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SITE INFORMATION

5031 11th Avenue NE

APN: 674670-1715 + 674670-1720

Zoning: MR (M1)

Overlay: University District NW Urban Center Village
Lot Area Before Dedication: 7500+ sf

Lot Area After Dedication: 7125+ sf

Current Use: 1 single family + 1 multi-family

DEVELOPMENT GOALS
30 Dwelling Units

18 Garage Parking Spaces
No Live/Work Units

No Commercial Space

DEVELOPMENT STATEMENT

University 5031 seeks to provide modern, efficient housing to an
overcrowded community. By constructing a large number of units
and integrating both car parking and bicycle storage, University 5031
takes advantage of present opportunities to densify the block and
future connections to the remainder of the city via anticipated public
improvements to 11th Avenue NE. This project seeks to provide a unique
solution to increasing housing needs through efficient unit layouts,

finely crafted materials and sensitive design.
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ZONING MAP LAND USE MAP

ZONING SUMMARY

e The nine-block vicinity contains Mixed Use (SM-U 75-240 (M1]),
Multi-Family (LR2) and commercial (NC2-40, NC3-65, NC3-75)
zoning.

e Properties adjacent to the subject are zoned LR2 to the north and
east and NC2-40 to the west.
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LAND USE SUMMARY _

e The predominant land uses of the nine-block vicinity are multi- '
family residential and commercial.

e Townhomes are located near the subject parcel. N

e Some detached houses remaining from early 20th Century
development.

e Other nearby land uses include a church, a library, a fire station and

a YMCA.
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PROJECT SITE EXTENTS
5031 11TH AVENUE NE
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TRANSIT + ACCESS MAP

i BUS STOP TRANSIT + ACCESS
& L =—11TH AVE NE & NE 55TH ST 11th Avenue NE + NE 52nd Street: Route 67
MNE itm_ b | o ROUTE 67w This stop is approximately 300 ft northeast of the subject parcel.
. S : BUS STOP Northbound service is provided to Roosevelt Way and Northgate.
o 1 C— s i ROOSEVELT WAY NE & NE 55TH ST . . . . , ;
e =T . B ! L C B ROUTE 67 Southbound service is provided to UW Station and Children’s Hospital.
\ N
A N> ; | . 2
" “1 g =) = _%, ROOSEVELT WAY NE & NE 50TH ST: Route 67 & 74
i = . IS , , - .
-l f i B This stop is approximately 750 ft southeast of the subject parcel.
=5 iy ol o :
1 < = Northbound service is provided to Roosevelt Way and Northgate.
' “—}J) [0 , T Southbound service is provided to UW Station, Children’s Hospital and
o 8 By : 3 Downtown Seattle. Eastbound service is provided to Sand Point.
— T g a = '} ey <
ol Conclusion
— ol - Due to the Urban Center Overlay, the subject parcel does not require
J 1 BUS STOP designated parking for multi-family residential dwellings. Therefore,
T1TH AVE NE & NE 52ND ST frquent transit calculations are not required.
ROUTE 67
NE 52ND'STREET
R BICYCLE LANE
r - ROOSEVELT WAY NE

PROJECT SITE EXTENTS
5031 11TH AVENUE NE

BICYCLE LANE
11TH AVE NE

BUS STOP
11TH AVE NE & NE 50TH ST
ROUTE 67

BUS STOP
ROOSEVELT WAY NE & NE 50TH ST
ROUTES 67 & 74

' BUSSTOP
11TH AVE NE & NE 47th ST
ROUTES 67 & 74




NINE BLOCK AXONOMETRIC + LOCAL AMENITIES

UNIVERSITY PLAYGROUND

Z|S

UNIVERSITY LIBRARY

BLESSED SACRAMENT
CATHOLIC CHURCH

UNIVERSITY HEIGHTS
FIRE STATION 17 CENTER

PROJECT SITE
0031 11TH AVENUE NE

“THE AVE” SANCTUARY ART CENTER

SCARECROW VIDEO

UNIVERSITY CHILD
DEVELOPMENT SCHOOL
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1

1TH AVE NE MONTAGE

WEST SIDE OF STREET

KEY PLAN - TOP ROW

.

