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P R O J E C T  O B J E C T I V E

To construct a residential apartment building with six (6) stories above street level. 
The structure will have approximately seventy (70) residential units with two (2) 
levels of below grade parking accessed from the alley. Retail space will be avail-
able along Eastlake as well as the leasing office and an additional residential lobby. 
Trash will also be accessed along the alley. The existing building on the site will be 
demolished. 

The project will activate the streetscape with retail along Eastlake Avenue East 
and will also have a residential lobby and leasing office on the street frontage for 
convenience for the residents. The northwest corner will have a “carved area” that 
mirrors the building across the street. This plaza will be a wonderful community 
asset as it will incoporate seating for neighbors and residents to enjoy. 

The existing building on the site has two curb cuts along Eastlake Avenue. However, 
the new project proposes to eliminate both along the pedestrian-friendly Eastlake 
Avenue and Lynn Streets and put all vehicular traffic along the alley. Short term 
surface parking stalls, access to the garage parking and the trash access will all be 
from the alley -- keeping Eastlake free from additional traffic. 

The building will not be maximizing its building height in respect to its neighbors 
and will have a stepped massing to furthur reduce its bulk and scale. The sidewalk 
along Eastlake will be extra wide with integrated landscaping. 

The building will have many amenities for its residents -- including balconies over-
looking the sweeping views of Lake Union, a plethora of bike parking, fitness room, 
and solarium(s) on the rooftop deck with a generous outdoor patio. 

Approximately 14 units (20%) of the project will be made affordable through the 
Multifamily Propery Tax Exemption (MFTE) program. 

P R O J E C T  O V E R V I E W

 Total Gross Building Area   74,722 SF

 Number of Residential Units  Approximately 70 Units

 Number of Commercial Units  2 
  
 Commercial Area    1,330 SF
  
 Number of Parking Spaces   Approximately 37 Stalls 
 
 Number of Long Term Bike Parking  72 
 
 Number of Short Term Bike Parking  2

S U S T A I N A B I L I T Y

This project is will achieve LEED Silver certification while striving for Gold through 
energy efficiency and community connection. It will balance the sites ecological 
impact with tenant comfort and well-being to create a site that is healthy for both 
the environment and the people who live there.

D E V E L O P M E N T  O B J E C T I V E S
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SUMMARY OF OUTREACH METHODS

METHOD     MEDIA      ACTION

(1)  Pr inted Outreach    Posters  (High- Impact)     Posters  have been posted with in  a  ha l f-mi le  f rom the proposed s i te  /  photos  of  posters  have been sent  to  Amanda Hohl fe ld  (DON)

(2)  E lectronic/Dig i ta l  Outreach   Project  Website  (High- Impact)    Project  websi te  has  been establ ished and publ ic ized through the pr inted outreach /  posters .  Project  informat ion was provided on the 
            webs i te  and a  survey was made avai lable  for  publ ic  comment ing and monitored dai ly.

(3)  E lectronic/Dig i ta l  Outreach   Survey (High- Impact)     Onl ine survey was made avai lable  for  publ ic  comments  & feedback on the websi te  advert ised through the posters .  Survey feedback was 
            monitored dai ly.

(4)  In-person Outreach    Zoom Meet ing (High- Impact)    Zoom meet ing with  East lake Community  Counci l  members  to  present  our  project and gather  their  feedback.    

E A R L Y  C O M M U N I T Y  O U T R E A C H  S U M M A R Y

SUMMARY OF COMMENTS/QUESTIONS 

TYPE OF COMMENT/QUESTION              CONCERN

Pr inted Outreach    Posters  have been posted with in  a  ha l f-mi le  f rom the proposed s i te/    The posters  had informat ion about  the project  and a lso  the websi te  and survey. 
      photos  have been sent  to  Amanda Hohl fe ld  (DON).       Responses  to  the survey increased after  the posters  were posted.

E lectronic/Dig i ta l  Outreach   Project  Website  (High- Impact)          The websi te  provided informat ion about  the project  and a lso a  l ink  to  the survey.  Survey was made 
                 ava i lable  f rom Apr i l  27 to  June 15,  2022.

 
E lectronic/Dig i ta l  Outreach   Survey (High- Impact)          The survey provided d i fferent  types  of  quest ions  to  f ind out  what  type of  indiv idual  was  tak ing the survey   
                 and a lso  what  type of  concerns  they had about  the project .  
               
                 Some concerns  f rom survey:

                  -  Publ ic  areas  are  good for  pedestr ians
                  -  That  the project  looks  good and f i ts  the neighborhood
                  -  New reta i l  space to  replace the corner  store /  restaurant
                  -  Susta inabi l i ty
                  -  Construct ion noise/ impact
                  -  Project  might  be out  of  sca le  with  other  bui ld ings  nearby
                  -  Project  provides  enough park ing
                  -  Project  provides  p laces  to  s i t
                  -  That  the project  does  not  create more traff ic  and park ing i ssues
                  -  Attract ive  bui ld ing mater ia ls  at  street- level

In-person Outreach    Zoom Meet ing (High- Impact)         Some concerns  brought  up by  members  of  East lake Community  Counci l :

                  -  Traff ic  on Lynn
                  -  Prov id ing p laces  where people  can gather  /  benches 
                  -  Good looking facades  a long the a l ley  as  much as  the publ ic  fac ing facades
                  -  H igh-qual i ty  bui ld ing mater ia ls
                  -  Prov id ing reta i l  a long East lake
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V I C I N I T Y  M A P S

