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PROJECT TEAM 

 

Owner: 
  MRN HOMES LLC 
 7556 12TH AVE NE 
 SEATTLE, WA 98115 
 Contact: GREG WESTBROOK 
Architect & Applicant:  
 Novion Group Inc. 
 8634B 3rd Ave NW 
 Seattle, WA 98117 
 Contact: Rod Novion 
Landscape Architect:  
 GHA Landscape Architects 

 1417 NE 80th St 
 Seattle, WA 98115 
 Contact: Neil Buchanan 
 
SDCI Project #3038190-EG 

Contact: COREY BUTTRY 
 
Existing Site: 
Address: 816 NE 70TH ST 
Location: ROOSEVELT NEIGHBORHOOD 
Site Area: 5,980 sf 
Existing Development: SFR, built 1900. 
 
Project Proposal: 
Existing Structure: to be demolished 
Number of new Units: 6 new Row-house units 
Number of Parking Stalls: 4 vehicle parking stalls. 
Proposed Floor Area of building: 7,418 FAR sf 
 
Developmental Objective: 
Demolish existing single family residence with detached garage and construct 
one new row-house structure for a total of 6 residential units. 
Parking for 4 surface vehicular stalls, bicycle parking and solid waste and recy-
cle provided. 

 

DEVELOPMENT OBJECTIVES 

ELLIOT BAY 

LAKE 

WASHINGTON 
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SUBJECT PROPERTY 

The subject site is currently a single family residential structure built in 1900 on 

an LR1(M1) zoned lot located in the Roosevelt Neighborhood in the Roosevelt 

Residential Urban Village. 

The project is a corner lot which fronts on NE 70th Street to the South and 9th 

Ave NE to the East. The proposal is for a 6 unit Row-house structure with sur-

face parking for 4 cars. Design Review is triggered due to development in the 

form of Streamlined Design Review.  

 

Site Information: 

City:      City of Seattle 

Existing Zoning:   LR1 (M1) 

Site Area:     5,980.0 SF 

APN Number:      9137102075  

Legal Description of parent lot: 

Lots 5 and 6, Block 44, Wallingford’s Park Division of Green Lake Addition 
to the City of Seattle, According to the plat thereof, Recorded in Volume 4 
of plats, page 38, in King County, Washington. 

Comprehensive Plan Land Use: Roosevelt Neighborhood Plan 

Neighborhood Planning Area: Roosevelt Residential Urban Village 

    
    
     

Public Outreach Summary 

 

N 

PROJECT DESCRIPTION 

New units should be affordable for residents. 
 

New units should fit into the neighborhood look. 
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SUBJECT PROPERTY 

The site is in an LR 1 (M1) zone. The Zoning chang-
es to LR2(M1) across NE 70th St to the South. NE 
70th St is also a zone transition along Roosevelt Way 
NE from NC2-55(M) to NC2-75(M1). Most uses/ oc-
cupancy are residential with a mix of duplexes, single 
family buildings and apartments. This area has been 
zoned Lowrise and has many applications for town-
house style buildings/ developments. The lot directly 
to the North of the subject property has gone through 
Design Review to build 8 new row-house units.  
 
 

ZONING MAP 

SITE 

SITE 

 
LR—LOWRISE  

 
NEIGHBORHOOD COMMERCIAL 

 
 

 
 

 

N 

LR2(M1) 

NC2-75(M1) 

LR1(M1) 

NC2-55(M) 

RSL(M) 
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B—PROPOSED 819 NE 71ST ST 
A 

E 

 B 

 C 

A—816 NE 70TH ST –  SITE 

C—6921 ROOSEVELT WAY NE 
D—7001 ROOSEVELT WAY NE 

E—7011 ROOSEVELT WAY NE G—ROOSEVELT LIGHT RAIL STATION H—ROOSEVELT HIGH SCHOOL 

EXISTING NEIGHBORHOOD STYLE AND CONTEXT 
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 D 

F 

G

F—CALVARY CHRISTIAN ASSEMBLY  
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 STREET ELEVATIONS—NE 70TH STREET—NORTH FACING 

SUBJECT PROPERTY 
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BUILDING 

2-

STORY 

SINGLE FAMILY 2-STORY SINGLE 
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TO BE PROTECTED 
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 STREET ELEVATIONS—NE 70TH STREET—SOUTH FACING 

ACROSS FROM  

SUBJECT PROPERTY 

2 STORY SINGLE 

FAMILY 

1 STORY 

SINGLE 

FAMILY 

NE 70TH STREET—SOUTH FACING 

2 STORY 

SINGLE 

FAMILY 

2 STORY 

SINGLE 

FAMILY 

2 STORY 

SINGLE 
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2 STORY 

SINGLE 
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2 STORY 

SINGLE 

FAMILY 

2 STORY 

SINGLE 
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1 STORY 

SINGLE 
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2 STORY 

SINGLE 
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 STREET ELEVATIONS—9TH AVE NE—WEST FACING 

SUBJECT PROPERTY 

EXISTING SFR 

819 NE 71ST STREET 

WAS A SFR 

UNDER CONSTRUCTION TO 

BUILD NEW 8 UNIT ROW 

HOUSE STRUCTURE 

SDCI #3034995-EG 

 