RECTILINEAR MASSING
SIMPLIFIED DETAILS WITH PUNCHED WINDOWS

OVERFRAMING

EAS LA STREE |

R

OBSERVED PATTERNS:

Double or triple-story structures are common
Existing development dates from early to mid 20th Century

VARIED ROOF TYPES

OTHER OBSERVATIONS:
Fire Station 17 is located at 11th Avenue NE and NE 50th Street

Predominantly traditional detached houses and low-rise apartment e

buildings, contradictory to new zoning designation
Significant vegetation, including hedges and large trees, is present
Varying colors and textures found on the block

No dominant architectural style or typical materials

It is anticipated that the existing context will gradually be replaced in
the near future, due to new zoning designation. New structures are
likely to be significantly taller than the current context.

VARIED ROOF TYPES




PROJECT SITE
5031 11TH AVENUE NE

TRADITIONAL HOUSING

The area is predominantly developed with single-family houses and
multi-family low-rise buildings. While the houses often have detailed
elevations including trim, eave returns and dormers, the apartment
buildings typically have flat facades with minimal detailing. An exception
to this is the use of balconies and over-framing seen along the east
side of the street. In general, development is set back from the street.
Most of the houses are provided with yards. Several of the apartment

NEIGHBORING BUILDING
UNDER CONSTRUCTION

CORNER WINDOWS
AND BALCONIES

buildings are screened from the street by dense plantings and trees.
Few buildings make any attempt to address the street beyond providing
pedestrian and vehicular access, and many have constructed opaque
fences at the property line. Existing development has reconciled the
difference in elevation between the street and private property in several
ways. Rockeries, retaining walls and sloped yards were all observed in
the area. A variety of roof types, including flat, gable and mansard, are

11TH AVE NE MONTAGE

SMALL-SCALE EXISTING
DEVELOPMENT

3

LOW-RISE APARTMENT KEY PLAN - TOP ROW

HOUSING

present in the existing development.

Fire Station 17 uses simple detailing and massing. The station’s primary
facade material is smooth and unadorned, and the building is generally
rectilinear. Trim of a contrasting color is used to accentuate the shape
of each mass and draw attention to the punched windows. The building
also provides weather protection to the NE 50th Street sidewalk.
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SITE PHOTOGRAPHS

SITE FROM 11th AVENUE NE

[ HIGH VOLTAGE

CONDUCTORS

The project site consists of two subject parcels. In total, they contain
approximately 7500 sf land area. The southerly parcel is currently
developed with a duplex originally constructed in 1920. The northerly
parcel is currently developed with a triplex originally constructed in
1918. Both structures are to be demolished.

No evidence of environmentally critical areas (ECAs) has been found.
The subject parcel does not contain any trees. At present, the subject
parcels are bermed approximately two feet above the adjacent sidewalk.

High voltage overhead conductors are located in the alley behind the
subject parcel. It has been determined, in coordination with Seattle City
Light, that a 14-foot-wide setback radius from the conductors will be
required. The conductors are visible in the above right image. Refer to
the site survey for exact locations.
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HOUSE

FRONTAGE DATUM ANALYSIS ©

ANTICIPATED DATUM
(7 STORIES)

EXISTING DATUM
(3 STORIES)

APARTMENT

COVERED PARKING
3 STORY ENTRY VOLUME

PROJECT SITE

5031 11TH AVENUE NE

NEIGHBORING BILDING

STREET LEVEL

UNDER CONSTRUCTION | SINGLE-FAMILY | MULTI-FAMILY

At present, the structures on the site’'s block
frontage are either two or three stories tall, with
the exception of the proposed neighboring building
currently under construction. This results in a
horizontal datum approximately 30 feet above the
street elevation.

