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The proposed development replaces one single family residence with 2 new rowhouse units and 2 new townhome units through a lot boundary adjustment. The development will provide 4 medium sized parking stalls. The site is notably located within an urban village and frequent transit area. This project intends to set a new precedent for multi-family development within a transitioning single family neighborhood with generously sized, 3 bedroom units, large enough to attract families with children.  
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PROJECT ADDRESS    APN                          
ZONE
URBAN CENTER/VILLAGE

SITE AREA
DWELLING UNITS
PARKING SPACES
ALLOWABLE FAR
PROPOSED FAR
PROPOSED USE
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: 1016 NE 71st Street
: 6716700230
: LR1 (M1)
: ROOSEVELT RESIDENTIAL 
  URBAN VILLAGE
: 4,998 SF
: 4
: 4 (NONE REQUIRED)
: 4,998 SF X 1.3 = 6,497.4 SF     
: 6,097 SF
: ROWHOUSE/TOWNHOUSE
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Printed Outreach, High Impact: 
Posters hung a minimum of 10 local publicly accessible locations 
 
Digital Outreach, High Impact: 
Interactive Project Website with Public Comment Function

Digital Outreach, High Impact: 
Online Survey with Public Comment Function
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Feedback from the community included:

1. Use attractive exterior finish materials, such as wood
2. Design visually pleasing buildings
3. Provide sufficient vehicular parking
4. Allow sufficient light and air to the new housing units
5. Respond to the neighborhood context 
6. Provide an appropriate density for the neighborhood (ie 4 units rather than 5)
7. Orient the north building roof penthouse length in the N/S direction
8. The landscape frontage on the sidewalk should be appropriately designed
9. Ensure that the construction process respects the neighbors
10. Maintain communication with the neighbors throughout the design and construction process
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PUBLIC OUTREACH
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POSTERS HUNG:
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INTERACTIVE PROJECT WEBSITE:
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ONLINE SURVEY:
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https://www.surveymonkey.com/r/TYQZ7ND
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PROPERTY DESCRIPTION

TAX PARCEL NO. 6716700230

THE EAST 20 FT. OF LOT 19 AND ALL OF LOT 20, BLOCK 2, PERKINS GREEN LAKE ADDITION TO THE CITY OF SEATTLE, ACCORDING TO THE PLAT THEREOF RECORDED IN VOLUME 13 OF PLATS, PAGE 20, RECORDS OF KING COUNTY, WA.   
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PLANT SCHEDULE PLANT SCHEDULE

AutoCAD SHX Text
TREES BOTANICAL / COMMON NAME SIZE BOTANICAL / COMMON NAME SIZE SIZE Acer circinatum / Vine Maple 3 stem min, 6` Ht 3 stem min, 6` Ht Cornus `Eddie`s White Wonder` / Eddie`s White Wonder Dogwood 2"-2.5" Cal B&B 2"-2.5" Cal B&B Street Tree GROUND COVERS BOTANICAL / COMMON NAME SIZE BOTANICAL / COMMON NAME SIZE SIZE Thymus pseudolanuginosus / Woolly Thyme 4"pot 4"pot Vinca minor `Bowles Blue` / Dwarf Periwinkle 4"pot 4"pot SITE BOTANICAL / COMMON NAME SIZE BOTANICAL / COMMON NAME SIZE SIZE 7/8" Drain Rock N/AN/A

