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1.0ABOUT SOLTERRA
COMPANY BACKGROUND

WHO WE ARE

SolTerra is a unique, sustainability–driven, design-build development company.  
Fully integrated in-house development, design and construction teams ensure 
an unmatched level of quality control.  Additionally, as owner-managers 
we have a long-term investment in the upkeep and quality of life in the 
neighborhoods in which we work.  We implement cutting edge technologies 
and are fully rethinking how architecture and development work in order to 
efficiently build the most beautiful and sustainable structures in the world.
​
We are a like–minded group of people who are passionate about the 
environment and the cities we live in, and equally passionate about sharing 
our vision and expertise with the communities around us.

OUR VALUES

Our designs AND our employees are driven by our Core Values: Family, Responsibility, 
Leadership, and Health.​  Our mission with every project is to promote a sustainable 
urban lifestyle and reconnect people to nature and community.  Our commitment 
to sustainability is unrivaled in the region; with in-house green roof and solar 
installation and a proprietary living wall system, we integrate the latest green 
technologies into all projects with a leed platinum usgbc rating as our minimum 
threshold of design.

OUR VISION

Our goal is to impact people’s lives in a positive way by introducing them to 
innovative, sustainable structures that help them live healthier lives in 
urban environments.​
​
In every project, we seek to build a strong connection to the environment. Our 
designs are inspired by the beauty we see in nature, and our buildings are filled 
with life – from vertically planted green walls and moss gardens to water 
features and edible plants.​

We believe that responsible growth and development can enrich and enhance 
neighborhood life, and foster and support local small businesses.



1.1ABOUT SOLTERRA
DEVELOPMENT GOALS

RESPONSIBLE GROWTH

Alki is a growing neighborhood in a growing city. This creates a high demand for housing and 
increases pressure on neighborhoods to absorb the influx of new inhabitants. Our goal is to 
accommodate growth in a way that preserves the unique character of the neighborhood as well 
as the natural environment of the area.

COMMUNITY

Neighboring development is mostly 5-6 story condominiums with some single family homes or duplexes. The newer developments are increasing density in 
the area, and we believe that we can provide the needed density with an environmental and communal focus.

Our proposal continues the trend of mid-rise residential housing, but is centered around creating and fostering a sense of neighborhood and community. 
Our mission is to create a place that is unique, progressive and beautiful. We want this project to be something that the community is proud of.

Communal spaces such as rooftop gardens and exterior courtyards create spaces for residents and guests to socialize. Additionally, we plan to 
provide community services including an online portal, newsletter and “Solterra Passport” that connect residents to any other Solterra developments 
and their unique amenity spaces. The public courtyard spaces will feature open-air passageways with natural materials and plant life. These spaces 
reinforce our mission as a sustainability leader and create spaces for people to reconnect with nature in an urban environment.

SUSTAINABILITY

One of our fundamental goals is to create the most sustainable projects in the world. We achieve this in two ways: by creating 
beautiful spaces that highlight nature and serve to reconnect people in the city to the environment; and by utilizing local, 
sustainable materials and modern technology to build the most efficient structures possible.

An extensive green roof, photovoltaic panels and vegetated VeraWall green walls will be featured throughout the project.  
Views toward Puget Sound and personal spaces directed toward the lush hillside will establish a relationship with the 
incredible natural environment that surrounds Seattle.  We also intend to add to the beauty of the city by incorporating 
nature and creative architecture into the project.

The Perch will be a LEED Platinum building at minimum, though We intend to outperform that baseline as much as we can.



1.2ABOUT SOLTERRA
PROJECTS

WOODLAWN​
Portland, or
Completed February 2014
​
Woodlawn is a LEED Platinum 18 unit mixed–use apartment building featuring 
innovative design and construction strategies. It is constructed with primarily 
reclaimed and highly renewable materials, and features 4,500 square feet of 
ecoroof, an outdoor roof terrace, and 1,100 square feet of living wall siding.  
10 Kilowatts of solar awnings shade the pedestrian zone and a 9,000 gallon 
rainwater cistern with a waterwheel is located in the central courtyard.

Atlas
Newcastle, WA
Construction beginning summer 2015
​
Atlas is a 98-unit apartment building east of Seattle in 
Newcastle, Washington.​  The building is organized around 
a dynamic courtyard and communal kitchen space.  The 
roof is fully covered in a green roof system as well as a 
10 kilowatt solar array.  Several walls are clad in living 
wall systems and a vault in the basement provides onsite 
stormwater treatment.

SOLTERRA PORTLAND office
Portland, or
Currently under construction
​
Our future Portland office is a 5–story mixed-use 
warehouse and office building. It is targeting LEED Platinum 
and the 2030 Challenge, and is the first project in THE region 
pursuing the Energy Trust of Oregon’s “Path to Net Zero.”



2.0PROPOSAL
PROJECT SUMMARY

The Perch  is a proposed mid-rise multifamily development located in the Alki neighborhood of west Seattle, occupying 5 existing 
lots on Alki Ave. SW near duwamish head.  The proposal continues the trend of mid-rise residential development in the area and will 
prioritize celebrating the natural beauty of the site.

The heart of the project is a strong connection to the water and the iconic beauty of Puget sound and the neighborhood.  The project 
is inspired by the water and sky--the smell of the breeze, the sound of the waves--as well as the lush greenery of the hillside behind.  
“Find your perch” is the driving motto; with a variety of vantage points inside the units, in common spaces, and on the roof for taking 
in the unique marine environment of the sound.  In this way, the project will maintain an outward focus in order to provide a greater 
bond between residents and their surroundings.

The perch will be a model of sustainability for the city and region, as well.  The project is targeting leed platinum certification from 
the U.S. green building council and will be only the fourth midrise project in all of Washington state to achieve that certification.  
We will be implementing a variety of cutting-edge sustainable technologies to reduce the building’s environmental impact such as 
rainwater collection, extensive green roofing and living wall systems, and solar arrays on the rooftop.  

PROPOSAL INFORMATION

100 residential units

1500 sf light retail space at ground level

Five floors of residential units over a ground floor of lobby space, support, service and parking

120 Parking Stalls FOR RESIDENTS AND VISITORS, in a below-grade garage

8 PARKING STALLS FOR REGISTERED car-sharing programs FOR USE BY RESIDENTS AND THE PUBLIC

3 PUBLIC PARKING STALLS FOR RETAIL AND LEASING OFFICE USE

Ample bike storage for residents and exterior bike parking for guests

NOTABLE FEATURES

Extensive vegetated green roof with RESIDENT ACCESS AND AMENITY SPACE

Solar panel array on the rooftop

Rainwater collection cistern

Potential native marine bird habitat on the rooftop



3.0Existing site conditions
VICINITY MAPS

WEST SEATTLE VICINITY MAP

SEATTLE VICINITY MAP

ALKI AVE. SW VICINITY MAP

SITE ORIENTATION

THE PROJECT SITE IS LOCATED IN THE ALKI NEIGHBORHOOD OF WEST SEATTLE, AT THE WEST SIDE OF DUWAMISH HEAD.  THE PROJECT IS LOCATED ALONG ALKI AVE. SW AND faces Puget SOUND.  THE SITE 
IS ONE MILE FROM ALKI BEACH TO THE SOUTHWEST AND THREE MILES FROM THE WEST SEATTLE BRIDGE TO THE SOUTHEAST.