Per the SMC, the maximum height allowed in the
MR (M1]) zone is 80 feet. This can be increased by
several bonuses. Conservatively, it is estimated
that a new horizontal datum will exist 70 feet above
the street elevation once the entire block has been
redeveloped.
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NOTES

1. THIS SURVEY WAS PERFORMED BY FIELD TRAVERSE USING A 10 SECOND
"TOTAL STATION” THEODOLITE SUPPLEMENTED WITH A 100 FT. STEEL
TAPE. THIS SURVEY MEETS OR EXCEEDS THE STANDARDS FOR LAND
BOUNDARY SURVEYS AS SET FORTH IN WAC CHAPTER 332-130-090.

2. CONTOUR INTERVAL = 1 FT.

3. VERTICAL DATUM = NAVD'88, AS PER DIRECT OBSERVATIONS
USING GPS EQUIPMENT ON NOV 08, 2020.

HORIZONTAL DATUM = NAD 83/91
4. PARCEL AREA = 7,498 SQ. FT.

5. THIS SURVEY WAS PERFORMED WITHOUT THE BENEFIT OF A CURRENT TITLE
REPORT. THEREFORE EASEMENTS AFFECTING THE PROPERTY, IF ANY, ARE
NOT SHOWN HEREON.

6. UNDERGROUND UTILITY INFORMATION AS SHOWN HEREON IS APPROXIMATE
ONLY AND IS BASED UPON CITY OF SEATTLE SEWER CARD NO. 6340 AND
ALSO AS PER TIES TO ABOVE GROUND STRUCTURES.

7. TAX PARCEL NO. 6746701715
6746701720

8. TREE DIAMETERS AND DRIPLINES DISPLAYED HEREON ARE APPROXIMATE.
FOR SPECIFIC GENUS AND DIAMETER, TREES SHOULD BE EVALUATED BY
A CERTIFIED ARBORIST.

9. WE HAVE DETERMINED TO THE BEST OF OUR ABILITY THE OVERHEAD HIGH
VOLTAGE POWERLINE WHICH IS CLOSEST TO THE PROJECT SITE AND HAVE
DISPLAYED ITS HORIZONTAL AND VERTICAL LOCATION HEREON. HOWEVER,
ADDITIONAL OVERHEAD SERVICE LINES MAY EXIST WHICH ARE NOT
OBVIOUS TO US BY FIELD OBSERVATION AND POTENTIALLY IMPACT
PROJECT DESIGN. THEREFORE, PRIOR TO DESIGN AND CONSTRUCTION WE
RECOMMEND THAT SEATTLE CITY LIGHT BE CONSULTED REGARDING THE
POSSIBLE EXISTANCE OF ADDITIONAL SERVICE LINES NOT DISPLAYED
HEREON WHICH SHOULD BE CONSIDERED FOR PROJECT DESIGN.

PROPERTY DESCRIPTION

6746701715

LOT 11 IN BLOCK 11 OF PETTIT'S UNIVERSITY ADDITION TO THE CITY OF
SEATTLE, AS PER PLAT RECORDED IN VOLUME 10 OF PLATS, PAGE 73,
RECORDS OF KING COUNTY AUDITOR.

SITUATE IN THE CITY OF SEATTLE, COUNTY OF KING, STATE OF WASHINGTON

6746701720

LOT 12 AND THE SOUTH HALF OF LOT 13, BLOCK 11 OF PETTIT'S
UNIVERSITY ADDITION TO THE CITY OF SEATTLE, AS PER PLAT RECORDED IN
VOLUME 10 OF PLATS, PAGE 73, RECORDS OF KING COUNTY AUDITOR.

SITUATE IN THE CITY OF SEATTLE, COUNTY OF KING, STATE OF WASHINGTON

TOPOGRAPHIC SURVEY
5031/5035 11TH AVE M.E.

