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PROJECT TEAM 
Owner: SHALINA HOMES 
PO BOX 15508 
Seattle, WA 98115 
Contact: SHARIFAH SABAH 
Architect & Applicant:  
ROD NOVION, ARCHITECT, AIA 
Novion Group Inc. 
8634B 3rd Ave NW 
Seattle, WA 98117 
Contact: Rod Novion 
DCI Project  #3042946-EG 
Contact: , Joe Hurley- Land Use Planner 
 
Existing Site: 
Address:  4745 16TH AVE NE. 
Location:    The Site is in the University district.  
Site Area:    4,317 sf 
Existing Development:   5 unit. Apartment buildings 
 
Project Proposal: New apartment building 
Number of Residential Units:   12 new residential units 
Number of Parking Stalls:   0 stalls  
Gross Floor Area of Residential Use:  11,673 gsf  
 
Developmental Objective: 
To provide increased mul family housing in a high density area where 
the current configura on of the lot underu lizes the development po-
ten al. 
The proposal is to provide up to 12 apartment units in a loca on 
where the residents will benefit from the easy connec on to the uni-
versity, neighborhood ameni es and public transporta on, as well as 
have access to many public sites that encourage community interac-

on. 

DEVELOPMENT OBJECTIVES 

ELLIOT BAY 

 N 

BALLARD 
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1.  The site is located on the Northeast AREA of the University District  
       Urban Center.  
       The site fronts on 16th Ave NE  on the West side and an alley on the 
 east side. 
2.  The subject property is zoned LR 3 (M). Properties to the West are  
 across 16th Ave NE are zone LR3(M). The properties across the alley 
 are also LR3 (M) zone . 
3.  Neighboring uses vary but are primarily apartments, congregate  
 housing and rooming houses.  
4.  Development objectives are to utilize the site for its zoned multi-family 
 use. Current plans are for  12 unit apartment, structure, 5 stories over 
 a basement. The proposed structure will be designed to meet all of the 
 development and Design Review standards.  
 The structure will meet green building performance standards by  
 earning a built green 4-star rating of the Master Builders Association of 
 King County and Snohomish County.  
 

Site Information: 
Jurisdiction:       City of Seattle 
Existing Zoning:     LR3 (M) 
Site Area:       4,320 sf 
APN Number:       8823902025 
 
Comprehensive Plan Land Use: URBAN CENTER 
Neighborhood Planning Area: UNIVERSITY 
Urban Center/Village:  University Hub Urban Village 
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15TH AVE NE  CORRIDOR IS ZONED LR3(M) ON THE EASTERN SIDE  
THE WESTERN FRONTAGE IS ZONED LR3. 
TO THE EAST ACROSS THE ALLEY IS NR3 
 
NR3   SINGLE FAMILY  
 
NC3P-65 (M)  NEIGHBORHOOD COMMERCIAL 3– 
   65-P (M) 
 
LR3 (M)   LOWRISE 3 (M) 
 
LR3   LOWRISE 3 
 
SM-U 75-240(M1) SEATTLE MIXED UNIVERSITY  

 
 

ZONING MAP 

 N 

LR 3 (M)  

NC3P‐65 (M) 

SM‐U 75‐240
LR 3 (M) 

NR3 

LR 3  
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 NEIGHBORHOOD ANALYSIS 

 N 

THE NEIGHBORHOOD IS  A MIX OF MULTI-
FAMILY RESIDENTIAL USES, FROM APART-
MENT BUILDINGS, CONGREGATE REDIDENC-
ES AND ROOMING HOUSES.  
USES WEST ON 15TH AVE NE . ARE MIXED 
USE BUILDINGS.   
THE STYLES ARE VARIED WITH THE NEWER 
CONSTRUCTIONS TENDING TOWARDS MOD-
ERN. BUILDING MATERIALS ARE MOSTLY 
WOOD FRAME BASE WITH SIDINGS RANGING 
FROM METAL,  CEMENT PANELS TO  
MASONRY.  THE 16TH BLOCK FRONT HAS  THE 
NEWER CONSTRUCTION IN THE 1990’S. THESE 
ARE WOOD AND STUCCO SIDING. THERE ARE 
A LARGE NUMBER OF SINGLE FAMILY STRUC-
TURES FROM THE 1920’S WHICH AR ALL 
WOOD SIDED. 
THE SITE FRONTS ON 16TH AVE NE, ONE 
BLOCK FROM ARTERIALS. 15TH NE TO THE 
WESTIS AN ARTERIAL THAT WILL PROVIDE 
CONNECTIONS  NORTH AND SOUTH DIREC-
TIONS WITH THE UNIVERSITY OF WASHING-
TON CAMPUS BEING SOUTH A FEW BLOCKS. 
NE 50TH STREET PROVIDES CONNECTON TO  
I- 5 TO THE WEST.  NE 50TH ST IS AN ARTERI-
AL THAT CAN PROVIDE CONNECTIONS TO I-5 
TO THE WEST. THERE IS BUS SERVICE ON 
15TH AVE NE. AND NE 50TH ST. 
BIKE TRAILS AND LANES ARE PRESENT 
CLOSE– UNIVERSITY WAY, BROOKLYN AVE 
NE, NE 45TH STREET. 
THERE IS A SOUND TRANSIT LIGHT RAIL STA-
TION IN A FEW BLOCKS, NE 43RD AND  
BROOKLYN AVE NE. 
     