ALKI POINT

GREATER SEATTLE AERIAL PERSPECTIVE OF SITE SURROUNDINGS



3.1Existing site conditions
STREETSCAPE PHOTOS

STREETSCAPE ALONG ALKI AVE to the East OF the SITE

PROJECT SITE

STREETSCAPE ALONG ALKI AVE to the west of the SITE

EXISTING STRUCTURES ON SITE

1250 ALKI AVE SW - BUILT IN 1920, MULTI-OCCUPANCY, TWO STORIES
1252 ALKI AVE SW - BUILT IN 1917, MULTI-OCCUPANCY, TWO STORIES
1254 ALKI AVE SW - BUILT IN 1997, DUPLEX, TWO STORIES
1258 ALKI AVE SW - BUILT IN 1914, SINGLE-FAMILY, TWO STORIES
1262 ALKI AVE SW - BUILT IN 1962, SINGLE-FAMILY, TWO STORIES

ADJACENT PROPERTIES

1238 ALKI AVE SW - BUILT IN 2002, MIDRISE CONDOMINIUM
1266 ALKI AVE SW - BUILT IN 1998, MIDRISE CONDOMINIUM



3.2Existing site conditions
Site panoramas

PANORAMA OF SITE FROM ACROSS STREET

PROJECT SITE

PANORAMA LOOKING OUTWARD FROM ACROSS STREET

EXISTING SITE DESCRIPTION

TWO SIX-STORY MULTIFAMILY STRUCTURES FLANK THE PROPOSED SITE, AND A STEEP AND DENSELY VEGETATED HILLSIDE RISES UP BEHIND.  THE PARCELS FRONT ALKI AVE. AND ACROSS THE STREET FROM THE SITE IS THE ALKI TRAIL, A PEDESTRIAN AND BIKE PATH THAT EXTENDS ABOUT A MILE IN EACH DIRECTION PAST THE SITE.  THE SITE 
FACES Puget SOUND AND HAS PANORAMIC VIEWS OF THE WATERFRONT AND  BAINBRIDGE ISLAND IN THE DISTANCE.



3.3EXISTING SITE CONDITIONS
SITE PHOTOS

VIEW OF PROJECT SITE East EDGE VIEW OF PROJECT SITE West EDGE VIEW OF HILLSIDE BEHIND SITE

VIEW OF HILLSIDE BEHIND SITEVIEW OF ALKI TRAIL ACROSS STREET FROM SITE FACING West VIEW OF ALKI TRAIL ACROSS STREET FROM SITE FACING East



4.0Context analysis
LOCAL AREA MAP

N

SITE DESCRIPTION

THE PROJECT SITE IS 1250-1262 ALKI AVE. SW, FIVE PARCELS ALONG THE STREET AND TWO HILLSIDE PARCELS TO THE SOUTH.  THE 
STREETFRONT PARCELS ARE CURRENTLY OCCUPIED BY FIVE SINGLE-FAMILY STRUCTURES AND THE HILLSIDE IS DENSELY VEGETATED WITH 
NO EXISTING DEVELOPMENT.

NEARBY DEVELOPMENT CONSISTS OF A MIXTURE OF MIDRISE MULTIFAMILY RESIDENTIAL BUILDINGS AS WELL AS SINGLE-FAMILY HOMES.  AT 
THE TOP OF THE HILLSIDE THE PREDOMINANT DEVELOPMENT IS SINGLE-FAMILY RESIDENTIAL, TYPICAL OF THE WEST Seattle neighborhood.

ALKI Avenue AT THIS LOCATION IS A TWO-LANE THOROUGHFARE WITH OCCASIONAL STREET PARKING.  ACROSS the street FROM THE SITE 
IS THE ALKI TRAIL, A PEDESTRIAN AND BIKE TRAIL RUNNING FROM ALKI BEACH TO THE SOUTHWEST ALL THE WAY TO THE WEST SEATTLE 
BRIDGE TRAIL, TO THE EAST.

Nearby schools include Lafayette Elementary School and West Seattle High School. The closest grocery stores are 
Metropolitan Market, Safeway and PCC Natural Markets (2 miles South near Hiawatha Park). Nearby coffee shops include 
Moondrop Coffee & Tea, Caffè Fiore and Alki Mail and Dispatch. Nearby restaurants include Marination Ma Kai, Pailin Thai 
Cuisine and Pizzeria 22.

SEACREST PARK AND THE DON ARMENI BOAT RAMP ARE WITHIN ONE MILE TO THE EAST ALONG ALKI.  ALKI BEACH PARK IS LOCATED 
APPROXIMATELY ONE MILE TO THE SOUTH.

A FERRY PROVIDING A DIRECT CONNECTION TO CENTRAL DOWNTOWN IS A 3/4 MILE WALK FROM THE SITE.  THE 37 AND 775 BUS LINES PROVIDE 
TRANSIT CONNECTIONS IN THE AREA.  THERE IS A BUS STOP ACROSS ALKI FROM THE PROJECT SITE, WITH CONNECTION VIA A CROSSWALK ONE 
PARCEL TO THE NORTH.

SEACREST 
PARK

BIKE PATH BIKE FRIENDLY STREETCOMMUNITY NODE BUS ROUTELOCAL AREA MAP

PIER

PROPOSED 
SITE

HAMILTON 
VIEWPOINT PARK

PUBLIC BOAT RAMP

FERRY TO DOWNTOWN

MOONDROP 
COFFEE + TEA MARINATION

MAI KAI



4.1CONTEXT ANALYSIS
ZONING diagrams

BUILDING USE DIAGRAM

THE PREDOMINANT USE IN THE LOCAL AREA IS RESIDENTIAL, WITH THE TOP OF THE HILL BEING ALMOST EXCLUSIVELY 
SINGLE-FAMILY HOMES AND THE DEVELOPMENT ALONG ALKI A MIX OF OLDER SINGLE-FAMILY HOMES AND MORE 
RECENT MULTIFAMILY DEVELOPMENT.  THERE IS very little exclusively COMMERCIAL DEVELOPMENT WITHIN A 
MILE OF THE SITE.

BASE ZONING DIAGRAM

THE MAIN FIVE PARCELS WITH FRONTAGE ON ALKI AVE ARE ZONED MR, WITH REAR PORTIONS OF THE LOTS UP THE HILLSIDE ZONED SF 7200.  THE EXISTING ZONING  ESTABLISHES A GREATER DENSITY OF DEVELOPMENT 
AND ALLOWABLE HEIGHT ALONG THE SHORELINE, WHILE RETAINING THE QUIETER NEIGHBORHOOD ZONING ON THE HILLSIDE ABOVE.  FEW PARCELS NEAR THE SITE ARE ZONED TO ALLOW FOR A COMMERCIAL USE, WITH 
THE HIGHEST DENSITY OF RETAIL LOCATED ABOUT A MILE TO THE SOUTH AT ALKI BEACH.  The proposed development will occur within the MR zoned portion along the front of the site and not impact 
the SF 7200 zoned lots on the hillside to the rear of the site.

BUILDING HEIGHT DIAGRAM

THE SINGLE-FAMILY HOMES ARE TYPICALLY 1- OR 2-STORY.  THERE ARE SOME MULTIFAMILY STRUCTURES IN THE 
3- TO 4- STORY RANGE BUT 5- AND 6-STORY DEVELOPMENT IS MOST COMMON, WITH PARKING GARAGE ENTRY AND 
SUPPORT AT THE GROUND FLOOR.  The single-family homes at the top of the hillside are at an elevation 
well above the midrise developments below.

MULTIFAMILY RESIDENTIAL

SF 5000 SF 7200 LR3 NC2-65 MR

1-2 STORIES 3-4 STORIES 5-6 STORIES

SINGLE FAMILY RESIDENTIAL COMMERCIAL / RETAIL



4.2CONTEXT ANALYSIS
Zoning overlays

SHORELINE JURISDICTION - URBAN RESIDENTIAL OVERLAY

THE SITE IS LOCATED WITHIN 200’ OF THE SEA WALL AND IS THUS PART OF THE SHORELINE JURISDICTION.  THE 
SITE CARRIES THE URBAN RESIDENTIAL (UR) SHORELINE ENVIRONMENT DESIGNATION.

LIQUEFACTION ZONE

THE SOIL ALONG THE SHORELINE IS KNOWN TO BE A LIQUEFACTION RISK DURING SEISMIC EVENTS AND CARE 
MUST BE TAKEN TO DESIGN THE STRUCTURAL FOUNDATIONS AND SHORING ACCORDINGLY.

