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↗   Integration of multiple uses

Project Team &

Previous Work
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Alliance Residential Company

1325 Fourth Avenue, Ste 1005

Seattle, WA 98101

CONTACT

Jeremiah Jolicoeur 

Jeremiah@allresco.com

206.556.1345

Architect

Encore Architects

1402 3rd Avenue, Suite 1000

Seattle, WA 98101
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Andrew Hoyer, AIA

andyh@encorearchitects.com

206.790.2076
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Seattle, WA 98107
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Featured projects shown designed or

developed by members of the project team

↗  CLARENDON - QUEEN ANNE, SEATTLE

↗   RALEIGH - PEARL DISTRICT, PORTLAND

↗   SAXTON - FIRST HILL, SEATTLE

↗   LEXINGTON - FIRST HILL, SEATTLE

↗   SKY APARTMENTS - WEST SEATTLE

↗   ANTHEM - PEARL DISTRICT, PORTLAND
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PROJECT INFORMATION

 · Zoning     C1-95

 · Lot Area    84,507SF

 · Proposed Retail area   16,500 SF (Approximately)

 · Building Stories   7

 · Residential Units   277 (Approximately)

 · Parking Stalls    260 (Approximately)

PROJECT DESCRIPTION 

Our project is a mixed-use development that provides new housing and com-

mercial space adjacent to University Village. The proposed building is com-

prised of 5 wood frame levels over 1 level of above grade concrete podium and 

1 level of below-grade parking. The massing intent is to mediate the transi-

tion between the scale of the retail hub and the assorted low-rise residential 

buildings nearby. Overall we aim to create a series of vibrant, nuanced spaces 

that respond to individual, complex programmatic and site restrictions. There 

are some large courtyards at sidewalk-level as well as podium-level amenity 

spaces facing south. 

VISION

Create a new, vibrant residential community in an amenity rich neighborhood 

with an improved street-scape that provides safe and active frontages. 

GOALS

1. Contribute to Neighborhood

• Enhance the neighborhood by in! lling underutilized site and activating 
25th Avenue NE with street facing retail.

2. Street-scape

• Re-orient NE 49th to align with street grid to promote safety.

• Provide continuous, landscaped, pedestrian connection from 25th Ave to 

University Village along 49th street

3. Design

• Create an enduring building with an architectural design that activates 

the street edge and provides homes within walking distance of University 

Village,  The University of Washington and the Burke Gilman trail.

↗  UNIVERSITY VILLAGE CONTAINS A DYNAMIC ASSORTMENT OF RETAIL AND OPEN SPACES THAT WORK TOGETHER TO FORM AN ENHANCED SHOPPING AND DINING EXPERIENCE. DESIGN 

STOREFRONTS VARY IN AN ECLECTIC ASSEMBLAGE FOR A VARIED SHOPPING EXPERIENCE. 

↗NORDHEIM COURT STUDENT HOUSING TO THE 

NORTH OF PROPOSED DEVELOPMENT. 

↗ NORDHEIM COURT, THE DEVELOPMENT TO THE NORTH, 

INCORPORATES SCULPTURE AND SHARED COURTYARDS

↗ DEVELOPMENT ACROSS 25TH AVE NE THAT INCORPO-

RATES OUTDOOR SEATING AREAS

Development Summary
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SITE

PROPOSED 
CONNECTION

PROPOSED 
CONNECTION

PROPOSED 
RE-ALIGNMENT

TO UW

TO 
LAKE 
WA

SITE CONTEXT:

Broadstone NE Apartments is a proposed multi-story, mixed use 

development located on the northeast end of the University District 

Neighborhood. 

The University District is home to an eclectic mix of urban shopping 

areas, historic homes and architecture, and anchored by the University 

of Washington campus.

The project is bordered by Nordheim Court Student housing to the 

north and the University Village Shopping Center.  The University 

Village offers a unique mix of locally-owned & national retailers, and a 

distinct collection of restaurants and eateries serving the community 

since the late 1950’s.