     

SUBJECT PROPERTY 
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 EXISTING BUILDINGS IN IMMEDIATE CONTEXT 

1

 1 

 1 

1—LR3 (M) RESIDENTIAL– MULTI FAMILY 
THE USE ON 15TH AVE NE IS PREDOMINANTLY MUL-
TI FAMILY IN THIS BLOCK FRONT. 
 
2—NR3 RESIDENTIAL– SINGLE FAMILY 
THE USE EAST OF THE PROPERTY IS VARIED RESI-
DENTIAL FROM SINGLE FAMILY, DUPLEX, TRIPLEX,  
BOARDING HOUSE. 
 
3– LR3 RESIDENTIAL. 
 
 
4– NC3P-65 COMMERCIAL 
THE USE IN THIS ZONE IS VARIED– WITH 
LARGER MIXED USE BUILDINGS (NEWER 
BUILDS) TO SMALLER COMMERCIAL USES. 

 2 

 1 

 4 

 3 

 1 

 1 
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D 

B—4754 16TH AVE NE 

 B 

A—4746 16th AVE NE-SUBJECT 

F—5253 15TH AVE NE 

D—4721 16TH AVE NE C—5020 15TH AVE NE 

EXISTING NEIGHBORHOOD STYLE AND CONTEXT 
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H—5001 BROOKLYN AVE NE G—BURKE MUSEUM 

K—4215 9TH AVE NE SUBJECT SITE 
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FAÇADE MODULATIONS REDUCE VERTICAL MASSING AND CREATE INTEREST 

DESIGN PRECEDENTS  

SECONDARY ARCHITECTURAL FEATURES. 

BAYS, MATERIAL CHANGE TO REDUCE VERTICAL MASSING. 
MATERIAL CHANGE AND PLANE CHANGE TO REDUCE MASSING IMPACTS 
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 SITE SURVEY 
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 ZONING SUMMARY 
LR3 (M) —   
 
 
 
UNIVERSITY DISTRICT URBAN CENTER/VILLAGE 
 
 
4,317 sf  

SITE OVERVIEW 
Zoning 

 
 

URBAN VILLAGE 
Overlay 

 
Lot Area 

FAR (Floor Area Ratio) — SMC 23.45.510 Table A 
 
The maximum permitted FAR for apartment is 2.3x4,317= 9,930.1gsf 
 
 
The proposed FAR will be 9755 GSF 

 
 

Requirement 
 
 

Provided 

Setbacks — SMC 23.45.518 Table A 
 
The Required setbacks for Apartment: 
Front— 5’ Minimum 
Rear— 15’ Minimum– with no alley 
Side— 5’ Min. for facades less than 40’ 
            5’ Min. 7’ avg,  for facades greater than 40’ 
 
All options meet or exceeds all the required setbacks 

COMPLIANCE SUMMARY 
 
 

Requirement 
 
 
 
 

Provided 

Density — SMC 23.45.512 Table A 
 
There is no density limit for apartments. 
 
 
12 residential units 

 
 

Requirement 
 
 

Provided 

Structure Height — SMC 23.45.514 Table A 
 
The maximum permitted height limit for Apartments is 50’ from Avg. grade 
(plus an additional 15’ for stair & elevator penthouses) 
 
The proposed height limit is 46’ to the top plate, 60’ to the elevator pent-
house, from AG.  

 
 

Requirement 
 
 

Proposed 

Permitted Uses — SMC 23.45.504 Table A 
 
Uses permitted include Residential, Institutions, Uses in existing or for-
mer schools, Parks and Playgrounds 
 
Residential apartment structure.  

COMPLIANCE SUMMARY 
 
 

Requirement 
 
 

Proposed 

 
 

Requirement 
 
 

Provided 

Amenity Area — SMC 23.45.522 
 
The required amount of amenity area for Lowrise zoned lots is 25% of 
the lot area, with 50% of it located at the ground level. Amenity area  
Required at ground shall be common amenity area. 
All options propose ground level amenity areas as well as roof top deck, 
meeting the required area and dimensions. 