ALKI PARKING OVERLAY

THE SITE IS SUBJECT TO THE ALKI PARKING OVERLAY (AL), STIPULATING GREATER PARKING REQUIREMENTS 
THAN ELSEWHERE IN THE CITY.

KNOWN SLIDE AREA

THERE HAVE BEEN NUMEROUS DOCUMENTED SLIDE EVENTS IN THE AREA.  THE HILLSIDE WILL NEED TO BE 
SUPPORTED TO REDUCE FURTHER SLIDE RISK.

STEEP SLOPE AREA

THE HILLSIDE IS A DESIGNATED STEEP SLOPE AREA, AND A 15’ BUFFER FROM THE TOE OF THE STEEP SLOPE WILL 
BE REQUIRED TO PREVENT DESTABILIZATION.

ARCHAEOLOGICAL BUFFER

THE SITE IS WITHIN 200’ OF THE USGS MEANDER LINE AND IS THEREFORE WITHIN THE SEATTLE ARCHAEOLOGICAL 
BUFFER AREA.



EXISTING DEVELOPMENT PATTERN Nearby examples

Influence on the massing of the preferred option

The proposed project has an overall massing identical to neighboring midrise development, with five stories of 
residential units over a ground floor parking, entry and support space.  A void along the front facade exposes a 
vegetated courtyard deeper inside the building and portions of the facade are clad in a living wall system that is 
evocative of the hillside beyond.  This serves to break the overall mass up into smaller forms more proportional 
to neighboring development as well as visually blend the building into the hillside.  The ground floor will be 
recessed underneath the upper floors somewhat and the top floor will receive additional glazing to make it 
visually lighter.  A combination of recessed and projecting balconies adds further modulation to the facade.

4.3CONTEXT ANALYSIS
Existing development patterns

Overall form broken into smaller geometries

The midrise blocks are subdivided into smaller forms by variations in building fenestration and by 
pushing out or recessing the exterior walls within a vertical zone to create aligned balconies.  
Fenestration patterns between floors don’t typically vary although there are some examples of 
more randomized openings between levels to create a less uniform overall appearance

Differentiation between top and bottom floors
Combination of projecting and / or inset balconies

The ground floor is typically differentiated from the residential floors by changes in plane or 
fenestration.  The upper level is often differentiated as well from the other residential floors 
by either a heavy cornice, eave line, or a breaking up of the roof geometry.  There are examples of 
both recessed and projecting balconies, with visually light railings or glass being typical

MIXTURE OF MIDRISE multifamily AND TWO-STORY SINGLE FAMILY FORMS

The historic development pattern was one- and two-story bungalows but the predominant 
development pattern for the last decade plus is 6-story midrise residential: five stories of 
residential use over a ground floor of parking and / or support.  The midrise blocks are set back 
from the street with planting and parking acting as a buffer between public and private space



4.4Context analysis
SOLAR ANALYSIS

SUMMER SOLSTICE (JUNE 21) SOLAR EXPOSUREEQUINOX (MARCH / SEPTEMBER 21) SOLAR EXPOSURE

WINTER SOLSTICE (DEC 21) SOLAR EXPOSURE

SOLAR ANALYSIS - Proposed development

THE PROPOSED DEVELOPMENT WILL BE OF SIMILAR HEIGHT AND SCALE AS EXISTING DEVELOPMENT AND WILL NOT CREATE SIGNIFICANT SHADING BEYOND WHAT IS ALREADY OCCURRING IN THE AREA.  In the winter months the hillside to the south will be the predominant source of shadows across the site and nearby area, 
especially in the morning.  The project will shade alki ave. for much of the day in the wintertime but should not shade the alki trail outside of the early morning.  In the summer months the shadows created on alki will be minimal for most of the day.  In spring and fall the project will shade alki 
ave. somewhat during the mornings.

10AM

10AM

10AM

12PM

12PM

12PM

2PM

2PM

2PM



4.5Context Analysis
TREE SURVEY

PRELIMINARY ARBORIST’S REPORT FINDINGS

CONDUCTED BY BACK TO NATURE DESIGN

Report excerpt:

Summary
“On August 6, 2015, BACK TO NATURE DESIGN AND Certified Arborist Robert Bailey visited SolTerra’s proposed project site located 
at 1250-1262 Alki Avenue SW in Seattle, Washington in order to evaluate trees on site for ‘exceptional’ tree qualification. A 
total of 4 trees were examined during the site visit. One of these trees appears TO meet the standards for “exceptional” 
trees, according to the City of Seattle Director’s Rule 16-2008, pursuant to Seattle Municipal Code (SMC) Chapter 25.11, Tree 
Protection, and will likely require preparation of a detailed tree protection plan during City permitting processes.”

Observations
“BTND Certified Arborist Robert Bailey visited the project site at the Client’s request on August 6th, 2015 to evaluate 
significant trees onsite for ‘exceptional’ status. Using a standard logger’s tape, diameter at 4.5 above ground (dbh) was 
recorded for each tree.  The results of this analysis are provided below.  Additionally, observations of the dripline locations 
for these four trees were mapped in the field to assist in tree protection planning.”

Discussion
“The Director’s Rule 16-2008 defines an exceptional tree as a tree that: 1. Is designated as a heritage tree by the City of Seattle; 
or 2. Is rare or exceptional by virtue of its size, species, condition, cultural/historic importance, age, and/or contribution as 
part of grove of trees. Given the observations recorded during the field visit, it appears that Tree #1, the Populus nigra, is an 
exceptional tree due to its size (dbh greater than 30 inches). In general, best practices suggest protecting 1 foot of radius 
for every inch of dbh recorded for a tree. However, due to the existence of an older retaining wall, structural and critical 
feeder roots are unlikely to be growing under the wall, thus protecting the soils within the dripline of the tree up to the 
retaining wall is likely to be sufficient to protect the tree during construction. If work is planned for repairing or replacing 
the retaining wall during development, care should be taken to develop a tree retention plan with sufficient enough detail 
to ensure adequate protection throughout the build processes. While other trees onsite may qualify as significant trees, no 
other trees included in this tree study can be considered exceptional.”

Tree SPECIES AND dbh
1	 populus nigra (lombardy poplar)	 81.4 in dbh
2	 betula pendula (european birch)	 21.9 in dbh
3	 betula papyrifera (paper birch)	 7.4 in dbh
4	 alnus rubra (red alder)		  14.5 in dbh

Exceptional Tree

Photo of exceptional tree - lombardy poplar.  While 
the trunk of the tree is appx. 10’ behind the property 
line, the dripline extends onto the site

1
2

3

4

Critical roots for the exceptional 
tree likely stop at existing retaining 
wall within rear setback zone

(Approx. Location 
of treeline above)

No exceptional trees exist on the parcel to be developed, 
however a portion of an exceptional tree dripline does

Development parcel (shaded)



4.6Context Analysis
Detailed zoning information

15

15

30

35

35

40

40

45

15

15

25

30

20

BLOCK WALL

DECK

DECK

D
E

C
K

BAY

DECK

DECK

DECK

DECK

DECK

DECK

P
O

R
C

H

D
E

C
K

DECK

DECK

BLOCK WALL

CONCRETE WALL

7' - 0" MIN. SIDE SETBACK

10' - 0" MIN. AVE. SIDE SETBACK

7' - 0" MIN. SIDE SETBACK

10' - 0" MIN. AVE. SIDE SETBACK

15' -  0"  M
I N. REAR SETBACK

7'-0" AVE. M
IN. FRONT SETBACK

5'-0" M
IN. FRONT SETBACK

15' - 0" STEEP SLOPE BUFFER

Site setbacks and zoning

BASE ZONING: MR (MIDRISE RESIDENTIAL)
Residential (Apartment) use permitted outright per 23.45.504, Table A
Ground floor commercial use permitted as an administrative conditional use per 23.45.504, table A

Zoning overlays present on portions of the site:
UR (URBAN RESIDENTIAL) SHORELINE JURISDICTION
ALKI PARKING OVERLAY (AL)