SEATTLE, WASHINGTON

C HAD WIC K PROJECT f: 20-6921

WINTERS

DRAWING: 20—6921 TOPO.DWG

LAND SURVEYING /
1422 N.W. 85TH ST, SEATTLE, WA 98117
PHONE: 206.297.0996
FAX: 206.297.0997
WEE: WWW.CHADWICKWINTERS. COM

D MAPPING cLipNT: WEBER

pare:  12/08/2020

DRAWN BY: RCS




STANDARD

OPTION A

OPTION B (FULLY COMPLIANT)

ZONING STANDARDS

OPTION C (PREFERRED)

FLOOR AREA RATIO
[SMC 23.45.509 & 517)
FAR Multiplier = 4.5
FAR Limit = 33,075 sf

28,791+ sf Gross Floor Area (GFA) proposed

28,489+ sf Gross Floor Area (GFA) proposed

27,886 sf Gross Floor Area (GFA) proposed

STRUCTURE HEIGHT
[SMC 23.45.514)

Proposed Top of Wall EL. = 286.0°
Stair Penthouse EL. = 295.0°

Avg. Existing Grade = 215.10’ Elevator Penthouse El.=299.0" (4 ft above limit] >ee Option A >ee Option A
80 ft Height Limit = 295.00° Rooftop Coverage = 7.3% (Stair+ Elevator)

MANDATORY AFFORDABLE .

HOUSING PrL-JOr'S(L)J::; to SMC 23.58C.040, the payment option is See Option A. See Option A.
[SMC 23.45.517) proposed.

SETBACKS & SEPARATIONS
[SMC 23.45.518)

Front: 7 ft Avg, 5 ft Min.

Rear: 10 ft (with Alley)

Sides:

Below 42 ft: 7 ft Avg, 5 ft Min.
Above 42 ft: 10 ft Avg, 7 ft Min.

Front: 10.25 ft average (7'-8" min) provided

Rear: 10 ft provided

Sides

Below 42 ft: At least 7 ft average (5°-6" min) provided on
both north and south sides

Above 42 ft: 10.19 ft average (9'-2" min) provided on
north site. 7.76 ft average (5°-6" min) provided on south
side. See departure request, Sheet 13.

Front: 8.55 ft average (5'-0" min) provided

Rear: 10 ft provided

Sides

Below 42 ft: At least 8.19 ft average (7'-3" min) provided
on both north and south sides

Above 42 ft: At least 10.12 ft average (7'-4" min) provid-
ed on both north and south sides

Front: 5°-9” provided. See departure request, Sheet 13.

Rear: 10 ft provided

Sides

Below 42 ft: At least 7.65 ft average (7'-5" min) provided
on both north and south sides

Above 42 ft: 10 ft average (8'-8" min) provided on north

site. 7.65 ft average (7'-8" min) provided on south side.

See departure request, Sheet 13.

AMENITY AREA
[SMC 23.45.522]
5% Of Residential GFA

9% of 28,791 = 1440 sf required
1,103 sf common and private amenity provided

5% of 28,489 = 1425 sf required
1,103 sf common and private amenity provided

5% of 27,886 = 1395 sf required
1,103 sf common and private amenity provided

LANDSCAPING STANDARDS
[SMC 23.45.524)

0.5 GreenFactor Required
Street Trees Required

Landscaping to meet requirements of GreenFactor 0.5.

Green roof proposed as part of GreenFactor compliance.

Street trees to be provided per SDOT.

See Option A.

See Option A.

GREEN BUILDING STANDARD
[SMC 23.45.530]

FAR Threshold = 3.45

GFA Threshold = 25,358 sf

28,791+ sf GFA proposed.
Green Building Standard applies.

28,489+ sf GFA proposed.
Green Building Standard applies.

27,886+ sf GFA proposed.
Green Building Standard applies.

OFF-STREET PARKING
AND SOLID WASTE STORAGE
[SMC 23.54.015]

No auto parking required, 18 parking spots provided.

30 long-term bicycle parking spaces req’d and prov'd.
2 short-term bicycle parking spaces req’'d and prov’s.
375 sf solid waste storage required (30 dwellings).

See Option A.

See Option A.

