposed Project 
Transition line from Transition line from 
LR to SFR typologyLR to SFR typology

Historic Transition Historic Transition 
LineLine
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Conceptual Landscape PlanN.T.S.
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SFR Floor PlansScale: 1/8” = 1’-0”
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TH Floor Plans Lv 1-2Scale: 1/8” = 1’-0”
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TH Floor Plans Lv 2 Mezz.-3Scale: 1/8” = 1’-0”
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TH Floor Plans RoofScale: 1/8” = 1’-0”
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Window Adjacency DiagramsScale: NTS

This area represents the windows 
on the adjacent properties.

East Elevation

West Elevation
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Material Palette

12” Cementitious Lap Siding w/ 10” 
reveal

Blue

Accent Siding Material TH Building

Blue Lap1.

4.

2.

5.

3.

6.

Red Board & Batt Standing Seam Metal Roof

Face BrickCedar T&G

1x2 cedar Batts @ 6” o.c. over 4’x8’ 
cementitious panel

Red

4” Vertical Wood on SFR Building 
Facing NW 54th St

18” wide Standing Seam Metal w/ 
pencil ribs @ 6” o.c.

Dark Grey

SFR Roof

3 5/8” x 8” Face Brick

Aspen White

Planter on Street Front.

1” x 4” T+G Natural Cedar

Soffi ts of Entry Awnings, and lower 
level siding.

White Panel

White Cementitious Panel

Window Accent Panel on SFR & 
primary material on TH building.
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Building Elevations

SFR SOUTH ELEVATION TH 3, 4 SOUTH ELEVATION

Scale: 1/8” = 1-0’

Blue Lap1.

4.

2.

5.

3.

6.
4.6.

1.3.6.

Red Lap Standing Seam Metal

Face BrickCedar T&G White Panel
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Building Elevations

54th Ave (North) ELEVATION TH 1, 2 NORTH ELEVATION

Scale: 1/8” = 1-0’

Blue Lap1.

4.

2.

5.

3.

6.

3. 6.

6. 4.

2.4. 5.

Red Lap Standing Seam Metal

Face BrickCedar T&G White Panel
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Building ElevationsScale: 1/8” = 1-0’

SFR & TH 2, 4 EAST ELEVATION

Blue Lap1.

4.

2.

5.

3.

6.
4. 1.

2. 4.6.

6.

Red Lap Standing Seam Metal

Face BrickCedar T&G White Panel
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Building ElevationsScale: 1/8” = 1-0’

SFR & TH 2, 4 WEST ELEVATION

Blue Lap1.

4.

2.

5.

3.

6.

2.4. 6.

4. 1. 6.

Red Lap Standing Seam Metal

Face BrickCedar T&G White Panel
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RenderingsRenderings For Illustration Purposes Only

1. SFR NW 54th Street Approach
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RenderingsRenderings For Illustration Purposes Only

2. SFR Entry 2. SFR NW 54th Street Approch

2. TH Building Approach/ Bike Parking
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RenderingsRenderings For Illustration Purposes Only

2. Aerial from North

Proposed Proposed (6) Unit(6) Unit Project  Project 
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Project # 3035989-LUProject # 3035989-LU