N

2240 Eastlake Ave E
Seattle, WA 98102

N

EASTLAKEEASTLAKE
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E X I S T I N G  S I T E  C O N D I T I O N S   -  C O N T E X T  P H O T O S

3

6

4

1

2

5

N

1  E x i s t i n g  B u i l d i n g s  O n  S i t e 2  E x i s t i n g  O f f i c e  B u i l d i n g

4  Z o o  T a v e r n  &  C a r r o t  C a f e

7  S t a r b u c k s 8  A r e i s  B u i l d i n g  &  P e c a d o  B u e n o

3  E x i s t i n g  O f f i c e  B u i l d i n g

5  F r a n k l i n  S t a t i o n  A p a r t m e n t s 6  R o g e r s  P l a y g r o u n d

9  W a t e r s i d e  C o n d o m i n i u m s

7

8

9
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U R B A N  D E S I G N  A N A L Y S I S  -  N E I G H B O R H O O D  C O N T E X T
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N E W  N E I G H B O R H O O D  C O N T E X T

The surrounding area around our site is undergoing a lot of 

development as seen in the aerial map shown on the left (new 

development has been highlighted). New development consists 

mostly of mixed-used residential projects which will add density, 

bulk and scale to the neighborhood. 

1    PROJECT SITE | 2240 Eastlake Ave E

2    2210 Eastlake Avenue E | Project #3036179-LU
 57-unit apartment building. No parking provided.

3 2311/2313 Yale Avenue E | Project #3039399-LU
 4-story, 3-unit townhouse building; 
 parking for 3 vehicles.

4    2328/2334 Franklin Avenue E | Project #3037757/58-EG
 Proposal has been updated to include two buildings. 
 The current proposals are for two 4-story buildings on
 each of the lots with 5 each.

5    2335 Boylston Avenue E | Project #3034692
 6-story congregate residence building with 72 rooms. 
 No parking provided.

6    2372 Franklin Avenue E | Project #3037203-EG
 8 row houses with 7 accessory dwelling units; 5 parking.

7    78 E Lynn Street | Project #3038019-LU
 5-story, 15-unit apartment building. 15 parking stalls.

8    2310 Fairview Ave E | Project #3032848-EG
 Shoreline Substantial Development to allow two, 3-story
 townhouse buildings (7-units total). 7 parking stalls.

9    2031 Eastlake Avenue E | Project #3034459-EG
 6-story plus basement, mixed-use structure. The proposed
 structure has one commercial space on ground floor with 
 30 SEDUs with no parking.

10   2029 Yale Avenue E | Project #3036910-EG
 8 townhouses with 9 parking stalls.

11    2001 Eastlake Avenue E | Project #3036011-LU
 6-story 109-apartment building (SEDU) with retail. 
 13 parking stalls.

1
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E X I S T I N G  S I T E  C O N D I T I O N S   -  E X I S T I N G  S U R V E Y

S i t e  A d d r e s s :
2240 Eastlake Avenue East
Seattle, WA 98102 

P a r c e l  # :
290220-0610

L e g a l  D e s c r i p t i o n :
GREENES ADD LESS ST
PLat Block: 9
Plat Lot: 9-10

L o t  S i z e :
12,262 SF
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1  Corner of Eastlake Ave E & E Lynn Street looking towards site 2  Looking at site directly from Eastlake Avenue East towards east 3 Neighboring Vinemaple apartments to south

4 View looking down alley towards south 5 Looking north down alley

7 View of northeast corner of site from across E Lynn Street 8 Looking at site from sidewalk towards northeast 9 View of site from across Eastlake Avenue E from across street

7

6

4

8

5

1

N

3

2

6 Looking west down E Lynn Street

9

E X I S T I N G  S I T E  C O N D I T I O N S   -  S I T E  P H O T O S
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E X I S T I N G  S I T E  C O N D I T I O N S   -  E X I S T I N G  S T R E E T S C A P E  |  E a s t l a k e  A v e n u e  E a s t

P R O J E C T  S I T E
2240 Eastlake Avenue East

Opposite  of  Project  S i te

AB

A  | E A S T L A K E  A V E N U E  E A S T  |  L o o k i n g  E a s t

B  | E A S T L A K E  A V E N U E  E A S T  |  L o o k i n g  W e s t

NAB

SITE
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E X I S T I N G  S I T E  C O N D I T I O N S   -  E X I S T I N G  S T R E E T S C A P E  |  E a s t  L y n n  S t r e e t

P R O J E C T  S I T E
2240 Eastlake Avenue East

Opposite  of  Project  S i te

C

D

C  |  E A S T  LY N N  S T R E E T  |  L o o k i n g  S o u t h

D  |  E A S T  LY N N  S T R E E T  |  L o o k i n g  N o r t h

N

C

D

SITE
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E X I S T I N G  S I T E  C O N D I T I O N S   -  E X I S T I N G  S T R E E T S C A P E  |  A l l e y 

P R O J E C T  S I T E
2240 Eastlake Avenue East

Opposite  of  Project  S i te

FE

E  | A L L E Y  |  L o o k i n g  W e s t

F  | A L L E Y  |  L o o k i n g  E a s t

FE N

SITE
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L e g e n d

 Residential

 Retail

 Grocery

 Food | Beverage

 Office

 School

 Childcare

 Pharmacy

 EV Station

S U M M A R Y  C O N T E X T  A N A L Y S I S   -  Z O N I N G  M A P  &  T Y P O L O G I E S

N C 2 - 6 5
( M 1 )

L R 3
( M 1 )

S F  5 0 0 0

Z o n i n g  M a p  -  C u r r e n t
The site lies within a stretch of NC2-65 (M1) zoning at the corner of Eastlake Avenue E and E Lynn Street.  
The site is surrounded by LR3 zoning to the west and east with some MR zoning further to the east and 
some C1 zoning to the south. Further to the project’s east, there are mostly single family zones. 