(Not in project)

BROADSTONE NORTHEAST     DESIGN REVIEW BOARD      04.03.20     5   

SECTION 2 -   CONTEXT



NE 49TH STREET (PRIVATE ROAD)

2
5
T

H
 A

V
E

N
U

E
 N

E

NORDHEIM COURT

NEW APPLE STORE

CRATE & BARREL WITH STARBUCKS AT STREET LEVEL

1

2

3

35

2

8

11

12

9

10

7

1

4

6

SECTION 2 -  CONTEXT
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JOHN L SCOTT REAL ESTATE OFFICE DEPOT STORE (CURRENT) SILVER CLOUD INN

CHASE BANK AND UW MEDICINE AVEDA STORE RESTORATION HARDWARE

KEY BANK BRIGHT HORIZONS AND BARTELL DRUGS THE RAM RESTAURANT

4 5 6

7 8 9

10 11 12

SECTION 2 -   CONTEXT

BROADSTONE NORTHEAST     DESIGN REVIEW BOARD      04.03.20     7   



����������	
	����
���������

��������������

��	
	�

�

����

��������

����
���
�����

����������������	
��
�

������������
���

���

��������

����
	�

����
	��������

���	
�������

���

	�

�������������������	��

�������
���
�������

���������
��������������
����������

����� �!"

��
����#���!���$�#��
�%�!���&����������!�$��
���

'� (���)�!��*��
!�+"�
���!
���
�"�%����"�%�$����
,�����-���$��-���+
��
���!�$�,��)�*�.��+
��/%��$���-����,�$
�
'� 0���
+
���+"���������)�"�%�$��!��*��
!�*�.��+
��/%��$���1�+"�
���,��
��+"�
���"�%�$�
'� #
���
���
���!
���
�"�%����"�%�$�!�!���������+%�
�$�,�
������-�+"�
���!
���
��+
�����������!!�,�$���!�$�,��)!��2��3�!�+��+
�����22�+
�$����$!%�2�$�+��+2���!2�%�!�
�����2�+
�$�$

'� ��1�+"�
���!
���
�"�%����"�%�$����
,�����-���$��-���+
��
���!�$�,��)�!��������
���!2����
4
'� 0���!2����
�����!�+"���"�%�$��!��������$�!����$���$�*���
����$�
+�2�+
�$��
��,!���
+���$�+�
�+"�
���!
��%
���4
'� �+����!�$��
�����!�!�!������/
��$�����
������$�2
��+"�	�-���$���*���*�*�+"���-�"�+*�
���!
���
���
���!
���
�"�%����"�%�$�4
'� �+����!�$��
�����!�!��
�!
���
���
���!�������
����"�++��
+�"�++�������
�+"��
����!
��	-4
'� �
����!
�+���+"�
���!
���
���
���!
���
�"�%����"�%�$�!�%+�
�����������!�$��
�����!��!�������
����
�!����.�2�+*����
���
�.4

��-

�4 ��"+��*�/�$��!����+�!�������!��*�.��/%��$��4��

�+�!�
��%)!���5����$

'� �*���
.�����!�������5����$��������*+��
��5����
+��1�+
�
�����+!!�"�++������������!�$��
�����!�4
'� ������!�$��
!�!�������
���%%�!!�
+��
����!
�+���%+**+��+��2��
�
���*���
.�����4
'� �*���
.�����!�!������+
������%�+!�$
'� �+**+���**���
.�����!�!�������
����*���*�*��+��3+�
���$�*��!�+��+"���-����$��+�%+**+���*���
.������!����������!!�
��������!"
'� 6��
�
�����%+���!���$�$�%)!�!�������
����*���*�*������+"����!"����$��+��+��3+�
���$�*��!�+��+"���!!�
�����-4

�+���5����$�2��)����,�
�������������
��!

7����+�$�������
����5����$�"+��8�$��*��!��,����9�������!"