ENVIRONMENTALLY CRITICAL Area overlays present on portions of site:
40% STEEP SLOPE
ARCHAEOLOGICAL BUFFER
LIQUEFACTION ZONE
POTENTIAL SLIDE AREA

OVERALL SITE AREA: 0.518 ACRES / 22,553 SF (LOTS BEING DEVELOPED)

FLOOR AREA RATIO (FAR): 3.2 BASE ALLOWED - 4.25 MAX AFTER BONUSES
PER 23.58A.014, BONUS RESIDENTIAL FLOOR AREA FOR AFFORDABLE HOUSING

ALLOWABLE FLOOR AREA: 72,169 sf base, 95,850 SF MAX AFTER BONUSES

MAX HEIGHT: 61’-6”
60’-0” BASE FOR MR, CAPPED BY UR SHORELINE ENVIRONMENT OVERLAY, 23.60A.572
1’-6” ADDITIONAL ALLOWABLE FOR ROOF INSULATION EXCEEDING CODE, PER 23.60A.572.C.2

FRONT SETBACK: 5’ MINIMUM, 7’ AVERAGE
SIDE SETBACK: 5’ MINIMUM, 7’ AVERAGE WHERE < 42’ IN HEIGHT
SIDE SETBACK: 7’ MINIMUM, 10’ AVERAGE WHERE > 42’ IN HEIGHT
REAR SETBACK: 15’ MINIMUM
PER TABLE B FOR 23.45.518

MAXIMUM BUILDING Dimensions:
90’-0” structure depth - 75% OF 120’ LOT DEPTH, PER 23.45.528.B
150’-0” structure width - per 23.45.528

AMENITY AREA REQUIRED: 5% OF GROSS RESIDENTIAL FLOOR AREA - per 23.45.522

PARKING REQUIRED: 1.5 SPACES PER DWELLING UNIT
PER PART O TABLE B OF 23.54.015, ALKI PARKING OVERLAY
Reduced 15% max by providing car-sharing spaces per 23.54.020.J.2

BICYCLE PARKING:
1 SPACE PER 4 DWELLING UNITS FOR LONG TERM USE
Per Table D for 23.54.015

Development Parcel Effective Area (BLUE)
After Setbacks and buffers

1238 Alki 
Ave SW

1266 Alki 
Ave SW

(HILLSIDE PARCELS NOT TO BE DEVELOPED)

SHORELINE 
ENVIRONMENT



5.0DESIGN GUIDELINES
PROJECT RESPONSES

CS1 - NATURAL SYSTEMS AND SITE FEATURES

A.  ENERGY USE
PREVIOUS SOLTERRA PROJECTS HAVE ACHIEVED ENERGY SAVINGS OF 30%+ OVER BUILDINGS BUILT TO BUILDING 
CODE MINIMUM STANDARDS.  WE SEEK TO IMPROVE ON THAT METRIC WITH EACH PROJECT WE DO.

B.  SUNLIGHT AND NATURAL VENTILATION
THE NATURAL HILLSIDE TOPOGRAPHY AND VEGETATION WILL SERVE TO SHADE THE SOUTH FACADE OF THE 
BUILDING.  THE DESIGN WILL INCORPORATE NATURAL DAYLIGHTING AND VENTILATION TECHNIQUES.

C.  TOPOGRAPHY
THE BUILDING MASSING SCHEMES HAVE BEEN INSPIRED BY THE SLOPING TERRAIN OF THE HILLSIDE AND AN 
ELEVATED TERRACE AT THE SECOND FLOOR IS PLANNED FOR RESIDENTS ON THE REAR OF THE BUILDING.

D.  PLANTS AND HABITAT
THE BUILDING WILL FEATURE AN EXTENSIVE GREEN ROOF AND LIVING WALL SYSTEM WITH THE GOAL OF 
CONNECTING THE STREETSCAPE BACK TO THE NATURAL BEAUTY OF THE HILLSIDE BEHIND.  A PORTION OF THE 
ROOF might BE USED AS NATIVE BIRD HABITAT.

E. WATER
RAINWATER WILL BE HARVESTED AND REUSED FROM THE GREEN ROOF AS WELL AS LANDSCAPED BIOSWALE 
TERRACES THAT WILL CAPTURE AND CONDITION RUNOFF FROM THE HILLSIDE.

CS2 - URBAN PATTERN AND FORM

A. LOCATION IN THE CITY AND NEIGHBORHOOD
THE BUILDING MASS WILL relate to NEIGHBORING DEVELOPMENT TO REINFORCE THE STREETFRONT ALONG ALKI 
AVE. AND VIEWS TO THE SOUND WILL BE EMPHASIZED FROM ALL SPACES OF THE BUILDING.

B.  ADJACENT SITES, STREETS AND OPEN SPACE
GREEN SPACE WILL BE PROVIDED ALONG ALKI AVE. TO SOFTEN THE RESIDENTIAL EDGE AND PROVIDE RESIDENTS 
AND THE NEIGHBORHOOD A PLACE TO SIT AND CONGREGATE

C.  RELATIONSHIP TO THE BLOCK
THE BUILDING MASS WILL CONTINUE A STRONG MID-BLOCK STREET EDGE AND MASSING WILL RESPOND TO 
EXISTING ARCHITECTURAL CUES FROM NEARBY DEVELOPMENT.

D.  HEIGHT, BULK, AND SCALE
THE PROJECT WILL MATCH THE HEIGHT OF NEIGHBORING DEVELOPMENT AND WILL BE SIMILAR IN BULK AND 
SCALE, USING SETBACKS, PLANE CHANGES AND SEPARATIONS TO REPLICATE THE CHARACTER OF MASSING 
ELSEWHERE ON THE STREET.

CS3 - ARCHITECTURAL CONTEXT AND CHARACTER

A. EMPHASIZING POSITIVE NEIGHBORHOOD ATTRIBUTES
THE PROJECT WILL FEATURE A LIVELY CONTEMPORARY DESIGN THAT IS INFORMED BY THE MASSING, MATERIALS 
AND HISTORY OF THE NEIGHBORHOOD which will contribute TO THE ARCHITECTURAL DIVERSITY OF THE AREA.

B.  LOCAL HISTORY AND CULTURE
The PERCH WILL BE INSPIRED BY THE MARITIME HISTORY OF THE AREA WITH MATERIALS AND ARCHITECTURAL 
ELEMENTS INSPIRED BY THE LOCAL CONTEXT.  Salvaged materials from the existing structures on site 
will be reused in the project to merge the site’s  history with its new life.

PL1 - CONNECTIVITY

A. NETWORK OF OPEN SPACES
THE PROJECT WILL FEATURE A parklet / GREEN SPACE ALONG ALKI AVE. AS WELL AS AN EXTENSIVE OCCUPIED 
GREEN ROOF WITH A VARIETY OF SEATING STYLES AND OPEN SPACES FOR RESIDENTS AND GUESTS TO OCCUPY.

B.  WALKWAYS AND CONNECTIONS
EXTERIOR LIGHTING, SEATING AND SEASONAL PLANTINGS WILL BE INCLUDED IN THE LANDSCAPE DESIGN to 
enhance the pedestrian experience.

C.  OUTDOOR USES AND ACTIVITIES
THE GREEN ROOF WILL INCLUDE DECKING AND SEATING FOR RESIDENTS TO OCCUPY IN A VARIETY OF LAYOUTS 
AND ORIENTATIONS.



5.1DESIGN GUIDELINES
Project RESPONSES

PL2 - WALKABILITY

A.  ACCESSIBILITY
THE PROJECT WILL BE DESIGNED TO BE ACCESSIBLE AND ACCOMMODATING FOR ALL PERSONS TO BE ABLE TO 
ENJOY.

B.  SAFETY AND SECURITY
STREET-LEVEL TRANSPARENCY AND PUBLIC AREA LIGHTING WILL BE PROVIDED AS PART OF A COMPREHENSIVE 
DESIGN TO ENCOURAGE SAFETY AND VISIBILITY.