 
 

Requirement 
 

Provided 

Landscaping Standards — SMC 23.45.524 
 
The required amount of landscaping shall meet a Green Factor of .6  
 
All option proposes a Green Factor of .6 and uses new trees, new 
ground cover and shrubs, and permeable pavement surfaces 

 
 

Requirement 
 
 

Provided 

Structure Width & Façade Length — SMC 23.45.527 
There  is a maximum structure width for apartments inside urban village 
of 150’ 
The maximum façade length for portions of structures within 15’ of a 
side lot line is 65% of the length of the lot line  
 
All options meet the width and length requirements. 

 
 

Requirement 
 
 
 

Provided 

Design Standards — SMC 23.45.529 
 
The required street facing façade standards include at least 20% of the 
street facing façade be transparent glass, and façade articulation is to 
be applied to certain sized facades. For rowhouses, additional standards 
apply including wayfinding, landscaping and architectural expression. 
 
All options meet the required design standards for rowhouses. 
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 ZONING SYNOPSIS 

Solid Waste & Recycle — SMC 23.54.040 
 
Storage requirements for 26-50 dwelling units shall be a minimum area 
of 375sf for shared storage area . 
 
All options are proposing a shared  solid waste storage area of at least 
the minimum required area, locate in the ground floor.  

 
 

Requirement 
 
 

Provided 

Required Parking — SMC 23.54.015 Table B & D 
 
1 parking stall per unit is required. 
Due to location in an Urban Village and in a frequent transit corridor park-
ing is reduced to 0 stalls. 
Bicycle parking is required as follows– long term parking 1 per dwelling 
unit. Short term– 1 per 20 units. 
No vehicular parking is proposed. 
The required bicycle parking is proposed in the structure.  

COMPLIANCE SUMMARY 
 
 

Requirement 
 
 
 

Provided 
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CS1 Natural Systems & Site Features 

A)  ENERGY USE 
B) SUNLIGHT AND NATURAL  VENT 
C) TOPOGRAPHY 
UNIVERSITY DISTRICT SUPPLEMENTAL  

 
 

CS2 Urban Pattern & Form 

A. LOCATION IN THE CITY AND NEIGH-
BORHOOD 
 
B. ADJACENT SITES, STREETS, AND 
OPEN SPACES 

 
 
C. RELATIONSHIP TO THE BLOCK 
2. Mid-Block Sites: 
3. Zone transiƟons 
 
D) Height, Bulk, and Scale  
1. ExisƟng Development and Zoning: 
5.  Respect for adjacent Sites 
 
UNIVERSITY DISTRICT SUPPLEMENTAL  
2. NEIGHBORHOOD CONTEXT:  
b. Provide zone transition 

DESIGN GUIDANCE PRIORITIES 
 
  

 
 

NOTES 

 

  
 

Respond to architectural character of 
the exis ng context. (CS3-A)  
Provide scale-mi ga ng massing and 
modula on strategies in response to 
exis ng lower intensity development. 
(CS2-D-1)  

NOTES 

The project will use high insulation,  air 
tightness, high efficiency windows and 
systems, solar panel system. 
The preferred option provides the most 
exterior wall for maximizing unit’s expo-
sure to light, air and solar. 
 
  

 
 

RESPONSE 

The proposal is located in the University   
Neighborhood  midblock site fronting 
16Th Ave NE.  
The sites to the north are developed with 
3.5 story over basement-multistory apart-
ment buildings. The property to the west 
is a larger multi family building(s), 3.5 to 4 
stories. 
Developments to the south are mostly 
single family, two story structures built in 
the 1920’s and converted to rooming 
houses. These appear ready for re devel-
opment. 
The proposal is consistent with the new 
developments in the vicinity and the new 
development codes. Upper floors are 
stepped back to reduce scale and 
massing from the street and alley views. 
 
 

RESPONSE 

 
  

 
 
 
 
 
 
 
 
 
 
 
 
 

X 
 
 
 
 
 
 

PRTY 
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CS3 Architectural Context & Character 

 
 

A. Emphasizing PosiƟve Neighborhood 
AƩributes  
2. Contemporary Design 
4. Evolving Neighborhoods 
UNIVERSITY DISTRICT SUPPLEMENTAL  
 
 

PL1 Connectivity 

A. NETWORK OF OPEN SPACES 
 

1. Enhancing Open Space: 
 

C. OUTDOOR USES AND ACTIVITIES 
UNIVERSITY DISTRICT SUPPLEMENTAL  

 
 
 
 

 
 

 
  
 

This is an area that is rapidly 
evolving; this project should es-
tablish a posi ve and desirable 
context for others to build upon 
in the future.  