N

T y p o l o g i e s  /  U s a g e s
The project is within a neighborhood that is predominantly zoned commercial and surrounded by low-
rise residential and single family zones further out around Eastlake Avenue East. Eastlake Avenue East is 
peppered with different commercial uses. 

N

L R 3
( M 1 )

C 1 - 5 5
( M )

C 1 - 4 0

M R
( M 1 )

I G 1  U / 4 5

L R 2
( M )

L R 2
( M )

Site

Site
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E X I S T I N G  S I T E  C O N D I T I O N S   -  V I C I N I T Y  A C C E S S  /  W A L K A B I L I T Y  +  T R A N S I T

TRANSPORTATION

The site is served by two (2) bus lines, Route 70 and 49, running 
NORTH and SOUTH along Eastlake Avenue East and 10th Avenue 
East. 

Additionally, the Rapid Line | J-Line and improved bike lanes are 
proposed along Eastlake and will be completed by 2026.

Many businesses and destinations are walkable from our site -- as 
are parks and the waterfront.

N

L e g e n d

 Bus Routes

 Walking Radius

 Bike Lanes
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ZONING STANDARDS
SEATTLE LAND USE CODE SUMMARY 

Parcel #    290220-0610

Lot Area    12,262 sf 

Zoning    NC2-P 65 (M1) / Medium MHA

Overlay    Urban Village Overlay

Permitted and prohited uses Residential Uses (permitted outright)               Will comply
23.47A.004 / Table A  Commercial Uses 
    Eating and drinking establishments (conditionally permitted / limited to 25,000 sf)
    Restaurants (permitted / limited to 25,000 sf)
    Offices (permitted / limited to 25,000 sf)
    Sales and serves, general (permitted / limited to 25,000 sf)
    
Street-level uses   C. Residential uses at street level               Will comply
23.47A.005    1. In all NC and C zones, residential uses may occupy, in the aggregate, no more than 20 percent of the street-level street-facing facade 
    D. in pedestrian-designated zones the locations of uses are regulated as follows:
    J. Offices, provided that no more than 30 feet of the street-level, street-facing facade of a structure may contain an office use
    
Street-level development  A. Basic street-level requirements               Will comply
standards    2b. Blank segments of the street-facing facade between 2 feet and 8 feet above the sidewalk may not exceed 20 feet in width.
23.47A.008     c. The total of all blank facade segments may not exceed 40 percent of the width of the facade of the structure along the street.
     3. Street-level, street-facing facades shall be located within 10 feet of the street lot line, unless wider sidewalks, plazas, or other approved 
     landscaped or open spaces are provided.
    B. Non-residential street-level requirements
     2.a Sixty percent of the street-facing facade between 2 feet and 8 feet above the sidewalk shall be transparent.
     3.a Non-residential uses greater than 600 square feet shall extend an average depth of at least 30 feet and a minimum depth of 15 feet from 
     the street-level, street-facing facade.
     3b. In pedestrian designated zones, non-residential uses less than 600 square feet in size shall extend an average depth of at least 20 feet and
      a minimum depth of 10 feet from the street-level, street-facing facade.
     4. Non-residential uses at street level shall have a floor-to-floor height of at least 13 feet.
    C.4. Overhead weather protection
     a. Continuous overhead weather protection (i.e. canopies, awnings, marquees, and arcades) is required along at least 60 percent of the street
     frontage of a structure on a principal pedestrian street
     b. The covered area shall have a minimum width of 6 feet, unless there is a conflict with existing or proposed street trees or utility poles
     c. The overhead weather protection must be provided over the sidewalk, or over a walking area within 10 feet immediately adjacent to the 
     sidewalk.

Structure Height   Maximum structure height in zone NC2-P 65:   65 Ft              Will comply
23.47A.012   
    C. Rooftop Features
    2 .  Open ra i l ings ,  p lanters ,  sky l ights ,  c lerestor ies ,  greenhouses,  so lar iums,  parapets ,  and f i rewal ls  may extend as  h igh as  the h ighest  r idge 
    of  a  p i tched roof  permitted by  subsect ion 23.47A.012.B.  or  up to  4  feet  above the otherwise appl icable  height  l imit ,  whichever  i s  h igher.
    4 .  So lar  co l lectors  and mechanica l  equipment  may extend up to  15 feet  above the appl icable  height  l imit ,  as  long as  the combined tota l 
    coverage ga in ing addit ional  height  does  not  exceed 20 percent  of  the roof  area and 25 percent  i f  mechanica l  i s  screened.
     -  Sta i r  and e levator  penthouses  may extend above the appl icable  height  up to  16 feet .
    6 .  Rooftop features  l i sted in  th is  subsect ion 23.47A.012.C.6  shal l  be located at  least  10 feet  f rom the north lot  l ine  unless  a  shadow diagram
    i s  prov ided that  demonstrates  that  locat ing such features  with in  10 feet  of  the north lot  l ine  would not  shade property  to  the north on 
    January  21 at  noon more than would a  structure bui l t  to  maximum permitted height  and FAR.

Z O N I N G  S T A N D A R D S  1
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Floor area ratio (FAR)  Floor Area Ratio:                 12,262 sf x 4.5 = 55,179 SF maximum
23.47A.013    Base FAR limit: 4.5               Will comply
    B. The following gross floor area is not counted toward FAR:            
     1. All stories, or portions of stories, that are underground;
     2. All portions of a story that extend no more than 4 feet above existing or finished grade, whichever is lower, excluding access.