C.  WEATHER PROTECTION
OVERHEAD PROTECTION AGAINST THE WEATHER WILL BE PROVIDED ALONG THE STREET ENTRIES AND PUBLIC 
SPACES AS WELL AS THE ROOFTOP.  Screening and tall plantings at the rooftop will add wind 
protection for residents there.

D.  WAYFINDING
THE CIRCULATION DESIGN WILL BE INTUITIVE WITH WAYFINDING SIGNAGE PROVIDED TO ASSIST IN ORIENTATION.

PL3 - STREET-LEVEL INTERACTION

A.  ENTRIES
THE BUILDING ENTRY WILL BE DESIGNED TO BE WELCOMING AND EASILY IDENTIFIABLE TO GUESTS WHILE STILL 
PROVIDING PRIVACY AND SECURITY FOR RESIDENTS.  MATERIAL CHANGES IN THE HARDSCAPE AND OTHER DESIGN 
CUES WILL HIGHLIGHT THE TRANSITION FROM PUBLIC SPACE TO PRIVATE.

B.  RESIDENTIAL EDGES
A GUEST LOBBY WILL BE LOCATED AT THE GROUND FLOOR TO PROVIDE A TRANSITION FROM THE PUBLIC 
STREETFRONT AND THE RESIDENCES ABOVE, AND A PLACE FOR INTERACTION BETWEEN RESIDENTS AND GUESTS.

C.  RETAIL EDGES
VISIBILITY OF THE retail SPACE WILL BE MAXIMIZED AND PUBLIC INTERACTION ENCOURAGED THROUGH 
TRANSPARENCY AND AMPLE GLAZING ALONG THE STREETFRONT.

PL4 - ACTIVE TRANSPORTATION

A.  ENTRY LOCATIONS AND RELATIONSHIPS
THE BUILDING ENTRY WILL BE LOCATED TO PROVIDE CONVENIENT ACCESS TO ALL MODES OF TRAVEL TO AND 
FROM THE SITE.

B.  PLANNING AHEAD FOR BICYCLISTS
DUE TO PROXIMITY TO THE ALKI TRAIL, AMPLE BIKE PARKING AND STORAGE WILL BE PROVIDED AND THE PROJECT 
ENTRY WILL BE LOCATED CLOSE TO A CROSSWALK LEADING DIRECTLY TO THE TRAIL.

C.  PLANNING AHEAD FOR TRANSIT
THE GREEN SPACE IN FRONT OF THE PROJECT AND BUILDING ENTRY WILL BE LOCATED CLOSE TO THE EXISTING 
CROSSWALK WITH DIRECT ACCESS TO A METRO BUS STOP.

DC1 - PROJECT USES AND ACTIVITIES

A.  ARRANGEMENT OF INTERIOR USES
GATHERING SPACES FOR RESIDENTS WILL BE LOCATED ACROSS THE PROPERTY WITH A PARTICULAR EMPHASIS 
ON THE GREEN ROOF TO PROVIDE GRAND VIEWS OF Puget SOUND FROM WITHIN THE BUILDING.

B.  VEHICULAR ACCESS AND CIRCULATION
THE PARKING AND SERVICE ENTRY WILL BE LOCATED AT A DISTANCE FROM THE PUBLIC CROSSWALK, AND its 
VISUAL IMPACT MINIMIZED.  AMPLE PARKING WILL BE RESERVED IN THE GARAGE FOR CAR-SHARING SERVICES, 
for use both by residents and the public.

C.  PARKING AND SERVICE USES
THE MAJORITY OF THE PARKING FOR THE PROJECT WILL BE LOCATED BELOW GRADE, AND SERVICE ACCESS WILL 
BE DESIGNED TO BE UNOBTRUSIVE AND MINIMAL FROM THE PUBLIC VIEW.

 



5.2DESIGN GUIDELINES
PROJECT RESPONSES

DC2 - ARCHITECTURAL CONCEPT

A.  MASSING
THE PROJECT MASSING IS INSPIRED BY THE EXISTING TOPOGRAPHY AND ADJACENT DEVELOPMENT.  THE MASS 
WILL BE VISUALLY minimized WITH MODULATION OF THE FACADE, MATERIAL CHANGES AND THE USE OF LIVING 
WALL SYSTEMS TO BLEND THE BUILDING MASS INTO THE HILLSIDE.

B.  ARCHITECTURAL AND FACADE COMPOSITION
THE FACADE WILL BE GIVEN VITALITY WITH THE ADDITION OF MATERIAL AND PLANE CHANGES AS WELL AS A 
TEXTURE OF FORM PROVIDED BY THE INTERPLAY BETWEEN PUSHED-IN VOIDS AND TERRACES FOR BALCONIES.

C.  SECONDARY ARCHITECTURAL FEATURES
SECONDARY LEVELS OF ARCHITECTURAL DETAIL WILL BE PROVIDED THROUGH VARIED RHYTHM AND TEXTURE 
ACROSS THE FACADE.

D.  SCALE AND TEXTURE
THE FACADE COMPOSITION WILL BE BROKEN DOWN INTO SMALLER AREAS through modulation.  ADDITIONAL 
TEXTURE OF MATERIALS AND DETAIL WILL BE REVEALED AS ONE MOVES CLOSER TO THE BUILDING.

E.  FORM AND FUNCTION
THE DESIGN WILL INCORPORATE A CLARITY BETWEEN THE GROUND FLOOR PUBLIC AREAS AND THE RESIDENCES 
ABOVE, AS WELL AS VISIBLY HIGHLIGHTED TERRACES AND BALCONIES.

DC3 - OPEN SPACE CONCEPT

A.  BUILDING-OPEN SPACE RELATIONSHIP
THE GREEN SPACES AROUND THE BUILDING AND ON THE ROOFTOP WILL RELATE TO THE OVERALL BUILDING 
CONCEPT AND BE DESIGNED AS SPACES INTEGRAL TO THE STRUCTURE.

B.  OPEN SPACES USES AND ACTIVITIES
SHARED PUBLIC AMENITY SPACES ON THE ROOFTOP AND AROUND THE BUILDING WILL BE DESIGNED INTO THE 
PROJECT TO ENCOURAGE RESIDENTS TO MINGLE, INTERACT AND LEARN MORE ABOUT EACH OTHER.

C.  DESIGN
THE NATURAL TOPOGRAPHY AND MARINE SITE WILL INSPIRE THE DESIGN OF THE EXTERIOR SPACES.  THEY WILL 
BE LAID OUT TO CREATE A STRONG CONNECTION TO THE OUTDOORS.

DC4 - MATERIALS

A.  EXTERIOR ELEMENTS AND FINISHES
THE BUILDING WILL BE DESIGNED WITH EXTERIOR MATERIALS THAT ARE DURABLE AND BEAUTIFUL, AND THAT 
ARE RESPONSIVE TO THE MARINE ENVIRONMENT.

B.  SIGNAGE
PROJECT SIGNAGE WILL STRONGLY RELATE TO THE OVERALL BUILDING DESIGN AS PART OF A SINGLE UNIFIED 
CONCEPT.

C.  LIGHTING
THE OVERALL LIGHTING PLAN WILL BE DESIGNED TO MINIMIZE LIGHT POLLUTION ALONG THE SHORELINE.  The 
lighting will BE RESPONSIVE TO THE ACTIVITIES IT IS SERVING AND VARIABLE DEPENDING ON AMBIENT LIGHT 
AND DAYLIGHTING CONDITIONS.

D.  TREES, LANDSCAPE AND HARDSCAPE MATERIALS
ALL PROJECT PLANTINGS WILL BE HARDY NATIVE PLANTS TO REDUCE WATER CONSUMPTION AND MORE READILY 
ADAPT TO THE LOCAL MICROCLIMATE ON SITE.  THE HARDSCAPE MATERIALS WILL RELATE TO THE OVERALL 
DESIGN AND BLEND THE TRANSITION FROM THE PUBLIC STREET TO THE PROJECT.