AutoCAD SHX Text
SHRUBS BOTANICAL / COMMON NAME SIZE SPACING BOTANICAL / COMMON NAME SIZE SPACING SIZE SPACING SPACING Calamagrostis x acutiflora `Karl Foerster` / Feather Reed Grass 1 gal Yes 1 gal Yes Yes Carex morrowii `Ice Dance` / Ice Dance Japanese Sedge 1 gal Yes 1 gal Yes Yes Carex oshimensis `Everillo` / Everillo Japanese Sedge 1 gal Yes 1 gal Yes Yes Euonymus japonicus `Greenspire` / Greenspire Upright Euonymus 20" Ht min Yes 20" Ht min Yes Yes Hydrangea paniculata `Limelight` / Limelight Hydrangea 5 gal Yes 5 gal Yes Yes Lavandula angustifolia `Hidcote Blue` / Hidcote Blue Lavender 1 gal Yes 1 gal Yes Yes Mahonia eurybracteata `Soft Caress` / Mahonia Soft Caress 2 gal Yes 2 gal Yes Yes Nandina domestica `Sienna Sunrise` / Heavenly Bamboo 5 gal Yes 5 gal Yes Yes Polystichum munitum / Western Sword Fern 1 gal Yes 1 gal Yes Yes Prunus laurocerasus `Mount Vernon` / Mount Vernon Laurel 2 gal Yes 2 gal Yes Yes Rhododendron x `Ramapo` / Ramapo Rhododendron 3 gal Yes 3 gal Yes Yes Sarcococca ruscifolia / Fragrant Sarcococca 2 gal Yes 2 gal Yes Yes BIORETENTION BOTANICAL / COMMON NAME SIZE SPACING BOTANICAL / COMMON NAME SIZE SPACING SIZE SPACING SPACING Acorus gramineus `Ogon` / Golden Variegated Sweetflag 1 gal Yes 1 gal Yes Yes Cornus alba `Gouchaultii` / Goldenleaf Dogwood 5 gal Yes 5 gal Yes Yes Panicum virgatum `Heavy Metal` / Blue Switch Grass 1 gal Yes1 gal YesYes

Clarke
Text Box
6

Clarke
Text Box
3038568-EG/3038793-EG



Clarke
Rectangle

Clarke
Rectangle

Clarke
Text Box
2 STORY SINGLE FAMILY HOME


Clarke
Text Box
NORTH

Clarke
Rectangle

Clarke
Text Box
2 STORY SINGLE FAMILY HOME


Clarke
Text Box
2 STORY SINGLE FAMILY HOME


Clarke
Text Box
1 STORY SINGLE FAMILY HOME
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NEIGHBORHOOD SOCIAL SPACES

1. BRUNELLO RISTORANTE ITALIANO
2. ROOSEVELT P-PATCH COMMUNITY GARDEN 
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NEW MIXED USE DEVELOPMENT 
ON ROOSEVELT WAY NE

THESE BUILDINGS ACTIVATE THE STREET WITH GROUND LEVEL GLAZING AND PEDESTRIAN SCALED LANDSCAPING WHILE REDUCING THE PERCEIVED MASS BY BREAKING IT UP INTO AT LEAST TWO VOLUMES.
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SINGLE FAMILY HOUSING

EXISTING HOUSES IN THE NEIGHBORHOOD ARE CHARACTERIZED BY STOOPS OR FRONT PORCHES AT THE ENTRIES WITH COMBINATIONS OF LAP AND SHINGLE SIDING WITH WOOD ACCENTS FOR EXTERIOR FINISHES.
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NE 71ST STREET LOOKING SOUTH
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EXISTING ONE STORY RESIDENCE (TO BE DEMOLISHED)
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ROOSEVELT WAY NE
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LR3 (M2)
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 C O D E   C I T A T I O N R E Q U I R E D  /  A L L O W E D P R O P O S E D 

USES 
23.45.504 

     Residential Uses Permitted      Multi-family Residential Use Proposed 

FLOOR AREA RATIO 
23.45.510 

      
     LR1(M1), Inside Urban Center/Village: Max. FAR = 1.3 
     1.3 x 4,998 SF Lot Area = 6,497.4 SF Maximum 
 
     Lot Boundary Adjustment, Lot A: 2499.1 SF x 1.3 = 3248 SF Maximum  
 
     Lot Boundary Adjustment, Lot B: 2499.1 SF x 1.3 = 3248 SF Maximum 
 

     Lot A: 3069 SF Proposed  
 
     Lot B: 3029 SF Proposed  
 

DENSITY LIMITS 
23.45.512 

      
      LBA, Lot A: Rowhouse Development in LR1(M1) Zone: No Density Limit 
 
      LBA, Lot B: Townhouse Development in LR1(M1) Zone: 2499.1 SF/1300 SF = 1.92 Units 
 