������ ����
!�
�	 6����:��;�������<0�7<�=����4		�<0�7<�#=��>��7<�#���>����7<���0?��������:�##���	���<0�@�:�##�#��	�<0�7<�=����4���<0�0?7<
6����:��;�67��7<�#=��>��7<�#���>����	���<0�7<�������<0�7<�=����4		�<0�@�#��	�<0�7<�������<0�7<�=����4		�<0���7<���0?�������

�	4� �4���

�	4� �4���

�	4� �4���

�	4� �4��	

�	4� �4���

�	4� �4���

0�������"+���	4��4���
0�����(�"+���	4��4���

�	4� �4���

'� �%%�!!��!�2��*�

�$�"�+*�
���!
���
����$���*�
�$�
+�+���
,+�,�.�%����%�
4
'� 6��)����!������+
�����+%�
�$���
,������!
��%
������$���!
���
��+
�����
'� =�
������!
��%
�����!
���
���
���2��)����!��������!�2���
��"�+*�!
���
���
����!
���
�"�%����"�%�$�!��.���+
����2��*�

�$��!�4

�	4� �4�	�

SECTION 2 -  CONTEXT

Seattle Zoning Code Summary
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SECTION 2 -   CONTEXT

0' 400' 800'

Zoning Legend (Current as of September 2017)

1

SITE

BURKE-GILMAN TRAIL

PRIVATE VEHICULAR 

CIRCULATION

ARTERIAL 25TH 

AVE NE

1

2

3

Major Zoning Requirements:

• 65’ Height Limit

• Commercial use required along 25th 

Ave NE

• No setbacks required

N

Context: Zoning

The proposed project’s site is located in the Ravenna Urban Center 

Village of th University Neighborhood. The parcel, and adjacent 

parcels to the south, are zoned C1-65. The Parcel is vested under SMC 

2/26/2019 supplement 16 update 2. The parcel to the North is zoned 

MIO-65-C1-55(M). To the west, parcels are zoned DNC2-75(M1). 

Residential 

Mixed-Use

Institutional

Parking

Lodging

Commercial

Bus Stop
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SECTION 3 -  EDG GUIDANCE

EDG DIAGRAMS
(DESIGN REVIEW BOARD PREFERRED OPTION)
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EXISTING RETAIL AND 

7-LEVEL PARKING 

GARAGE

NE 49TH STREET 

(CONT’D)

EXISTING RETAIL

PROPOSED 7-LEVEL 

UNIVERSITY VILLAGE 

PARKING GARAGE

(UNDER CONSTRUCTION)

EXISTING PRIVATE 

ROAD LOCATION

NORDHEIM COURT 

UNIVERSITY OF WASHINGTON STU-

DENT HOUSING

SOLAR ACCESS

PEDESTRIAN ACCESS

SECTION 3 -  EDG GUIDANCE
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RESPONSE TO GUIDANCE

1. EMPHASIZE THE CANTILEVER 2.  RESOLVE INTERACTION OF ELEMENTS

3.  BREAK DOWN NORTH FACADE 4. ACTIVATION OF COURTYARDS

↗   STREET VIEW FROM UNIVERSITY VILLAGE ↗   STREET VIEW 25TH AVE

↗   BIRDS EYE VIEW LOOKING SOUTH ↗   49TH STREET LOOKING NORTH

EDG PROPOSED EDG PROPOSED

EDG PROPOSED EDG PROPOSED

SECTION 3 -  EDG GUIDANCE

↗   CANTILEVERS INCREASED ALONG 49TH ↗   MASSING ELEMENTS RESOLVED TO EMPHASIZE CANTILEVERS

↗   SECONDARY MASSING ELEMENTS AND MATERIALS USED TO 

REDUCE MASSING

↗   LANDSCAPE ELEMENTS UTILIZED TO ENHANCE PEDESTRIAN 

EXPERIENCE
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5.  SIDEWALK ALONG 25TH TO ENGAGE RETAIL 6.  BUFFER 49TH STREET FROM UV SERVICE USES