E.  PROJECT ASSEMBLY AND LIFESPAN
Materials from the existing buildings will be recycled or adaptively reused, giving them A NEW LIFE 
IN THE PROJECT.  THE BUILDING ASSEMBLIES WILL BE DESIGNED TO HAVE A LIFE CYCLE SIGNIFICANTLY LONGER 
THAN TYPICAL DEVELOPMENT AND BE REUSABLE ELSEWHERE IN THE FUTURE.



6.0ARCHITECTURAL CONCEPTS
DESIGN CONCEPT

/Perch/
Noun: perch; plural noun: perches

1.  A place where someone rests, especially SITUATED AT A HEIGHT

2.  A VANTAGE POINT FROM WHICH TO OBSERVE THE SURROUNDINGS

THE PROJECT IS CENTERED AROUND THE IDEA OF THE PROJECT PROVIDING A ‘PERCH’ FOR EVERY RESIDENT, BOTH A PLACE TO REST AND BE AT HOME AS WELL AS A PLACE TO VIEW ONE’S SURROUNDINGS.  THE DESIGN OF THE BUILDING IS INTENDED TO ENCOURAGE A GREATER CONNECTION 
BETWEEN RESIDENTS AND THE ENVIRONMENT BY PROVIDING NUMEROUS WAYS FOR THEM TO EXPERIENCE AND INTERACT WITH THE OUTDOORS.

Most units WILL FEATURE AN EXTERIOR VIEWPOINT WHERE THE Residents CAN EMERGE AND OBSERVE THEIR SURROUNDINGS, AS WELL AS A BUILT-IN VIEWPOINT IN THE INTERIOR AS A WARM, COZY RETREAT THAT IS also OUTWARDLY-FOCUSED.

THE EXTERIOR MASSING AND ARCHITECTURE ARE INSPIRED BY THE ADJACENT LUSH HILLSIDE, THE ARCHITECTURE OF BIRD’S NESTS, AND THE MARINE VERNACULAR ARCHITECTURE OF THE PACIFIC NORTHWEST.



6.1ARCHITECTURAL CONCEPTS
FACADE CONCEPTS

1. greenscape cascades down the 
facade to continue the lush 
texture of the hillside beyond. 
This is acheived using green walls 
and roofs.

3. The facade grid is divided 
further and the lower sections 
are pushed inward in an organic 
pattern. The greenscape now 
appears to engulf the building.

2. the mass is cut to 
resemble natural,  
sloped topography.

4. THe sides of the building 
facing the courtyard are 
perforated with window 
spaces.

1. the facade is divided using unit 
breaks and floor heights. These 
are further divided into larger 
sections.

3. The larger planes of the facade 
are divided further and pushed 
back. The spaces created by this are 
applied with green walls to create 
a dripping effect of vegetation.

2. the larger sections are pushed 
back to create continuous green 
space and terraces.

4. the edges of the green 
terraces are tilted to create a 
more organic massing scheme.

Rolling hillside

Mimicking the slope of the hillside, the volume of the BUILDING IS CARVED BACK TO REVEAL DIFFERENT LEVELS. 

The façade is pushed back to  break up the MASSING and green roofs spill over the edge into green walls, 
cascading down the building.  Windows punch into the green wall to create interior perches and frame 
views of the Sound, bringing natural light into units.

Façade materials mirror the natural landscape of the hillside with green walls, Cedar, and weathered 
metal panels.

Green terraces

The façade is pushed back at staggered depths to break the mass down to the neighborhood scale.  
Terraces overhang the façade providing views to the Sound.

A second tier of façade push-backs creates voids for green walls.  Walls perpendicular to the street 
façade green walls are canted slightly to connect to the green terraces.   Ribbons of green wall 
visually connect the roof to the street. 

The building becomes part of the hillside, evoking natural beauty and permanence. 



6.2ARCHITECTURAL CONCEPTS
FACADE CONCEPTS

1. greenscape cascades down the 
facade to continue the lush 
texture of the hillside beyond. 
This is acheived using green walls 
and roofs.

3. the facade grid is divided further 
applying more irregularity to the 
materials and columns of units are 
shifted to break up the building 
mass.

2. floors are terraced 
backward to emulate the 
topography of the site.

4. the balconies are pushed 
and pulled to create more 
intimate spaces for each 
unit. These “perches” each 
have a unique character.

1. greenscape cascades down the 
facade to continue the lush 
texture of the hillside beyond. 
This is acheived using green walls 
and roofs.

3. alternating units are pushed 
or pulled to divide the mass 
further. This pattern allows 
private spaces for each unit: 
decks (perches) and bays (nests).

2. alternating floors are 
pushed inward to create 
balconies and bays.

4. each deck and bay is 
pushed or pulled to create 
a more organic mass.

Push / pull

Green roof drips over the edge to connect to green walls, AND The street façade is pushed back at 
staggered depths to create balconies for unit perches.

Unit boxes are divided in half to create a fine-grained, human-scaled façade.  Volumes are pushed down to 
create staggered balconies.  Every unit has an indoor and outdoor perch to view the Sound.

Cedar siding wraps projecting units in a woven pattern to evoke the idea of a nest.

Sawtoothed openings

Every other floor façade is pushed back to create covered balconies on alternating floors.  Alternating 
unit facades are pushed back to create a staggered effect within each floor.

Every unit has a projecting covered window perch AND a covered balcony perch to maximize views and 
weather protection.



7.0MASSING OPTIONS
OPTION 1 - ZONING SITE PLAN

MASSING OPTION 1

Two buildings connected with skybridges
90 units
1,200 sf Light retail

FLOOR AREA RATIO (FAR): 3.06
69,000 sf provided > 72,169 sf Allowed Base (3.2 FAR)

Building Height: 61’-6” to top of roof Membrane
60’-0” max allowed base + 1’-6” additional allowed per 23.60A.572.C.2

SETBACKS: Building complies with minimum and minimum average setbacks

Maximum Building Dimensions:
166’-0” Building length
16’-0” Greater than 150’-0” max allowed per 23.45.528B, departure required
106’-0” Building Depth
16’-0” Greater than 90’-0” max allowed per 23.45.528B, departure required

Amenity Area provided: > 2,600 sf
5% of gross Residential floor area per 23.45.522

Parking Spaces Provided: 117
1.5 spaces per unit base, reduced 15% by providing car sharing per 23.54.020.J.2
2 public Spaces Provided for Retail Use - None Required Per Table A For 23.54.015

Bicycle Parking: 1 Long-Term Space Per Unit
1 long-term Space per 4 dwelling units required
Additional long- and short-term spaces provided for visitor / retail use per code
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ZONING SITE PLAN

The project is split into two separate structures connected by open-air skybridges for circulation.  The courtyard between the buildings is heavily landscaped and the Interior walls clad in greenery or living 
wall system to act as a visual extension of the hillside through the project out to the sound.  The proportions of the two buildings are similar to that of existing nearby development.  This scheme exceeds 
the overall structure width and depth provisions of the zoning code and requires a departure on each.

Section A-A, through courtyard and skybridges

A-A

A-A

(Building 
Beyond)

2nd story 
courtyard

Entry courtyard



7.1MASSING OPTIONS
OPTION 1 - Ground and typical floor plans

Ground Floor PLAN

The main building entry is inset from alki and accessed through a landscaped parklet.  A separate entry for retail and resident amenity space is 
provided.  The garage entry is located at the northeast end of the building and slopes down at 5% creating an accessible path to the main lobby 
and waste management access to the solid waste storage area.  Resident parking is provided below-grade in an access-controlled garage, and 
two retail parking spaces are provided along alki.

Typical upper Floor PLAN

Two towers of units are connected by an open-air skybridge that allows for access between.  The large amount of exterior perimeter allows for 
a high number of windows in all units and additional corner units.