RESPONSE 

RESPONSE 

 
Alley way shall be treated as a po-
tential pedestrian route. The big-
gest challenge is the requirement 
for the solid waste storage and 
pick up from the alley. The rear of 
the property offers open space for 
the residents. A central court is 
proposed for additional gathering. 
Windows are incorporated in the 
building’s alley side. 

 

 
 

This is an evolving block with new 
proposals  to the South. The pro-
posal  is modern and will use mod-
ern materials to be in line with the 
newer developments. 
 

NOTES 
 
  

 
 
 
 
 
 
 
 
 
 
 
 
 

X 
 
 
 
 
 
 

PRTY 

NOTES 

 

 

PL1‐1‐d. Alleyways: Treat all 
alleyways as potenƟal pedes‐
trian routes: Incorporate win‐
dows, entries, art, lighƟng, 
and acƟve uses on alley‐facing 
facades to acƟvate and im‐
prove safety in alleys.  
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PL3 Street-Level Interaction 

A. ENTRIES 
B. RETAIL EDGES 
C. RESIDENTIAL EDGES 
UNIVERSITY DISTRICT SUPPLEMENTAL  
 
 
 
 
 

DESIGN GUIDANCE PRIORITIES 
NOTES 

NOTES 

 
 
  
 

Many of the units will have entries 
not visible from the street. Use archi-
tectural and landscape elements as 
well as signage to iden fy the 
threshold and path to those units. 
PL3‐A. Entries  

 
 
 
 
 
 
 

B. PLANNING AHEAD FOR BICYCLISTS 
UNIVERSITY DISTRICT SUPPLEMENTAL  
 
 
 
 
 

PL4 Active Transportation 

A. ACCESSIBILITY 
B. SAFETY AZND SECURITY 
C. WEATHER PROTECTION 
D. WAYFINDING 
 
 
UNIVERSITY DISTRICT SUPPLEMENTAL  
 
 

PL2 WALKABILITY 

 
  

 
X 
 
 
 
 
 
 
 
 

X 
X 
 
 
 
 
 
 

PRTY RESPONSE 

RESPONSE 

 
Access  to site and building provided visi-
bly in the front. All building areas and 
yards are accessible. 
 
Units facing the street will provide eyes 
on the street through windows and balco-
nies. 

NOTES 

 

 

Make a strong connec on to 
the street PL3 Street‐Level 
InteracƟon,  

  

 

RESPONSE 

 
Principal entry faces the street and is well 
defined. 
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DC1 Project Uses and Activities 

 
 

A.  ARRANGEMENT OF INTERIOR USES 
B.  VEHICULAR ACCESS AND CIRC. 
 
 
 
 

 
DC2 Architectural Concept 

 
A. MASSING 
B. ARCHITECTURAL AND FAÇADE COM              
  POSITION 
D. SCALE AND TEXTURE 
E. FORM AND FUNCTION 
 
UNIVERSITY DISTRICT SUPPLEMENTAL  
 

 
 
 

DC3 Open Space Concept 

A. BUILDING-OPEN SPACE RELATION-
SHIP 
B. OPEN SPACE USES AND ACTIVITIES 
C. DESIGN 
UNIVERSITY DISTRICT SUPPLEMENTAL  

 
 
 
 

NOTES 

NOTES 

NOTES 

 
 

Principal entry is visible from street. 
Services are accessible from the alley. 
Bicycle parking, solid waste. 
 
 
 
 

 
 

 

Open space on site and at the alley 
edge should be designed to be ac ve 
 and to foster human interac on. 

 
 
 
 

 
  

 
X 
 
 
 
 
 
 
 
 

X 
X 
X 
 
 
 
 
 
 

PRTY 

RESPONSE 

RESPONSE 

RESPONSE 

Changes in cladding material type or 
color require plane changes of appropri-
ate scale to be architecturally legible and 
avoid the appearance of a two-
dimensional pa ern applied to a surface. 
(DC2 Architectural Concept)  

 
Cladding materials and colors are varied 
to provide a sense of scale. 