Setbacks   A. Rooftop features are not allowed in setbacks, except that for upper-level setbacks:         Will comply
23.47A.014    1. Open railings may extend up to 4 feet above the height at which the setback begins.
     2. Parapets may extend up to 2 feet above the height at which the setback begins
    B. Setback requirements for lots abutting or across the alley from residential zones
     1. An upper-level setback is required along any rear or side lot line that abuts a lot in an LR, MR, or HR zone or that abuts a lot that is zoned 
     both commercial and LR, MR, or HR if the commercial zoned portion of the abutting lot is less than 50 percent of the width or depth of the lot, 
     as follows:
      a. Ten feet for portions of structures above 13 feet in height to a maximum of 65 feet  

Landscaping and screening A.2. Landscaping that achieves a Green Factor score of 0.3 or greater           Will comply
standards   B.2. Street trees are required when any development is proposed. Existing street trees shall be retained unless the Director of Transportation 
23.47A.016     approves their removal.
    C.1. Screening shall consist of fences, walls, or landscaped areas, including bioretention facilities or landscaped berms.

Light and Glare   A. Exterior lighting must be shielded and directed away from adjacent uses.          Will comply
23.47A.022   B. Interior lighting in parking garages must be shielded to minimize nighttime glare affecting nearby uses.
    
Amenity Area   A. Amenity areas are required in an amount equal to 5 percent of the total gross floor area in residential use.      Will comply       
23.47A.024   B. Required amenity areas shall meet the following standards, as applicable:
     4. Common amenity areas shall have a minimum horizontal dimension of 10 feet, and no common amenity area shall be less than 250 square
     feet in size.
     5. Private balconies and decks shall have a minimum area of 60 square feet, and no horizontal dimension shall be less than 6 feet.
    
Parking    Table B for 23.54.015 II. Residential use for requirements for specific areas          Project will be providing approximately 37 parking stalls.
23.54.015    M. All residential uses in commercial, RSL and multifamily zones within urban villages that are not within urban center or the Station Area   
     Overlay District, if the residential use is located within a frequent transit service area  ---> No minimum requirement.    Due to site constraints, we will be asking for several design departures 
                      related to making the parking garage possible. See design departures  
                      requested on page 37.       
                
    
  

Z O N I N G  S T A N D A R D S  2
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GUIDELINE RESPONSES

Response: The proposed s idewalk  for  our  project  wi l l  be 
10 feet  wide and wi l l  mainta in  the ex ist ing  street  t rees 
and landscape buffer.  A long with  a  lobby to  the apart-
ment  at  East lake,  for  res ident  convenience and con-
nect iv i ty  to  street- level  funct ions,  most  uses  a long the 
street  wi l l  be  for  the publ ic  such as  reta i l .  A l l  vehicular 
funt ions  have been s i ted towards  the a l ley  and away 
from street-fac ing port ions  of  the project .

Response: The building directly across our site has an open 
plaza carved at its corner and as a responding gesture, our 
project will also mirror the carved corner at Eastlake and Lynn 
as well. The open plaza will provide additional space for a 
generous entry to the residential lobby located at that corner 
and will be a great space for residents to sit and enjoy their 
coffee and have conversations with neighbors.

Response: Where poss ib le ,  the proposed project  mini -
mizes  the number of  windows at  the adjacent  property 
to  the south by  p lac ing punched opening rather  than 
expans ive window wal ls . 

Response: The sidewalk along Eastlake Avenue East will be 
generous at ten feet wide and will have pedestrian-friendly 
amenities such as a public plaza at the building corner with 
seating and a landscape buffer with street trees along the 
entire sidewalk.

P R I O R I T Y  D E S I G N  G U I D E L I N E S  1

SEATTLE DESIGN GUIDELINES

CS2 Urban Pattern and Form

Strengthen the most desirable forms, characteristics, 
and patterns of the streets, block faces, and open 
spaces in the surrounding area.

PL1 Connect iv ity

Complement and contribute to the network of open 
spaces around the site and connections amoung 
them.

B.2.  ADJACENT SITES,  STREETS,  AND OPEN SPACES:  Connect ion 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 street-
scape -- 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.

C.1.  RELATIONSHIP TO THE BLOCK:  Corner  S ites

Corner sites can serve as gateways or focal points; both require careful detailing at the first three floors 
due to their high visibility from two or more streets and long distances. Consider using a corner to 
provide extra space for pedestrians and a generous entry, or build out to the corner to provide a strong 
urban edge to the block.

D.5.  HEIGHT,  BULK,  AND SCALE:  Respect  for  Adjacent  S ites

Respect adjacent properties with design and site planning to minimize disrupting the privacy and out-
door activities of residents in adjacent buildings.

A.2.  NETWORK OF OPEN SPACES:  Adding to Publ ic  L i fe

Seek opportunities to foster human interaction through an increase in the size and/or quality of proj-
ect-related open space available for public life. Consider features such as widened sidewalks, recessed 
entries, curb bulbs, courtyards, plazas, or through-block connections, along with place-making elements 
such as trees, landscape, art, or other amenities, in addition to the pedestrian amenities listed in 
PL1.B3.