7.  DE-EMPHASIZE GARAGE ENTRY 8. RESOLVE STAIR & AFFECT ON ELEVATIONS

↗   LANDSCAPE PLAN - 25TH AVE ↗   LANDSCAPE PLAN - 49TH STREET

↗   BIRDS EYE VIEW LOOKING NORTH ↗   TYPICAL FLOOR PLAN

EXISTING STREET TREES

PROPOSED BIKE RACKS

GREENSCREEN PANELS WITH CLIMBING VINES 

AND SHRUBS AT GRADE

ENTRY PLAZA WITH “BAR” SEATING, SPECIAL SCORED CONCRETE, 

AND PLANTING AT GRADE WITH SHRUBS & GROUNDCOVER

NEW SIDEWALK

NE 49TH STREET 

EDG PROPOSED

EDG PROPOSED

EDG PROPOSED

EDG PROPOSED

ENTRY PLAZA WITH WATER FEATURE, 

SPECIAL SCORED CONCRETE AND 

IN-GROUND LIGHTING,  AND PLANTING 

AT GRADE WITH TREES, SHRUBS AND 

GROUNDCOVER

BIORETENTION PLANTER WITH TREES, 

SHRUBS AND GRASSES
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↗   PROVIDE CONSISTENT LANGUAGE TO FACADE

↗   IMPROVE STREET BUFFER & ACTIVATE RETAIL SPACE ↗   ADDITIONAL LANDSCAPE BUFFERING & PEDESTRIAN 

CIRCULATION FROM UV SERVICE USES

↗   GARAGE ENTRY RECESSED FROM PEDESTRIAN CIRCULATION
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SECTION 4 -  DESIGN

↗   RETAIL ALONG 25TH 

↗   SOUTH  FACING BARS  - FOLLOW CURVE OF STREET ↗   ALIGN WEST BAR TO ANGLE OF 25TH ↗   MARKED ENTRY ALSO ALIGNED WITH 25TH

↗   PARKING/GROUND LEVEL USES BLEND TO STREET ↗   MASS ANCHORS AT NORTH

MASSING CONCEPT
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PEDESTRIAN REALM
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����

FACADE COMPOSITION
SECTION 4 -  DESIGN

THE COMPOSITION OF 

THE TWO INTERLOCKING 

BARS IS CARRIED INTO THE 

COURTYARD TO PROVIDE 

VISUAL INTEREST AND 

CLARITY OF CONCEPT

THE NORTH BAR ANCHORS 

& CONNECTS THE MASSING 

OF THE BUILDINGS 
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↗ FACADE FRAME -STAGGERED BARS

SECTION 4 -   DESIGN

BOLD CAPPING 

ELEMENT

SECONDARY 

FRAMING 

ELEMENTS

STRONG VERTICAL 

ELEMENTS

STRONG 

HORIZONTAL 

ELEMENTS

STRONG PRIMARY ELEMENT THAT RELATES TO 

LANGUAGE ON THE WEST ELEVATION 

VERTICAL ACCENTS 

PROVIDE SECONDARY 

RHYTHM & INTEREST

SECONDARY FRAMING ELEMENTS 

PROVIDE ADDED INTEREST TO THE 

PRIMARY FRAME
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↗   SOUTH ELEVATION 

SECTION 4 -  DESIGN

↗   NORTH ELEVATION 

SECONDARY MASSING AND 

ARTICULATION 

NORDHEIM 
COURT
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SECTION 4 -   DESIGN

↗   WEST ELEVATION 

↗   COURTYARD EAST ELEVATION ↗   COURTYARD WEST ELEVATION

N
O

R
D

H
E

IM
 

C
O

U
R

T
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��

CANTILEVERS

↗   CANTILEVER @ 25TH AVE & 49TH ST BAR 1

SECTION 4 -  DESIGN

1 2
3 4

The proposed design follows the recommendations of the Board by 

emphasizing the cantilevers of the 4 bars, by both increasing the 

cantilever to the south, and recessing the lower levels. The emphasis 

at the ends of the bars increases the sense of rhythm while enhancing 

the pedestrian experience. The variation at the bases creates a 

hierarchy between the bars while establishing greater importance to 

the entry lobbies. 
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SECTION 4 -  DESIGN