     Lot A: 2 Rowhouse Units Proposed 
 
     Lot 2: 2 Townhouse Units Proposed 

STRUCTURE HEIGHT 
23.45.514 

     LR1(M1), Inside Urban Center/Village: 30’ Base Height Limit      Proposed Maximum Height Is Under 30’-0” 

SETBACKS  
23.45.518 

     Lot 1: Rowhouse Development                             Lot 2: Townhouse Development 
     Front: 5’ minimum                                              Front: 7’ average, 5’ minimum 
     Sides: 3.5’ minimum                                           Sides: 5’ minimum 
     Rear: 7’ average, 5’ minimum                             Rear: 7’ average, 5’ minimum 

     Lot 1: Rowhouse Development                   Lot 2: Townhouse Development 
     Front: 6’-4.5” minimum                            North Front: 7’-0” average, 6’-5.5” min 
     West Side: 3’-8” East Side: 10’-3”             West Side: 5’-0.5”  East Side: 5’-0”  
     Rear: 10’-0” average, 10’-0” min              South Rear: 14’-10” average, 14’-10” min 

AMENITY AREA 
23.45.522 

     Min. 25% of Lot Area Required, Min. 50% of which shall be provided at ground level 
     Lot 1: 0.25 x 2499.1 SF = 625 SF Total, x 0.5 = 312.5 SF Required at Ground Level 
     Lot 2: 0.25 x 2499.1 SF = 625 SF Total, x 0.5 = 312.5 SF Required at Ground Level 

     
     Lot 1: Rowhouse Development                Lot 2: Townhouse Development 
                761 SF at Roof Decks                      846 SF at Roof Decks 
                369 SF at Ground Level                   462 SF at Ground Level 
             1,130 SF Total Proposed                  1,308 SF Total Proposed 
 

LANDSCAPING 
23.45.524 

     Min. 0.6 Green Factor Required 
     Street Trees Required 

     0.6 Green Factor Proposed 
     Street Trees Proposed 

STRUCTURE WIDTH 
23.45.527.A 

     Rowhouse Development in LR1 Zone: No limit 
     Townhouse Development in LR1 Zone: 60’ 

     No limit on rowhouse structure width 
     Townhouse width is less than 60’ 

FACADE LENGTH 
23.45.527.B 

     Maximum Facade Length is 65% of the length of the side lot lines for portions  
     of the facade within 15’ of the side lot lines. 
     Maximum Facade Length, Lot 1 East: 50.66’ x 0.65 = 32’-10” Maximum  
     Maximum Facade Length, Lot 1 West: 49.33’ x 0.65 = 32’ Maximum 
     Maximum Facade Length, Lot 2 East: 49.33’ x 0.65 = 32’ Maximum 
     Maximum Facade Length, Lot 2 West: 50.8’ x 0.65 = 32’-11” Maximum 

     Lot 1 East: 32’-0” Proposed 
     Lot 1 West: 32’-0” Proposed 
     Lot 2 East: 28’-2” Proposed 
     Lot 2 West: 28’-2” Proposed 

LIGHT & GLARE STANDARDS 
23.45.534 

    All exterior lighting shall be shielded and directed away from adjacent properties. 
     All exterior lighting is to be shielded and directed 
     away from adjacent properties.  

REQUIRED PARKING 
23.54.015 

     No required parking (50% Reduction for Frequent Transit Service Area and inside an Urban        
     Center/Village 

     4 Vehicular Parking Spaces Proposed 
     4 Long Term Bicycle Parking Spaces Proposed 
     2 Short Term Bicycle Parking Spaces Proposed 

SOLID WASTE 
23.54.040 

     (1) 2.5’x6’ Storage Area Per Unit Required, 4 Total Required      (4) 2.5’x6’ Storage Areas Proposed 
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CS1.A. ENERGY USE
CS1.E. WATER

The new buildings are highly energy efficient and exceed Seattle Energy Code. Structural systems have been upgraded to incorporate new energy efficient building systems. The architecture has been designed to accommodate stormwater, this enhances the architectural design while facilitating stormwater management.