 
Open space is provided at the front, cen-
tral courts and at the Alley edge. 
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 DESIGN GUIDANCE PRIORITIES 
DC4 EXTERIOR ELEMENTS AND FINISHES 

 
A.  EXTEROR ELEMENTS AND FINISHES 
 
B.  SIGNAGE 
 
C. LIGHTING 
 
D. TREES, LANDSCAPE AND HARDS  
CAPE MATERIALS 
UNIVERSITY DISTRICT SUPPLEMENTAL  
 
 

NOTES 

 
U.D. Neighborhood Guidelines are 
more specific than Citywide, see DC41, including 
DC4‐1‐a. Durable & Permanent: Use materials that 
provide and evoke durability and permanence: Avoid 
thin materials that do not age well in SeaƩle’s cli‐
mate, including those that deform or warp, weather 
quickly, or require 
 paint as a finish. 
 
 

RESPONSE 

 

 
 

 Site  
Reconnaissance 

Notes 

1. ROW Improvements (See PAR) 
 Design the area between property line and sidewalk 

to enhance the public right of way and as part of an 
entry sequence for both the commercial and residen‐
Ɵal uses. 

 Curb, gu er, sidewalk on site? 
Roadway improvements, alley? 

 

2. For all trees on site, iden fy tree genus, 
species and size. 
An arborist report may be required, with 
SDCI Tree review. 

Include in applicaƟon packet 

   

   

   

 
Cladding materials and colors are varied 
to provide a sense of scale. 
The materials proposed are durable. The 
colors are “pre” painted, pre finished. 

 
Cladding materials and colors are varied 
to provide a sense of scale. 

RESPONSE 
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Documentation of Compliance with the Community Outreach 

Plan 
Project Address:  4746 16TH AVE NE,  Seattle, WA   
SDCI Record Number:  001367-24PA, 3041946-EG 
Project Description: Demolish existing congregate housing structure at 4746 16th Ave NE. 

Construct two new apartment buildings, 38-units total.  
 
 
Our approved plan consisted of methods; 
C:  High-Impact Method: 

 Direct Mailing to residences and businesses within approximately 500 foot radius of site. 
 2. C: High-Impact Method: 

Interactive website (with public commenting function).  
(Still available online.  https://www.noviongroup.com/outreach/4746-16th-ave-ne ) 

3. C: High-Impact Method: 
Hosting a community meeting. The meeting was open to the public as well as the meeting information 
was included on the direct mailing letter and advertised on the website. The meeting was at the Univer-
sity Library on Wednesday, June 12th 2024 from 6:30 PM – 7:30 PM. 

To meet equity area outreach requirements all printed & digital media (mailers, website, emails) will contain 
information translated into; 

• Traditional Chinese 
• Spanish 
• Vietnamese 
• Korean 
The community groups, found in the email from DON, (attached Neighborhood Snapshot and ethnic media out-

lets) will be included in all appropriate outreach efforts. 
Community Outreach Plan timeline and additional documentation included on the following sheets. 

COMMUNITY OUTREACH MATERIALS 
COMMUNITY OUTREACH REGARDING PROPOSED PROJECT GOING 

THROUGH DESIGN REVIEW 
[4746 16TH AVE NE, SEATTLE, WA 98105] 

[University Library, 06/12/2024 from 6:30 PM – 7:30 PM] 
 

Welcome, Introduction, and Meeting Format  

Brief Overview of Project 

Q+A / Opportunity for Comment and / or Discussion 

Closing Remarks 
 

Adjourn 

Brief summary of the proposal; 
Demolish existing congregate housing structure located at 5010 15th Ave NE.  

Construct a new, 35-unit apartment building. 
 

Project/Property Address: 5010 15th Ave NE, SEATTLE WA 98105 
SDCI Project Number:  001181-24PA 
Applicant/Contact Person: Andrew Novion – NOVION GROUP INC. 
Website:   http://www.noviongroup.com 
Feedback can be submitted directly to the Applicant at the email address; office@noviongroup.com 
Please label your emailed feedback and/or comments as “Feedback for 001181-24PA” in the subject line. 
Feedback and Comments will be accepted through May 10th, 2024. 
Additional information about the project can be found: 
SDCI - Seattle Services Portal:  https://cosaccela.seattle.gov/portal/welcome.aspx 
Seattle Department of Neighborhood:  https://www.seattle.gov/neighborhoods   

 
 

  
    

 
Early Outreach Documentation 

 
 
 
 
 

Synopsis of the feedback generated  
from the mailer, and  
Online survey from 

The temporary website 
 
 
 
 

 
Early Outreach Documentation 
Your early outreach documentation has 
been reviewed and approved, and your   

Early Outreach requirements are complete.  
 
 

Synopsis of the feedback generated  
from the mailer, and  
Online survey from 

The temporary website 
 

Mee ng Notes – The were Zero a endees 
at outreach mee ng. 
The were Zero comments submi ed for 
this project. 
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 MODERN DESIGNS BY ARCHITECTURAL FIRM 