Punched openings vs Expansive glass

Corner plaza concept / our project will have 
a covered plaza

Vehicular functions towards alley side

Seating integrated into landscaping along 
sidewalk along Eastlake
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P R I O R I T Y  D E S I G N  G U I D E L I N E S  2

SEATTLE DESIGN GUIDELINES

PL2 Walkabi l i ty

Create a safe and comfortable walking environment 
that is easy to navigate and well-connected to 
existing pedestrian walkways and features.

PL3 Street-Level  Interact ion

Encourage human interaction and activity at the 
street-level with clear connections to building entries 
and edges.

DC2 Architectural  Concept

Develop an architectural concept that will result in a 
unified and functional design that fits well on the site 
and within its surroundings.

DC3 Open Space Concept

Integrate open space design with the design of the 
building so that each complement the other.

C.1.  WEATHER PROTECTION:  Locat ions and Coverage

Overhead weather protection is encouraged and should be located at or near uses that generate pedes-
trian activity such as entries, retail uses, and transit stops. Address changes in topography as needed to 
provide continuous coverage the full length of the building, where possible.

A.1.c  ENTRIES:  Common entr ies  to  mult i -story  res identia l  bui ld ings

Design primary entries to be obvious, identifiable, and distinctive with clear lines of sight and lobbies 
visually connected to the street. Scale and detail them to function well for their anticipated use and also 
to fit with the building of which they are a part, differentiating residential and commercial entries with 
design features and amenities specific to each.

Common entr ies  to  mult i -story  res ident ia l  bui ld ings  need to  provide pr ivacy  and secur i ty  for 
res idents  but  a lso  be welcoming and ident i f iab le  to  v is i tors .  Des ign features  emphasiz ing  the 
entry  as  a  semi-pr ivate  space are  recommended and may be accompl ished through s ignage, 
low wal ls  and/or  landscaping ,  a  recessed entry  area,  and other  deta i l ing  that  s ignals  a  break 
f rom the publ ic  s idewalk .

B.1.  ARCHITECTURAL AND FACADE COMPOSITION:  Facade Composit ion

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 
facade and its connection to the street carefully. At a minimum, consider wrapping the treatment of the 
street-facing facade around the alley corner of the building.

A.4.  ARRANGEMENT OF INTERIOR USES:  Views and Connect ions

Design common and private open spaces in multifamily projects for use by all residents to encourage 
physical activity and social interaction. Some examples include areas for gardening, children’s play 
(covered and uncovered), barbecues, resident meetings, and crafts or hobbies.

GUIDELINE RESPONSES

Response: The entire length of the western facade along 
Eastlake Avenue East, which fronts the retail portion of the 
project, will have a weather protection for pedestrians.

Response: Entries to retail spaces will be within clear lines 
of sight and lobbies will be visually connected to the street. 
Retail/commercial spaces will be differentiated with the lobby 
and the residential entry will be provided with a sense of 
security and privacy using a recessed entry area and other 
details that differentiates it with the public functions/spaces.

Response: The proposed project will located on a prominent 
corner with three street frontages (including the alley) and 
will have well thought through and articulated facades on all 
three sides using plane offsets, cantilevers and deck areas. 
These will cohesively work together to soften the overall 
massing of the structure. Metal siding, brick and wood are 
the primary exterior materials which contribute to the high 
quality exterior palette.

Response: Common spaces within the resident amenity spac-
es will be designed for interaction. There will be a rooftop 
deck on the roof that will have one or two solarium(s) with 
an outdoor area between them for lots of different types of 
resident activities all year round. 

Continuous canopy at street level

Commercial and residential spaces will be 
differentiated from one another

High-quality materials

Concept for solarium interior 
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O P T I O N  1  -  T h e  C u b e

Stories   Eastlake: 6 above grade
   Alley: 5 above grade

Floor  Area  Tota l  FAR Area:   55,170 SF  (55,179 SF  Max)
   Tota l  GSF Area:  60,725 SF
 
Unit  Count   72 units

Park ing   4  sta l l s  off  a l ley

PROS   •  Maximizes  unit  count  and rentable  SF.
 
CONS   •  Mass ing i s  boxy.
  •  North and west  facades  are  h ighly  v is ib le  but 
   have very  l i tt le  art icu lat ion in  th is  scheme.

Potent ia l  Departures:  None;  Code-compl iant .  

O P T I O N  2  -  S t e p p e d  F a c a d e s

Stories   Eastlake: 6 above grade
   Alley: 5 above grade

Floor  Area  Tota l  FAR Area:  47,204 SF
   Tota l  GSF Area:  50,571 SF
 
Unit  Count   51 units

Park ing   6  sta l l s  off  a l ley

PROS   •  Street-fac ing facades  are  art icu lated with    
   stepped bays  to  provide v isual  interest .
  •  Center  courtyard a l lows natura l  l ight  into 
   center  of  bui ld ing.

CONS   •  Least  amount  of  units .
  •  Art icu lat ion may be a  b i t  busy.

Potent ia l  Departures:  None,  Code-compl iant .

O P T I O N  3  -  E r o d e d  C o r n e r s  |  P r e f e r r e d

Stories   Eastlake: 6 above grade, 1 below grade
   Alley: 5 above grade, 2 below grade  

F loor  Area  Tota l  FAR Area:  55,175 SF
   Tota l  GSF Area:  74,722 SF
 
Unit  Count   71 units

Park ing   33 below grade sta l l s ;  4  sta l l s  off  a l ley
   37 tota l  park ing sta l l s

PROS   •  Carved corner at project site as a gesture to the 
   existing project across Eastlake.
  • Stepped height  of  bui ld ing helps  to  d iminish
   overa l l  bulk  of  mass ing.
  •  Eroded corners  help  to  soften edges  of  bui ld ing  
   and to  provide v iew corr idors  for  ex ist ing 
   ne ighbors  that  are  adjacent  to  the project .