↗   CANTILEVER @ 49TH BAR 3 ↗   CANTILEVER @ 49TH BAR 4↗   CANTILEVER @ 49TH - BAR 2
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MATERIALS
SECTION 5 -  MATERIALS

AL-1 FP-1 TFP-2 TFP-1 FP-2

↗  SOUTH ELEVATION 

MP-1 FP-2T-1 AL-1BR-1 TFP-1VW-2VW-1TFP-2
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SECTION 5 -  MATERIALS

TFP-2 FP-1 AL-1 MP-1VW-1 FP-2 BR-1 TFP-2 AL-1 FP-1 TFP-1 FP-2T-1TFP-1
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MATERIALS
SECTION 5 -  MATERIALS

↗   NORTH ELEVATION 

FP-2 FP-3 VW-1VW-2 FP-2 FP-1 FP-3FP-1 FP-1 CM-1TFP-2
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SECTION 5 -  MATERIALS

FP-2 VW-2 VW-1FP-3 FP-1 CM-1 AL-1 BR-1TFP-2FP-2

↗   NORTH ELEVATION 

FP-3
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MATERIALS
SECTION 5 -  MATERIALS

↗   WEST ELEVATION 

AL-1 FP-1 AL-1 BR-1 TFP-2 VW-1AL-1TFP-1VW-2
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SECTION 5 -  MATERIALS

FP-3 AL-1 FP-1 TFP-2 BR-1

↗   COURTYARD EAST ELEVATION 
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AL-1TFP-1 VW-2TFP-2

↗   COURTYARD WEST ELEVATION 

SECTION 5 -  MATERIALS
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MP-1

Aluminum Metal Panel

Size & Pattern: 36”  x 96”  maximum    1/2” reveal

Color: Black

TFP-1

Through-Color Fiber Cement Panel

Color & texture: Gray Natural

AL-1

Aluminum Storefront & Trim

Color: Black

BR-1

Brick

Size & Pattern:    Norman  4” x 3” x 12”    1/3 Running Bond

Color & Texture:    Dark Gray  Iron Wash

CM-1

Concrete Masonry Unit

Size Pattern:    8” x 4” x 16”  Standard    Running Bond

Color & Texture:    Dark Gray  Ground face

VW-1

Vinyl Window

Color:    White

FP-1

Painted Fiber Cement Panel

Color:   Off  White

VW-2

Vinyl Window

Color:    Black

FP-2

Painted Fiber Cement Panel

Color:   Light Gray

FP-3

Painted Fiber Cement Panel

Color:   Dark Gray

T-1

Manufactured Tile

Size & Pattern:   30”  x 96”  Typical    1/4” reveal

Color: Beige

TFP-1

Through-Color Fiber Cement Panel

Color & Texture:  Beige  Ribbed

FP-4

Painted Fiber Cement Panel

Color:   Black

SECTION 5 -  MATERIALS
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↗   25TH AVE LOOKING SE
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VIEWS

↗   CORNER OF 25H & 49TH LOOKING NORTH
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↗   49TH AVE LOOKING EAST
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↗   49TH LOOKING NORTHWEST
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↗   49TH LOOKING NORTH
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↗   NORTH PROPERTY LOOKING SOUTH
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SIGNAGE

RETAIL 

SIGNAGE 

BUILDING 

NAME 

SIGNAGE

PARKING 

SIGNAGE

MAIN LOBBY 

SIGNAGE

↗   ILLUMINATED RETAIL SIGNAGE ↗   BACK-LIT WALL MOUNTED SIGNAGE ↗   WALL MOUNTED SIGN ↗   WALL MOUNTED BLADE SIGN
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SECTION 7 -  L IGHTING & SIGNAGE



LIGHTING PLAN

↗   WALL MOUNTED RETAIL LIGHTING ↗   WALL MOUNTED ACCENT SCONCE
↗  LANDSCAPE LIGHTING

↗   RECESSED ACCENT LIGHTING ↗   EXTERIOR DECK & WAY FINDING SCONCE

SECTION 7 -  L IGHTING & SIGNAGE
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 inc