CS2.D.1. HEIGHT, BULK, AND SCALE, EXISTING DEVELOPMENT AND ZONING REVIEW: 
Review the height, bulk, and scale of neighboring buildings as well as the scale of development anticipated by zoning for the area to determine an appropriate complement and/or transition. Note that existing buildings may or may not reflect the density allowed by zoning or anticipated by applicable policies.

CS3.A.4. EVOLVING NEIGHBORHOODS: 
In neighborhoods where architectural character is evolving or otherwise in transition, explore ways for new development to establish a positive and desirable context for others to build upon in the future.

While the neighborhood is largely currently composed of two to three story single family residences, with some new precedents of townhouse development, the zoning anticipates higher density for this area. The proposed site is located within an LR1 (M1) zone. There is an NC2-55 (M) zone immediately to the west, along Roosevelt Way NE with four story apartment and commercial buildings at the intersection with NE 71st Street. The proposed development features four, three story, multi family units with penthouses, broken up across two buildings, see Aerial Perspective of Neighborhood on this page.

CS3.A.2. CONTEMPORARY DESIGN: 
Explore how contemporary designs can contribute to the development of attractive new forms and architectural styles; as expressed through use of new materials or other means.

DC2.A.2. REDUCING PERCEIVED MASS: 
Use secondary architectural elements to reduce the perceived mass of larger projects. Consider creating recesses or indentations in the building envelope; adding balconies, bay windows, porches, canopies or other elements; and/or highlighting building entries. 

The proposed building design reduces perceived mass by articulating each individual unit at the street facing facade with reveals, projections, and finish materials. Entries to the street facing rowhouse units are highlighted with deep recesses and entry stoops. The design is contemporary and windows are grouped at each floor in order to create a greater visual presence on the facade. The upper parapet roof line and penthouses set back from the front of the building in order to reduce perceived scale of the building, see Perspective from NE 71st Street Looking Northwest on this page. Wood is used as an exterior finish, as appropriate in the context, and as suggested by the neighbors in the Community Outreach.

The buildings have zero blank walls (DC2.B.2).
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PL1.B.3. PEDESTRIAN AMENITIES: 
Opportunities for creating lively, pedestrian oriented open spaces to enliven the area and attract interest and interaction with the site and building should be considered. Visible access to the building's entry should be provided. Examples of pedestrian amenities include seating, other street furniture, lighting, year-round landscaping, seasonal plantings, pedestrian scale signage, site furniture, art work, awnings, large storefront windows, and engaging retail displays and/or kiosks.

PL3.A.1.d. INDIVIDUAL ENTRIES TO GROUND-RELATED HOUSING: 
Should be scaled and detailed appropriately to provide for a more intimate type of entry. The design should contribute to a sense of identity, opportunity for personalization, offer privacy, and emphasize personal safety and security for building occupants. 

The rowhouse units are accessed via individual pathways directly connected to the sidewalk. The raised entries and patios respond to the topography and provide an appropriate transition between public and private spaces. A bioretention planter provides an appropriate buffer between the entryways. Each entry is individualized through the use of recessed building massing, entry patios, projecting roof overhangs and fins, and addressing mounted to the building, see Sectioned Perspective on this page. The generous, private patios at the front contribute to the vibrancy of the sidewalk experience and allow opportunities for neighbors to interact. The rowhouse main floors are elevated from the sidewalk in response to the topography, which also provides privacy and security. Entries to the north building have been recessed and articulated with finish materials, lighting, and addressing in response to our discussions in the Pre-Submittal Conference. 

DC2.B.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. 

DC2.C. SECONDARY ARCHITECTURAL FEATURES
PL2.D. WAYFINDING
PL3.A.2. ENSEMBLE OF ELEMENTS

PL2.C.2. WEATHER PROTECTION, DESIGN INTEGRATION: 
Integrate weather protection, gutters and downspouts into the design of the structure as a whole, and ensure that it also relates well to neighboring buildings in design, coverage, or other features. 