Potent ia l  Departures:  (1)  Park ing sta l l  s i zes
   (2)  Dr iveway turning radius

   See departure requests  on page 38.

A R C H I T E C T U R A L  M A S S I N G  O P T I O N S  -  C O M P A R I S O N



20
3 0 3 9 3 7 5 - E G   S O L A  A P A R T M E N T S   |   2 2 4 0  E a s t l a k e  A v e n u e  E a s t   S e a t t l e ,  W A  9 8 1 0 2   |   E A R L Y  D E S I G N  G U I D A N C E   9 . 0 7 . 2 0 2 2

Eastlake Ave E

E Lynn Street

Eastlake Ave E

E Lynn Street

A H E I G H T  L I M I T :  Maximum building height 65’-0.”

C P O W E R  L I N E  S E T B A C K :  Building cannot extend beyond 
power line setback that is set diagonal along Eastlake Avenue East.

Setback at a DIAGONAL
from property line.

Alley

Eastlake Ave E

D A L L E Y :  All vehicular functions off alley way - such as trash and parking.

B P R O P E R T Y  L I N E  S E T B A C K S :  Building is maximized to the allow-
able building envelope with required 4’-6” front setback along Eastlake 
Avenue East and 3-6” along East Lynn Street. 

Property line setback

65
’-0

”

Property line 

A R C H I T E C T U R A L  M A S S I N G  O P T I O N S  -  B U I L D I N G  C O N S T R A I N T S  ( f o r  a l l  o p t i o n s )

Eastlake Ave E

E Lynn Street
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A R C H I T E C T U R A L  M A S S I N G  O P T I O N  1  -  T h e  C u b e

Eastlake Ave E

E Lynn Street

Maximum point where building 
facade can extend towards Eastlake 
Avenue as a flat facade

Eastlake Ave E

E Lynn Street

C O N C E P T

Bui ld ing bui l t  out  to  the maximum volume with in  bui ld ing constra ints  as  a  cube. 
  

N

E a s t l a k e  A v e n u e  E

E  L y n n  S t r e e t
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NA R C H I T E C T U R A L  M A S S I N G  O P T I O N  1  -  S I T E  P L A N s c a l e :  1 ”  =  2 0 ’ - 0 ”

4.5’ Property 
Line Setback

Power Line 
Setback

3.0’ Property 
Line Setback
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1 2

3-6 R
A R C H I T E C T U R A L  M A S S I N G  O P T I O N  1  -  F L O O R  P L A N S  +  S E C T I O N

Retail 1

Retail 2

Retail 3

Elec

E LYNN STREET

EA
ST

LA
KE

 A
VE

NU
E 

E

W
M

Fitness
Room

Entry

Package
Room

Trash
AreaTrash

Trash

Mech
Roof

Amenity

A

Section A

Leasing
Offi  ceRes.

Lobby

N s c a l e :  1 / 3 2 ”  =  1 ’ - 0 ”

L e g e n d

 Residential Entry

 Residential Amenity

 Residential Units

 Retail 

 Parking/Mech/Core

 Fill

Power Line
Setback

Power Line
Setback

Property
Line Setback

Property
Line Setback
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Eastlake Ave E

E Lynn Street

Eastlake Ave E

E Lynn Street

C O N C E P T

Bui ld ing facade stepped with in  the conf ines  of  the setback boundar ies  to  provide 
a  v isual ly  interest ing  bui ld ing at  the street-fac ing s ides  of  of  the project .  This 
concept  str ives  to  maximize the unit  square footage by  br ing in ig  the units  out 
so  that  i t  i s  stepped d iagonal ly  a long the setback. 

This  bui ld ing mass ing i s  a lso  d ist inct  in  that  i t  has  a  centra l  courtyard carved out 
to  a l low for  natura l  l ight  and a i r.
  

N

E a s t l a k e  A v e n u e  E

E  L y n n  S t r e e t

A R C H I T E C T U R A L  M A S S I N G  O P T I O N  2  -  S t e p p e d  F a c a d e s

Void removed at central 
courtyard to provide 
natural light and 
ventilation.

Building facade “stepped”
to follow setback to 
maximize footprint while
providing aesthetic look
to project.
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NA R C H I T E C T U R A L  M A S S I N G  O P T I O N  2  -  S I T E  P L A N s c a l e :  1 ”  =  2 0 ’ - 0 ”

4.5’ Property 
Line Setback

Power Line 
Setback

3.0’ Property 
Line Setback
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22

A R C H I T E C T U R A L  M A S S I N G  O P T I O N  2  -  F L O O R  P L A N S  +  S E C T I O N 

1

3-6 R

1

3-6 R

Retail 1

Retail 2

Retail 3

Elec

E LYNN STREET

EA
ST

LA
KE

 A
VE

NU
E 

E

Trash
Area

Trash

Mech
Room

A

Section A

Leasing
Offi  ce

Res.
Lobby

Entry

Fitness
Room

Mail
Room

N s c a l e :  1 / 3 2 ”  =  1 ’ - 0 ”

L e g e n d

 Residential Entry

 Residential Amenity

 Residential Units

 Retail 

 Parking/Mech/Core

 Courtyard

 Fill

Power Line
Setback

Power Line
Setback

Property
Line Setback

Property
Line Setback
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C O N C E P T

Bui ld ing corners  are  carved out  and “eroded” to  soften the corners  of  the 
bui ld ing and to  provide v iew corr idors  to  ex ist ing  neighbor ing bui ld ings .
The eroded corners  help  to  reduce the bulk  and sca le  of  the bui ld ing with in 
the neighborhood context .
  