Circulation

Retail

Common 
Room

Retail
Parking

Fitness

MechStor Ramp Down

Garage 
Entry

CirculationAmenity space Retail UnitsSupport SupportVertical circulation Vertical circulationParking



7.2MASSING OPTIONS
OPTION 1 - Roof plan and concept sections

Roof Plan

The accessible roof area provides open-air amenity space for residents and guests at a decked roof area as well as beach fire pit seating areas.  
screenwalls and native plantings along the property lines provide noise protection and added privacy for neighbors and the most active areas 
are placed towards the center of the mass as well.  The remaining roof area will be green roof, shared garden space and solar arrays.

Concept site Section

The general building massing for all options is five stories of residential units over a ground floor containing the main lobby, public and common 
spaces, support and mechanical space, and the parking garage entry.  Three levels of below-grade garage contain the remaining required parking 
spaces.  An occupied amenity deck on the roof provides exterior relaxation and gathering space for residents as well as solar arrays and a green 
roofing system.  The ground floor is slightly sunken relative to street level, typical of other developments in the area.

Entry / Lobby / Common Space / SupportGreen Roof Residential FloorsSupport Below-Grade parkingVertical circulation
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7.3MASSING OPTIONS
OPTION 1 - perspectives

STREET-LEVEL PERSPECTIVEFRONT ELEVATION

MASSING OPTION 1

Two buildings connected with skybridges

The overall structure is broken into two building forms that relate to the scale of surrounding 
development.  The courtyard between the two structures is heavily landscaped with extensive use 
of living wall system on the interior walls, creating a green “canyon” that is a visual extension 
of the hillside beyond.  Additional sections of living wall as well as additional facade modulation 
further break up the overall mass and help it visually blend into the hillside.  The skybridges and 
internal courtyard become an active zone that adds visual interest to the project when viewed 
from the street.

BIRDS-EYE VIEW



7.4MASSING OPTIONS
OPTION 2 - ZONING SITE PLAN
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ZONING SITE PLAN

A single mass is broken down into two smaller facades along alki by recessing a deep reveal into the middle of the mass.  The walls of the inset are clad in living wall system to help the reveal visually 
blend into the hillside beyond, creating the appearance of two separate masses from the streetscape while not actually fully separating them as in option 1.

A-A

A-A

MASSING OPTION 2

C-Shaped building with inset
80 units
2,700 sf Light retail

FLOOR AREA RATIO (FAR): 3.33
75,000 sf provided > 72,169 sf Allowed Base (3.2 FAR) - INCENTIVE FAR REQUIRED

Building Height: 61’-6” to top of roof Membrane
60’-0” max allowed base + 1’-6” additional allowed per 23.60A.572.C.2

SETBACKS: Building complies with minimum and minimum average setbacks

Maximum Building Dimensions:
169’-6” Building length
19’-6” Greater than 150’-0” max allowed per 23.45.528B, departure required
93’-8 Building Depth
3-8” Greater than 90’-0” max allowed per 23.45.528B, departure required

Amenity Area provided: > 2,700 sf
5% of gross Residential floor area per 23.45.522

Parking Spaces Provided: 104
1.5 spaces per unit base, reduced 15% by providing car sharing per 23.54.020.J.2
2 public Spaces Provided for Retail Use - None Required Per Table A For 23.54.015

Bicycle Parking: 1 Long-Term Space Per Unit
1 long-term Space per 4 dwelling units required
Additional long- and short-term spaces provided for visitor / retail use per code

Section A-A, through Building inset

(Building Beyond)



7.5MASSING OPTIONS
OPTION 2 - Ground and typical floor plans

Ground Floor PLAN

The main building entry is at the center inset and is accessed off a small landscaped plaza with stairs and accessible ramping to navigate the 
elevation change.  Public parking for the retail and leasing office is located just inside the garage entry as well as two of the project’s car-
sharing spaces, provided for both resident and public use.

Typical upper Floor PLAN

A larger floorplate allows for a larger number of multi-bedroom units instead of the mostly one bedroom and studio units in Option 1.  The deep 
inset in the front facade allows for more units to have views to the sound and for the front facades of each half of the building to read as 
separate structures from the street.

Circulation Units Support Vertical circulation

Retail

Comm.
Room

Off.

Lobby

Trash
Mech.
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Retail

Parking

Public
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Circulation Amenity space Retail Support Vertical circulation Parking



7.6MASSING OPTIONS
OPTION 2 - Roof plan and concept sections

Roof Plan

A decked amenity area is located in the center of the roof with screenwalls and tall plantings to reduce sound transmission to neighboring 
properties.  Beach fire pit sitting areas are located along the alki side of the roof for views of the sound and the remaining roof is covered in green 
roof and solar arrays.

Concept Site section

The general building massing for all options is five stories of residential units over a ground floor containing the main lobby, public and common 
spaces, support and mechanical space, and the parking garage entry.  Three levels of below-grade garage contain the remaining required parking 
spaces.  An occupied amenity deck on the roof provides exterior relaxation and gathering space for residents as well as solar arrays and a green 
roofing system.  The ground floor is slightly sunken relative to street level, typical of other developments in the area.
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7.7MASSING OPTIONS
OPTION 2 - perspectives

STREET-LEVEL PERSPECTIVEFRONT ELEVATION

MASSING OPTION 2

C-shaped building with inset

The mass is split down the middle with a deep recess to help break the front facade up into two 
separate forms.   The inset is clad in living wall system to further help the break in the mass blend 
into the hillside beyond and read as a full break between the two halves.  Additional modulation 
and material change at different planes of the facade will break up the two sides into even smaller 
forms.

BIRDS-EYE VIEW



7.8MASSING OPTIONS
OPTION 3 - ZONING SITE PLAN
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ZONING SITE PLAN

Units are organized around a central open-air circulation courtyard.  A gap in the main facade breaks up the overall facade along alki ave and corresponds in width to the established pattern of space 
between midrise structures in the vicinity.  The break in the facade also allows views into the activity within the courtyard, as well as a gathering space on each floor with views out to the sound.  The 
corners of the overall mass are recessed to align width adjacent developments and preserve more of their sight lines outwards.  The courtyard configuration allows for windows on two sides of all units, 
allowing for greater daylighting and cross-ventilation.

A-A

MASSING OPTION 3 - Preferred

Units surrounding a central open courtyard
100 units
1,650 sf Light retail

FLOOR AREA RATIO (FAR): 2.89
65,000 sf provided > 72,169 sf Allowed Base (3.2 FAR)

Building Height: 61’-6” to top of roof Membrane
60’-0” max allowed base + 1’-6” additional allowed per 23.60A.572.C.2

SETBACKS: Building complies with minimum and minimum average setbacks

Maximum Building Dimensions:
168’-2” Building length
18’-2” Greater than 150’-0” max allowed per 23.45.528B, departure required
102’-7” Building Depth
12’-7” Greater than 90’-0” max allowed per 23.45.528B, departure required

Amenity Area provided: > 2,725 sf
5% of gross Residential floor area per 23.45.522

Parking Spaces Provided: 131
1.5 spaces per unit base, reduced 15% by providing car sharing per 23.54.020.J.2
3 public Spaces Provided for Retail Use - None Required Per Table A For 23.54.015

Bicycle Parking: 1 Long-Term Space Per Unit
1 long-term Space per 4 dwelling units required
Additional long- and short-term spaces provided for visitor / retail use per code

Section A-A, through Courtyard and common terrace

Open 
courtyard

(Building 
Beyond)

Existing pattern of space 
between buildingsSetback Building Corners 

Preserve View corridors

Cantilevered Units at second floor and above



7.9MASSING OPTIONS
OPTION 3 - Ground and typical floor plans

Ground Floor PLAN

Separate street entries are provided at the main building lobby and the retail, as well as an internal connection between them for shared use.  
Public parking for retail use and publicly-accessible car-sharing spaces are located within the garage on a 5% ramp providing accessible access 
as well as waste management access to the solid waste storage areas.  The remaining parking is located past an access control point on lower 
garage levels.  Resident amenity space, bike storage and the leasing office are located within the main lobby while mechanical and storage space 
are located along the rear portion of the garage.