The buildings are finished with a careful balance of wood siding and dark gray lap siding, with a 5 inch exposure for a finer human scale texture. Fiber cement panels are only used as infill between windows and building masses. Many of the existing buildings in the neighborhood feature similar creative combinations of siding. Each elevation was carefully composed to respond to the conditions of the site. The rowhouse building establishes a consistent building fabric at the street. The street facing facade features a two story wood mass with a recessed third story volume above; this massing strategy directly responds to the neighborhood context of largely two story houses. Glazing is maximized with wrapping corner windows on the third story. Windows are grouped to have a greater visual presence on the elevations and to provide ample eyes on the street (PL2.B.1). Recessed entries, overhangs, addressing, and lighting combine to create an Ensemble of Elements and effective Wayfinding through Secondary Architectural Features (PL2.D, PL3.A.2, DC2.C).

The roof drainage strategy was considered early in the building design process and used to further articulate the two story front mass and provide visual interest on the east and west elevations with wrapping roof projections at the third story (CS1.E.2).
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CS2.B.2. CONNECTION TO THE STREET: Identify opportunities for the project to make a strong connection to the street and carefully consider how the building will interact with the public realm. Consider the qualities and character of the streetscape- its physical features (sidewalk, parking, landscape strip, street trees, travel lanes, and other amenities) and its function (major retail street or quieter residential street)- in siting and designing the building. 

DC1.B.1.C. ACCESS LOCATION AND DESIGN: Choose locations for vehicular access, service uses, and delivery areas that minimize conflict between vehicles and non-motorists wherever possible. Emphasize use of the sidewalk for pedestrians, and create safe and attractive conditions for pedestrians, bicyclists, and drivers by: 
c. employing a multi-sensory approach to areas of potential vehicle-pedestrian conflict such as garage exits/entrances. Design features may include contrasting or textured pavement, warning lights and sounds, and similar safety devices. 

PL3.A.1.D. INDIVIDUAL ENTRIES TO GROUND RELATED HOUSING
PL3.B. RESIDENTIAL EDGES
DC4.C. LIGHTING
DC4.D. LANDSCAPE

ROOSEVELT AREA DESIGN GUIDELINES CS2.II.ii. ADJACENT SITES, STREETS AND OPEN SPACES: Ground-level landscaping should be used between the structure(s) and sidewalk in multifamily areas.

ROOSEVELT AREA DESIGN GUIDELINES DC3.II. STREET PLANTING & LANDSCAPE TO ENHANCE THE BUILDING AND/OR SITE: 
i. Use designs that enhance and build upon the natural systems of the neighborhood, such as storm water drainage, and aquifer re-charge strategies, habitat enhancement, solar access, food production, etc.
ii. Landscaping should be employed as both a design feature and an environmental enhancement. Dominant street tree varieties from the neighborhood should be incorporated into the plan.
iii. Consider maintenance and revitalization of existing trees. 

The proposed design enhances the streetscape along NE 71st Street by providing generous new plantings between the sidewalk and the new building and patios, see Rendered Landscape Plan on this page. The new structures are also sited to help retain the neighboring existing trees. Entries and patios are sited to provide opportunities for neighbor interaction. The front setback is enlarged to provide adequate transition between public and private spaces. All pathways are adequately lit for wayfinding and security, see the Lighting Plan on sheet 28.

The landscape architect also chose to incorporate hidcote blue lavender within the plantings near the sidewalk in direct response to the Roosevelt P-Patch Community Garden, which is located near the intersection of NE 71st Street and 12th Avenue NE, and features blue lavender at the entrance.  

A shared driveway provides access to the central courtyard and rear unit entries. The driveway and courtyard are modeled after the idea of a woonerf, where vehicles, cyclists, and pedestrians share space. A gridded, two-toned paver pattern is utilized to scale down the space and to give it the character of a pedestrian plaza, see Pedestrian Perspective of Shared Courtyard & Rear Entries Looking Northwest on pages 16 and 27.
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