—
—
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DESIGN GUIDELINES RESPONSE

CS1: NATURAL SYSTEMS AND SITE FEATURES
Use natural systems and features of the site and its surroundings as a
starting point for project design.

A roof deck is provided and stepped back from the street allowing
solar access to the street below. Pedestrian and bicylcist access

are the primary functions at the street facade. As the southerly
neighboring building is already lowrise multifamily, it is anticipated to
remain in place for the foreseeable future. This allows upper levels of
this project to take advantage of southerly light and views. (CS1.B.1)
In response to this condition, the requested setback departures are
primarily on the south side of the building. This has the added impact
of allowing the project to provide wider north setbacks, helping
preserve the solar access of the northerly neighboring building.
(CS2.D.5)

CS2: URBAN PATTERNS AND FORM
Strengthen the most desirable forms, characteristics, and patterns of the
streets, block faces, and open spaces in the surrounding area.

The residential mid-rise tower is connected to the street by a wide
walkway set amid plantings. These plantings also parallel the public
sidewalk, softening the transition from the sidewalk to the building
facade. (CS2.B.2) Future development will add density and intensity
beyond the current development pattern and this project responds
to that anticipated scale while introducing elements and datums that
relate to adjacent structures. (CS2.B.2, CS2.D.1) A variety of options
are proposed to reduce the impact of building height and bulk in a
transitional area, such as vertical and horizontal rhythm, recessed
portions of the facade and balconies. This provides variety to the upper
level massing while maintaining residential scale elements. Other
site constraints step the upper floors back from the alley yielding a
substantially reduced floor plate from the fifth level up. (CS2.1V)

CS3: ARCHITECTURAL CONTEXT AND CHARACTER
Contribute to the architectural character of the neighborhood.

The existing architectural context is reinterpreted and employed in
this mid-rise tower project, part of a block likely to mature and grow
through redevelopment. Human scale is maintained by balconies
and recessed entries. Future developing of the project will consider
additional strategies such as varied materials and well-proportioned
windows. The site’s context provides several building types and styles
whose elements may contribute to the final design. Rectangular
massing is referenced from the larger of the existing structures on
11th Avenue NE. We see this as a precedent for bringing higher
density residential uses into a zone with latent redevelopment
potential. (CS3.A.1, CS3.1.i)

PL1: OPEN SPACE CONNECTIVITY
Compliment and contribute to the network of open spaces around the
site and the connections among them.

The project proposes several different open spaces serving a variety of
functions. Relatively little at-grade pavement is proposed, allowing for
a large amount of planting to serve as a pedestrian amenity. (PL1.A.2)
Each option highlights the building’s main entry in a variety of ways,
and street-facing balconies provide additional open spaces visually
connected to the street below. (PL1.B.3) A roof deck is also provided,
allowing this amenity to take advantage of both solar access and
southerly views. (PL1.C.1)

PL2: WALKABILITY
Create a safe and comfortable walking environment that is easy to
navigate and well-connected to existing pedestrian walkays and features

The project provides an attractive and protected pedestrian entry. This
is located at the sidewalk grade, allowing persons of all abilities to
utilize the same access point. (PL2.A.1) Balconies on the street-facing
facade contribute to the neighborhood’s eyes on the street. (PL2.B.1)

PL3: STREET-LEVEL INTERACTION

Complement and contribute to the network of open spaces around the
site and the connections among them. Encourage human activity and
interaction at street level.

The main entrance to the building is an exaggerated multi-story
volume and directly visible from the street, buffered by an eased ramp
rom the north end of the property. (PL1.L.i] This affords defensible
space for visibility and security paired with an at-grade pedestrian
experience transitioning from public to private space and use. (PL3.1)

PL4: ACTIVE TRANSPORTATION
Incorporate design features that facilitate active forms of transportation
such as walking, bicycling, and use of transit.

Per SDOT, plans are in place to extend RapidRide transit to 11th
Avenue NE. Significant quantities of private bicycle storage are
provided with direct access to the main entrance, allowing a path of
travel that avoids stepped transitions out to the right-of-way. (PL4.B.2)

DC1: PROJECT USES AND ACTIVITIES
Optimize the arrangement of uses and activities on site.