Fazio
Associates
landscape architects

OVERALL RENDERED LANDSCAPE PLAN
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SECTION 8 -  LANDSCAPE



 inc

Fazio
Associates
landscape architects

GROUND LEVEL RENDERED LANDSCAPE PLAN

EXISTING STREET TREES

ENTRY PLAZA WITH LONG “BAR” SEATING, SPECIAL SCORED 

CONCRETE, & PLANTING AT GRADE WITH SHRUBS & 

GROUNDCOVER

NEW SIDEWALK

ENTRY PLAZA WITH WATER FEATURE, 

SPECIAL SCORED CONCRETE AND 

IN-GROUND LIGHTING,  AND PLANTING 

AT GRADE WITH TREES, SHRUBS & 

GROUNDCOVER

LANDSCAPED AREA WITH LONG “BAR” SEATING, SPECIAL SCORED CONCRETE, 

& PLANTING AT GRADE WITH TREES, SHRUBS & GROUNDCOVER

PLANTER WITH TREES, SHRUBS & 

GRASSES

ADJACENT GARAGE STRUCTURE
ADJACENT EXISTING BUILDINGS
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SECTION 8 -  LANDSCAPE

 inc

Fazio
Associates
landscape architects

PLANTER WITH TREES, SHRUBS AND GRASSES, TYP.

PLANTER WITH TREES, SHRUBS 

AND GRASSES, TYP.

RAISED INTEGRATED 

PLANTERS WITH 

TREES, SHRUBS AND 

GROUNDCOVER, TYP.PRIVATE PATIOS WITH PEDESTAL PAVERS AND 

SCREENING ELEMENTS IN BETWEEN, TYP.

PRIVATE PATIOS WITH 

PEDESTAL PAVERS 

AND SCREENING 

ELEMENTS IN BETWEEN, 

TYP.

STAIRS UP TO LEVEL 4

AMENITY SPACES WITH PEDESTAL PAVERS, WOOD 

DECKING, OUTDOOR FURNITURE AND INTEGRATED 

BENCHES

LEVELS 2 & 3 RENDERED LANDSCAPE PLAN
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 inc

Fazio
Associates
landscape architects

LEVEL 4 RENDERED LANDSCAPE PLAN
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SECTION 8 -   LANDSCAPE

 inc

Fazio
Associates
landscape architects

GOLDENRAIN TREE

(STREET TREE ON 25TH AVE NE)

ARMSTRONG MAPLE

(PRIVATE STREET TREE ON NE 49TH ST)

EMERALD CITY TULIP TREE MAIDENHAIR TREE PERSIAN IRONWOOD SHORE PINE

VINE MAPLE PAPERBARK MAPLE JAPANESE MAPLE

VENUS DOGWOOD

PLANT PALETTE – TREES
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 inc

Fazio
Associates
landscape architects

DEER FERN

CORAL BELLS, IN VARIETY SWEETBOX

GOLDFLAME SPIREA DAVID’S VIBURNUM KINNIKINNICK SLOUGH SEDGE DWARF PERIWINKLE GREEN ROOF EVERGREEN CLEMATIS

ENGLISH LAVENDER

LOW OREGON GRAPE COMPACT HEAVENLY BAMBOO DWARF FOUNTAIN GRASS

FOERSTER’S FEATHER REED GRASS SUNDANCE MEXICAN ORANGE SILVER KING EUONYMUSKELSEY DOGWOOD (WINTER & SUMMER)

PLANT PALETTE – SHRUBS & GROUNDCOVER
PLANT PALETTE – SHRUBS & GROUNDCOVER
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SECTION 8 -  LANDSCAPE

 inc

Fazio
Associates
landscape architects

INSPIRATIONAL LANDSCAPE IMAGERY
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SECTION 8 -  LANDSCAPE

BLANK PAGE
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SECTION 10 -  PLANS
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