Typical upper Floor PLAN

All units are accessed off the open-air circulation courtyard.  Windows are located on the exterior and corridor sides of all units allowing for 
additional daylighting and cross-ventilation possibilities.  A break in the front facade allows views into the courtyard as well as views out to 
the sound from a seating area on each floor.

Circulation Units Support Vertical circulation

Lobby

Off.
Common

Room

Bike Stor,

Fitness

Mech Mech

Trash

Retail

Ramp 
Down

Retail
Parking

Public
Car-Share

Spaces

Garage 
Entry

Circulation Amenity space Retail Support Vertical circulation Parking



7.10MASSING OPTIONS
OPTION 3 - Roof plan and concept sections

Roof Plan

A decked amenity area is located in the middle of the roof and surrounded by green roofing, shared garden planters, walking trails and solar 
arrays.  Beach fire pit seating areas are located on the front side of the roof for views to the sound.  Screenwalls and tall plantings provide noise 
control and the most active areas are located farther from the neighboring property lines.

Concept site section

The general building massing for all options is five stories of residential units over a ground floor containing the main lobby, public and common 
spaces, support and mechanical space, and the parking garage entry.  Three levels of below-grade garage contain the remaining required parking 
spaces.  An occupied amenity deck on the roof provides exterior relaxation and gathering space for residents as well as solar arrays and a green 
roofing system.  The ground floor is slightly sunken relative to street level, typical of other developments in the area.
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7.11MASSING OPTIONS
OPTION 3 - perspectives

STREET-LEVEL PERSPECTIVEFRONT ELEVATION

MASSING OPTION 3 - preferred

UNITS SURROUNDING A CENTRAL OPEN COURTYARD

A break in the front facade exposes the courtyard beyond, providing views of the activity within at 
the street as well as views out to the sound from within.  Vegetated walls within the courtyard 
and building opening blend the break into the hillside and create the appearance of separate 
smaller structures.  Additional living wall cladding on the recessed corners of the building help to 
further reduce the visual mass of the overall structure and relate it to the scale of neighboring 
developments.

BIRDS-EYE VIEW



7.12MASSING OPTIONS
Code Compliant OPTION 4  - ZONING SITE PLAN
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ZONING SITE PLAN

A code-compliant version of Option 3 can be created by reducing the overall building width and depth dimensions.  The reduced width makes the break in the front facade impractical however so while the 
dimensions are slightly smaller the mass reads as more massive due to the lack of a substantial recess in the front facade.  Additionally, no views into or out of the courtyard exist and daylight into the 
courtyard is greatly reduced.

A-A

A-A

MASSING OPTION 4 - Code compliant

UNITS SURROUNDING A CENTRAL OPEN COURTYARD, smaller dimensions
85 units
1,200 sf Light retail

FLOOR AREA RATIO (FAR): 2.44
57,000 sf provided > 72,169 sf Allowed Base (3.2 FAR)

Building Height: 61’-6” to top of roof Membrane
60’-0” max allowed base + 1’-6” additional allowed per 23.60A.572.C.2

SETBACKS: Building complies with minimum and minimum average setbacks

Maximum Building Dimensions:
149’-8” Building length
< Than 150’-0” max allowed per 23.45.528B
89’-8” Building Depth
< Than 90’-0” max allowed per 23.45.528B

Amenity Area provided: > 2,355 sf
5% of gross Residential floor area per 23.45.522

Parking Spaces Provided: 112
1.5 spaces per unit base, reduced 15% by providing car sharing per 23.54.020.J.2
3 public Spaces Provided for Retail Use - None Required Per Table A For 23.54.015

Bicycle Parking: 1 Long-Term Space Per Unit
1 long-term Space per 4 dwelling units required
Additional long- and short-term spaces provided for visitor / retail use per code

Section A-A, through Courtyard

Open 
courtyard



7.13MASSING OPTIONS
Code compliant OPTION 4  - Ground and typical floor plans

Typical upper Floor PLAN

The floor plan is similar to the previous courtyard option but without the opening along the front facade allowing for views into and out of the 
courtyard area.  The front facade is longer and continuous as well, without a deep void in the mass to break up the form.

Circulation Units Support Vertical circulation Concept Site Section

The general building massing for all options is five stories of residential units over a ground floor containing the main lobby, public and common 
spaces, support and mechanical space, and the parking garage entry.  Three levels of below-grade garage contain the remaining required parking 
spaces.  An occupied amenity deck on the roof provides exterior relaxation and gathering space for residents as well as solar arrays and a green 
roofing system.  The ground floor is slightly sunken relative to street level, typical of other developments in the area.
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7.14MASSING OPTIONS
Code compliant OPTION 4 - perspectives

STREET-LEVEL PERSPECTIVEFRONT ELEVATION

MASSING OPTION 4 - code compliant

UNITS SURROUNDING A CENTRAL OPEN COURTYARD, smaller dimensions

The overall mass of the structure is less broken up than the previous courtyard option owing 
to the lack of a deep void that exposes the courtyard within and separates the main facade into 
separate forms.  The recessed corners are clad in living wall system to visually blend them into 
the hillside and reduce the overall appearance of building length.  The view from the streetscape 
is less compelling than the preferred option since the activity within the courtyard is hidden from 
the passerby.  Additionally the ability for common space with views out to the sound is reduced to 
the roof terrace.

BIRDS-EYE VIEW



8.0Massing option Summary
Departure matrix

Opportunities					     challenges						     departures

Option 3 - preferred

Units surrounding a central open 
courtyard

•	 Units have light and air for cross 
ventilation on two sides

•	 Higher percentage of 2- and 3-bedroom units
•	 Deep view into courtyard helps break up 

mass
•	 Corners of mass recessed to match existing 

development along streetfront
•	 Interior circulation courtyard becomes an 

organizing design element
•	 Courtyard activity is visible from the 

street
•	 Additional gathering areas on each floor 

with views to the sound
•	 No bonus far required

•	 Larger area of thermal envelope			 
			 

•	 Principal structure depth = 102’-7”
12’-7” greater than 90’-0” allowed per 23.45.528
•	 Principal structure length = 168’-2”
18’-2” greater than 150’-0” allowed per 23.45.528
						    

Option 1

Two Buildings Connected with 
skybridges

•	 Visual connection from sound back to 
hillside

•	 Larger number of corner units and exterior 
walls for windows and views

•	 No bonus FAR required

•	 Highest percentage of studio units rather 
than community-preferred 2- and 3BR

•	 Lack of Weather protection at exterior 
circulation between buildings

•	 Building mass extends to front setbacks 
and does not recess to preserve view 
corridors

•	 Unenclosed circulation creates noise 
control issues

•	 Principal structure depth = 106’-0”
16’-0” greater than 90’-0” allowed per 23.45.528
•	 Principal structure length = 166’-0”
16’-0” greater than 150’-0” allowed per 23.45.528
						    

Option 4 - code compliant

Units surrounding a central open 
courtyard, smaller dimensions

•	 No departures required
•	 No Bonus FAR Required
•	 Units have light and air for cross 

ventilation on two sides
•	 Corners of mass recessed to match existing 

development along streetfront

•	 Lack of a deep break in the facade results in 
a more monolithic, long facade

•	 No visual exposure of the courtyard to the 
streetscape

•	 Fewer opportunities for views out to the 
sound from within

•	 Larger area of thermal envelope

None

Option 2

C-shaped BUILDING WITH INSET

•	 Very efficient floorplate
•	 Higher percentage of 2- and 3-bedroom units
•	 Deep inset in the building mass breaks the 

front facade into smaller forms similar to 
nearby development

•	 Requires bonus far through affordable 
housing

•	 Building mass extends to front setbacks 
and does not recess to preserve view 
corridors

•	 Principal structure depth = 93’-8”
3’-8” greater than 90’-0” allowed per 23.45.528
•	 Principal structure length = 169’-6”
19’-6” greater than 150’-0” allowed per 23.45.528
						    