Although not required, automobile parking is proposed at the rear of
the site and in the basement. (DC1.C.1) The above-grade portion of
the parking is separated from the street by the building’s lobby and
bicycle storage area, minimizing its impact on the pedestrian realm.

(DC1.B.1) Service uses such as trash storage are also located at

the rear of the building for similar reasons. (DC1.C.4) Circulation
is located away from the south side of the project to maximize the
potential of views toward downtown Seattle. (DC1.A.4)

DC2: ARCHITECTURAL CONCEPT
Develop an architectural concept that will result in a unified and
functional design that fits well on the site and within its surroundings.

For taller buildings, an articulated facade is a key strategy for
breaking up the visual mass. (DC2.1.b] All three options propose a
form of articulation. This includes horizontal banding (Option C), large
carveouts (Option A) and varied front setbacks (Option B). The main
entry location is also highlighted in each option through the use of
recesses, helping visitors locate it. (DC2.E.1) Option C locates the entry
near the building’s northeast corner, reflecting the southwest entry
location of the northerly neighboring building. Option A instead places
it on the southeast corner, echoing the deep recess on the southerly
neighboring building. (DC2.C.3) Balconies are provided both to add
texture to the facade and to provide additional space for residents’
use. (DC2.C) Option B instead proposes a centered entry. Vertical
circulation in all options is located away from the street-facing facade,
reducing its impact on the building’s perceived height. (DC2.1.f)

DC3: OPEN SPACE CONCEPT
Integrate open space design with the design of the building so that each
complements the other.

The project provides a variety of outdoor spaces including balconies
of various sizes, extensive at-grade plantings and a roof deck. It also
provides a green roof. (DC3.C.2)

DC4: EXTERIOR ELEMENTS AND FINISHES
Use appropriate and high quality elements and finishes for the building
and its open spaces.

Exterior elements and finishes have not yet been selected at this
early stage of development. They will be discussed at length once the
project reaches the Design Recommendation stage.



STANDARD

OPTION A DEPARTURE

OPTION C (PREFERRED) DEPARTURE

DEPARTURE REQUESTS @&

JUSTIFICATION

FRONT SETBACK
[SMC 23.45.518
Front: 7 ft Avg, 5 ft Min.

No departure requested.

Reduce the average setback requirement from 7 ft to
5.8 ft (17.1%). Minimum setback requirement of 5 ft to
remain unchanged.

Granting this departure enables the provision of the

long, horizontal bands on the front (east) facade of this
option. These bands serve several functions. First,

they visually divide the facade into a stack of horizontal
elements rather than a monolithic, vertical element
(DC2-A-2). They also add depth and interest to the facade
as suggested by DC2-C-1 and DC2-2-i. Finally, the bands
serve as balconies in some locations, adding a human
presence to the facade and helping connect it to the
street (CS2-B-2).

Note that the setback is required only because of the
voluntary dedication of property to the 11th Avenue NE
right-of-way. The building’s location would be permitted
without a front setback departure if this dedication were
not made.

SOUTH SIDE SETBACK
[SMC 23.45.518)
Below 42 ft: 7 ft Avg, 5 ft Min.

Above 42 ft: 10 ft Avg, 7 ft Min.

For portions of the building above 42 ft, reduce the
average setback requirement from 10 ft to 7.75 ft (22.5%)
and the minimum setback requirement from 7 ft to 5.5 ft
(21.4%).

Portions below 42 ft to comply with standard setbacks.

For portions of the building above 42 ft, reduce the
average setback requirement from 10 ft to 7.65 ft
(23.5%). Minimum setback requirement of 7 ft to remain
unchanged.

Portions below 42 ft to comply with standard setbacks.