Eastlake Ave E

E Lynn Street

A R C H I T E C T U R A L  M A S S I N G  O P T I O N  3  -  E r o d e d  C o r n e r s |  P r e f e r r e d 

N

E a s t l a k e  A v e n u e  E

E  L y n n  S t r e e t

Corners “eroded” to 
reduce building bulk and
scale - and to provide 
view corridors to existing
neighbors.

Building is also stepped 
down from maximum 
building height to reduce 
massing height and scale.

Eastlake Ave E

E Lynn Street
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NA R C H I T E C T U R A L  M A S S I N G  O P T I O N  3  |  P r e f e r r e d  -  S I T E  P L A N s c a l e :  1 ”  =  2 0 ’ - 0 ”

4.5’ Property 
Line Setback

Power Line 
Setback

3.0’ Property 
Line Setback
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Trash

4-6

P1 1 2

3 R
A R C H I T E C T U R A L  M A S S I N G  O P T I O N  3  |  P r e f e r r e d  -  F L O O R  P L A N S

Retail

Elec

E LYNN STREET

EA
ST

LA
KE

 A
VE

NU
E 

E

Trash
Area

Trash

Solarium
#1

Mech

Solarium
#2

RR

RR

Pet Wash

Leasing
Offi  ce

Plaza

Res.
Lobby

Fitness
Room

Entry

Package
Room

Bike
Parking

Bike
Parking

Water
Entry

N s c a l e :  1 / 3 2 ”  =  1 ’ - 0 ”

Retail
Storage

Power Line
Setback

Power Line
Setback

Power Line
Setback

Property
Line Setback

Property
Line Setback

Retail space is being designed for use by a 
local market, or other similar funcƟ oning 
community oriented retail tenant
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A R C H I T E C T U R A L  M A S S I N G  O P T I O N  3  |  P r e f e r r e d   -  B U I L D I N G  S E C T I O N

A

s c a l e :  1 / 1 6 ”  =  1 ’ - 0 ”

L e g e n d

 Residential Entry

 Residential Amenity

 Residential Units

 Retail 

 Parking/Mech/Core

 Outdoor Amenity

 Fill

Solarium
#1

Mech

Solarium
#2

Power Line
Setback



31
3 0 3 9 3 7 5 - E G   S O L A  A P A R T M E N T S   |   2 2 4 0  E a s t l a k e  A v e n u e  E a s t   S e a t t l e ,  W A  9 8 1 0 2   |   E A R L Y  D E S I G N  G U I D A N C E   9 . 0 7 . 2 0 2 2

E X T E R I O R  D E S I G N  -  C O N C E P T  I M A G E S

1    The use of solid materials and glass for   
 positive  and negative space.

2    Solarium inspiration.

3    Use of solid materials versus glass and color.

4    Use of a more solid facade where glazing is 
 not necessary and not possible. 

5 Use of windows/glass with solid planes to   
 offset the building as a “lantern.”

6 Interior of solarium concept.

1 
 

2 
 

3 
 

4 
 

5 
 

6 
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S T R E E T  F R O N T A G E  -  C O N C E P T  I M A G E S

1 
 

4 

5 
 

2 
 

6 
 

3 
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M A S S I N G  W I T H I N  C O N T E X T

Aerial view of building in neighborhood context looking southeast Aerial view of building in neighborhood context looking northeast

Aerial view of building in neighborhood context looking northwest Aerial view of building in neighborhood context looking southwest
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Looking at proposed building along Eastlake Avenue E towards east Looking down Eastlake Avenue East towards southeast

Looking down Eastlake Avenue East towards northeast Looking down East Lynn Street towards southwest

R E N D E R I N G S  A T  S T R E E T  L E V E L  1
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Looking down sidewalk along Eastlake Avenue East towards south Looking up sidewalk at East Lynn Street towards east

Looking down sidewalk along Eastlake Avenue East towards north Looking down alley towards north

R E N D E R I N G S  A T  S T R E E T  L E V E L  2



36
3 0 3 9 3 7 5 - E G   S O L A  A P A R T M E N T S   |   2 2 4 0  E a s t l a k e  A v e n u e  E a s t   S e a t t l e ,  W A  9 8 1 0 2   |   E A R L Y  D E S I G N  G U I D A N C E   9 . 0 7 . 2 0 2 2

    9 AM                    12 PM            3 PM

   
   

  D
EC

EM
BE

R 
 2

1 
 

 
   

   
   

M
AR

CH
  /

  S
EP

TE
M

BE
R 

 2
1 

   
   

   
   

   
   

   
   

   
   

   
   

   
   

   
   

JU
N

E 
 2

1 
 

S U N  /  S H A D O W  A N A L Y S I S  -  O P T I O N  1 N



37
3 0 3 9 3 7 5 - E G   S O L A  A P A R T M E N T S   |   2 2 4 0  E a s t l a k e  A v e n u e  E a s t   S e a t t l e ,  W A  9 8 1 0 2   |   E A R L Y  D E S I G N  G U I D A N C E   9 . 0 7 . 2 0 2 2

    9 AM                    12 PM            3 PM

   
   

  D
EC

EM
BE

R 
 2

1 
 

 
   

   
   

M
AR

CH
  /

  S
EP

TE
M

BE
R 

 2
1 

   
   

   
   

   
   

   
   

   
   

   
   

   
   

   
   