Option A
This option proposes a swooping carveout at the main

entry, and this form is more elegant when wrapped
around the southeast corner of the building and extended
up to the roof (DC2-2-a). Maintaining these continuous
lines helps the front and side facades read as a coherent
whole rather than an unrelated set of elements
(discouraged by DC2-B-1).

Option C
For this option, the primary effect of granting the

departure is to permit the horizontal bands to wrap

the southeast corner of the building and extend along

the south side facade. This helps tie the front and side
facades together and contributes to the quality of the side
facade (DC2-B-1). Wrapping the bands around the corner
also allows them to be viewed from multiple angles,
creating a dynamic interplay for passersby (DC2-C-1).
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EARLY COMMUNITY OUTREACH SUMMARY

During our community outreach, two people and one organizationfrom
the community submitted responses to our online survey. On the
welcome page we provided information about the project, including
scope of work, building size, unit count and parking arrangement.

The questions included in the survey were:

1. What is your connection to the project site?

2. Whatis mostimportant to you about a new building on this property?

3. We will be improving the sidewalks and landscaping at the street
level. Which characteristics are the most important for designing
the public areas?

4. What concerns do you have about the project?

5. Is there anything specific about this property or neighborhood that
would be important for us to know?

6. What else would help make this building successful for years to
come?

COMMUNITY RESPONSE 1

The community member that completed the survey visits the area often
forwork or leisure. The most important thing to the community member
is that the project is affordable for residents and/or businesses and
that it is designed with environmental sustainability in mind. The most
important aspects of the public areas are that it is good for pedestrians
and has lots of plants/greenery. The biggest concern the community
member has about the project is that it will not be affordable. They did
not have any specific knowledge about the area to share with us. The
community member believed that, “A timeless design, good quality
materials that will be durable, and a strong use of sustainable practices”
will allow the project to be successful for years to come.

COMMUNITY RESPONSE 2

The second community member that completed the survey lives in the
general area. The most important thing to the community member is
that the project is affordable for residents and/or businesses. The most
important aspects of the public areas are that it has attractive building
materials at the street-level (siding, windows, doors, signs, etc.) and has
lots of plants/greenery. The biggest concern the community member
has about the project is that they will not like the way it look, that it
may feel out of scale with the nearby buildings, and that it will not be
affordable.

About the community the responder wrote, “A city block in transition
provides the developers with a golden opportunity to set out a new
trajectory, but not to mirror the adjacent project at 5039 11th Ave NE,
which, if duplicated, would create a massive tract housing with no sense
of community. By interweaving a variety of architectural details, you

can show respect to the district’s rich history.” The community member
believed that, “Use of setbacks to provide ground floor landscaping; use
of balconies, windows, upper floor setbacks to minimize the impact of
the increased height and bulk, while still providing increased density;
an inviting entrance to the street-scape; varied use of balconies, roof
designs, etc. Other colors besides the many shades of slate gray/black.”
will allow the project to be successful for years to come.

COMMUNITY RESPONSE 3

The University Park Community Club provided us with their reflections
and feedback for the potential of this future project. Their reflections
included comments about reducing size and bulk on the site; providing
accessible and secure bicycle storage; situating the car garage entrance
on the alley; prioritizing streetscape, entrance and lobby; addressing
the “new normal” activities of daily life; thinking outside of the box.

CONCLUSION

We have greatly considered and reflected upon each of the community
member’s ideas and concerns and have incorperated many aspects of
the feedback into one or multiple of the following design options. Some
of theideas and concerns are related to materials, fenestration and plant
selections. While it is premature to respond to such comments at this
early stage of review, we will take these comments into consideration
when the projeect reaches an appropriate level of development.

Several concerns regarding unit affordability were raised by the
community. While such considerations are outside the scope of
design review, the project is subject to Seattle’s Mandatory Housing
Affordability (MHA) program. MHA compliance will help contribute
to affordable housing within the University District and Seattle more
broadly.



OPTION A

30 dwelling units
7 floors + basement
18 car parking spaces

REQUESTED DEPARTURE
Reduce south upper side setback to 7.75 ft average, 5.5 ft minimum

Option A takes a subtractive design approach. Beginning with a solid
mass defined by the site’s zoning envelope, selective erosion is used to
mitigate the perceived mass of the building, create visual interest, echo
existing datums and provide for street-facing balconies.

Vertical circulation is separated from the street-facing facade to allow
for fenestration and mitigate tower elements at the street. It is also
located near the main entry for residents’ convenience.

OPTION B (FULLY COMPLIANT)

30 dwelling units
7 floors + basement
18 car parking spaces

REQUESTED DEPARTURE
No departures requested

Option B celebrates verticality. By dividing the street-facing facade
into a series of vertical strips, it also mitigates its perceived mass and
establishes a 2:1:2:1 rhythm along 11th Avenue NE. The southerly
vertical elements end two stories above grade, allowing a gracious
entry.

Vertical circulation is placed along the north facade in coordination with
the northerly neighboring building.

DESIGN OPTIONS COMPARISON

OPTION C (PREFERRED)

30 dwelling units
7 floors + basement
18 car parking spaces

REQUESTED DEPARTURES
Reduce front setback to 5.8 ft average, 5 ft minimum
Reduce south upper side setback to 7.65 ft average, 7 ft minimum

Option C utilizes horizontal banding and angled walls to create a lively
composition. The bands establish a vertical rhythm and are occupied
as balconies in some areas. Wrapping them around the corners of the
building helps tie the front and side facades together. In addition to the
visual interest they provide, the angled walls help mitigate the perceived
mass of the building.

Vertical circulation for this option is similar to Option A.
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—

STREET LEVEL VIEW FROM SOUTHEAST

This option takes a subtractive approach to the building’s overall
massing. Beginning with a solid defined by the site’s zoning envelope,
this option selectively erodes the upper right and lower left corners.
This reduces the perceived mass of the building. The upper right
erosion provides space for large balconies, allowing residents to occupy
the street-facing facade. Its location also reflects the datum of the

southerly neighboring building. The lower left erosion takes the form
of a swooping curve, creating a unique form and focusing pedestrian
attention on the building entry.

Vertical circulation is set back from the street-facing facade, helping
avoid the necessity of vertical towers facing the street.
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NORTHEAST (11TH AVENUE NE) AXONOMETRIC

e

SOUTHWEST (ALLEY) AXONOMETRIC

STREET LEVEL VIEW FROM EAST

DESIGN OPTIONA ™
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OPTION A FLOOR PLANS
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DESIGN OPTION B

. ——

STREET LEVEL VIEW FROM SOUTHEAST

Option B celebrates verticality by dividing the building’s mass into a the facade. This also erodes that corner, reacting to the southeast entry
series of elementsarranged from north to south. Asthe designdevelops, on the northerly neighboring building.

these will provide logical places for material transitions and help

organize the street-facing fenestration pattern. Arranging the vertical Vertical circulation is located along the north facade. This places it
elements in a 2:1:2:1 pattern creates a clear rhythm, and replacing the opposite the circulation in the neighboring building, mitigating the risk
northmost element with a stack of balconies allows residents to occupy of neighboring views onto blank walls.
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DESIGN OPTION B
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OPTION B FLOOR PLANS
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DESIGN OPTION C (PREFERRED)

m—

STREET LEVEL VIEW FROM SOUTHEAST

Option C utilizes angled facades placed between rectilinear plates tie the side and front facades together, resulting in a cohesive design.
to create a lively composition. The horizontal banding establishes a

vertical rhythm, and the bands are occupied as balconies in some areas. This option places its double-height entry in the northeast corner in
The angled walls substantially erode the perceived mass of the building reaction to the northerly neighboring building.

and create a sense of movement as pedestrians move past the building.

Wrapping the bands around the north- and southeast corners also helps This option uses a similar vertical circulation location to Option A.
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OPTION C SITE PLAN (PREFERRED)
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OPTION C SECTIONS (PREFERRED)
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OPTION C FLOOR PLANS (PREFERRED)
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