JU
N

E 
 2

1 
 

S U N  /  S H A D O W  A N A L Y S I S  -  O P T I O N  2 N



38
3 0 3 9 3 7 5 - E G   S O L A  A P A R T M E N T S   |   2 2 4 0  E a s t l a k e  A v e n u e  E a s t   S e a t t l e ,  W A  9 8 1 0 2   |   E A R L Y  D E S I G N  G U I D A N C E   9 . 0 7 . 2 0 2 2

    9 AM                    12 PM            3 PM

   
   

  D
EC

EM
BE

R 
 2

1 
 

 
   

   
   

M
AR

CH
  /

  S
EP

TE
M

BE
R 

 2
1 

   
   

   
   

   
   

   
   

   
   

   
   

   
   

   
   

JU
N

E 
 2

1 
 

S U N  /  S H A D O W  A N A L Y S I S  -  O P T I O N  3  |  P R E F E R R E D N



39
3 0 3 9 3 7 5 - E G   S O L A  A P A R T M E N T S   |   2 2 4 0  E a s t l a k e  A v e n u e  E a s t   S e a t t l e ,  W A  9 8 1 0 2   |   E A R L Y  D E S I G N  G U I D A N C E   9 . 0 7 . 2 0 2 2

CODE REQUIREMENT

b. When more than five parking spaces are provided, the 
minimum of 60 percent of the parking spaces shall be striped 
for medium vehicles. The minimum size for a medium parking 
space shall also be the maximum size. Forty percent of the 
parking spaces may be striped for any size category in subsec-
tion 23.54.030.A, provided that when parking spaces are striped 
for large vehicles, the minimum required aisle width shall be as 
shown for medium vehicles.

e. Driveways with a turning radius of more than 35 degrees 
shall conform to the minimum turning path radius shown in 
Exhibit B for 23.54.030 (see below).

REQUESTED DEPARTURE

REQUESTED DEPARTURE: No parking is required. We are providing:

24 Small  66.7% Small 
0 Medium 0% Medium  (22 required)           100% deviation
12 Large  33.3% Large

36 Total
 
We are not providing any medium-sized parking stalls which is a 
100% deviation from the requirement for parking stalls. However, 
parking is not required for our project and all stalls are extraneous 
to the requirement.

REQUESTED DEPARTURE: We request a departure from this code 
section due to the limited width of the site and building which 
requires us to have an inside radius of 8.5’ on some of the interior 
parking garage curved ramps.

Provided  Required 

8’-6” R  18’-0” R  47.2% deviation

DEPARTURE #

1

2

CODE SECTION

23.54.030.A
Park ing Space and access  standards
Park ing space d imensions

23.54.030.D.1.e
Park ing Space and access  standards
Dr iveways

DESIGN RATIONALE

DEPARTURE IMPACT: We have decided to provide parking 
for our project/residents even though our project does 
not require any parking per zoning. 

We feel providing an efficient layout and maximizing the 
number of stalls in the parking garage was crucial for 
our project. Please see design rational below for further 
elaboration.

DEPARTURE IMPACT: A driveway into the underground 
parking is not possible without this requested departure 
for the driveway radius. 

During the community outreach, it was brought up on 
more than one occasion that those that live in the neigh-
horhood are concerned for the lack of parking in the area 
and would want the project to have parking. In order to 
provide parking in such a small lot, some departures are 
needed to make the underground parking possible.

Design guideline DC1.C.1 indicates that a projects should 
strive to locate parking below grade wherever possible. 
Where a surface parking lot is the only alternative, locate 
the parking in rear or side yards, or on lower or less visi-
ble portions of the site. 

Our project is proposing to provide below grade parking 
for its residents and to do this, the two departures 
requested on this sheet are necessary in order to make 
this possible on our small and constrained site.

CS2.B.2. states that projects should find opportunities to 
make strong connections to the street and provide ways 
for the building to interact with the public realm. 

The project proposes to eliminate the two existing curb 
cuts and also the existing surface parking lot while 
widening the sidewalk to ten feet along Eastlake Ave-
nue East. The entire street level will be activated with 
retail, as well as a new corner plaza that residents and 
the public can enjoy. The new below grade parking will 
not be accessed from Eastlake as the existing parking 
was but will now be accessed from the alley. 

Please see supporting exhibit on page 39 that 
demonstrates how this proposed turning radius 
will work. 

D E P A R T U R E S   -  S U M M A R Y  M A T R I X 

R 8’-6”

R 
28

’-6
”

R 8’-6”
R 28’-6”
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D E P A R T U R E S   -  S U P P O R T I N G  E X H I B I T :  P a r k i n g  G a r a g e  D e m o n s t r a t i o n

1

2

3

4

5

6

DEMONSTRATION SETUP: Markers were set up in a parking lot to 
the radius/dimensions of our proposed parking garage.
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R E P R E S E N T A T I V E  P R O J E C T S  |  W o r k  i n  p r o g r e s s  b y  J D A

1    Pixel Apartments | Redmond, WA

2 Thompson Hotel | Seattle , WA 

3 Harbor Avenue Condominiums | Seattle, WA

4   Astra Hotel | South Lake Union, WA

1 
 

3 
 

2 
 

4 
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R E P R E S E N T A T I V E  P R O J E C T S  |  O w n e r  p r o j e c t s  i n  E a s t l a k e  +  S e a t t l e

1 
 

3 
 

1    Robin’s Nest Apartments | Eastlake, WA

2   AW Larson Building |Eastlake, WA

3   Union Bay Lofts | Eastlake, WA

4 Odessa Apartments | Lake Union , WA

4 
 

2 