2-STORY SINGLE  

FAMILY 

9TH AVE NE—WEST FACING 

NE 70TH STREET 

SIGNIFICANT TREE 

TO BE PROTECTED 
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 STREET ELEVATIONS—9TH AVE NE—EAST FACING 

ACROSS FROM  

SUBJECT PROPERTY 

2 STORY SINGLE 

FAMILY 

9TH AVE NE—EAST FACING 

1 STORY 

SINGLE 

FAMILY 

NE 70TH ST 

2 STORY 

SINGLE 

FAMILY 
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 ZONING SYNOPSIS 

LR1 (M1) — The  zoning to the South is LR2(M1) 
 
 
 
ROOSEVELT RESIDENTIAL URBAN VILLAGE 
Frequent Transit Area 
Medium Area 
2,587.0 SF  

SITE OVERVIEW 

Zoning 
 
 

Overlay 
TRANSIT 

MHA 
Lot Area 

FAR (Floor Area Ratio) — SMC 23.45.510 Table A 
 
The maximum permitted FAR for Row houses is 1.3 
Max FAR = 7,774 SF 

 
The proposed FAR is 7,417.86 SF 

 
 

Requirement 
 
 

Provided 

Setbacks — SMC 23.45.518 Table A 
 
The Required setbacks for Row houses: 
Front— 5’ Minimum 
Rear— 7’ Average, 5’ Minimum 
Side— 3.5’ Minimum  
 
             
All proposed setbacks meet or exceeds all the requirements. 

COMPLIANCE SUMMARY 

 
 

Requirement 
 
 
 
 

Provided 

Density — SMC 23.45.512 Table A 
 
The maximum permitted density for Row house is—No Limit 
 
 
6 units 

 
 

Requirement 
 
 

Provided 

Structure Height — SMC 23.45.514 Table A 
 
The maximum permitted height limit for Row houses is 30’ from Avg. grade 
(plus an additional 10’ for stair penthouses) 

 
The proposed height is <30’ to the roof, <40’ to stair penthouse from avg. gr.  

 
 

Requirement 
 
 

Provided 

Permitted Uses — SMC 23.45.504 Table A 
 
Uses permitted include Residential  
 

 
Residential Row houses are proposed.  

COMPLIANCE SUMMARY 

 
 

Requirement 
 
 

Provided 

 
 

Requirement 
 
 

Provided 

Amenity Area — SMC 23.45.522 
 
The required amount of amenity area for Lowrise zoned lots is 25% of 
the lot area, with 50% of it located at the ground level. Amenity area can 
be public or private (Min. area dimensions required in certain setbacks) 
 

The proposal is for ground level amenity areas as well as private roof 
top decks, meeting the required area and dimensions. 

 
 

Requirement 
 

Provided 

Landscaping Standards — SMC 23.45.524 
 
The required amount of landscaping shall meet a Green Factor of .6  

 
The proposal provides a Green Factor of .605 and uses existing trees, 
new ground cover and shrubs, and permeable pavement surfaces 

 
 

Requirement 
 
 

Provided 

Structure Width & Façade Length — SMC 23.45.527 
 
The maximum structure width for Row houses has No Limit. 
The maximum façade length for portions of structures within 15’ of a lot 
line that is not a rear nor street lot line is 65% of the length of the lot line  
 

All options meet the width and length requirements. 

 
 

Requirement 
 
 
 

Provided 

Design Standards — SMC 23.45.529 
 
Project is undergoing a design review– so this section is not applicable. 
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 ZONING SYNOPSIS 

Solid Waste & Recycle — SMC 23.54.040 
 
Storage requirements for 6 residential units is individual 2’x6’ solid waste 
storage areas. 

 
The proposal is for 6—6’x3’ individual areas on site with  collection loca-
tions in the ROW on 9th Ave NE. 

 
 

Requirement 
 
 

Provided 

Required Parking — SMC 23.54.015 Table B & D 
23.54.020 - Parking quantity exceptions—Transit reduction 
F.2.a. - In multifamily and commercial zones, the minimum required park-
ing for all uses is reduced by 50 percent if the property is located within a 
frequent transit service area.  No vehicle parking required. 
The required amount of long-term bicycle parking is 1 stall/unit, and 
The required amount of short-term bicycle parking is 1 stall/20 units 
The proposal will provide 4 vehicular parking stalls located on grade, per 
SMC 23.45.510.C; and the required amount of bicycle parking shall be 
provided as well. 

COMPLIANCE SUMMARY 

 
 

Requirement 
 
 
 

Provided 
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Our open space concept will strengthen existing wildlife habitat by protecting existing significant 

trees and provide planting of new, healthy, trees and native plant species that connect to the adja-

cent properties and the right-of-way. The landscape design takes advantage of special on-site 

conditions such as high-bank front yards typical of the area, with landscaping in front that creates 

a subtle transition between public and private spaces. 

The large tree, to be protected, towards the front of the lot creates an opportunity to provide a 

large common amenity area consistent with other front yards found in the surrounding area. 

The project is utilizing the expertise and experience of a Professional State of WA registered 

landscape architect. Planting and Landscape design elements will have a calculated Green Factor 

score to be maintained for the life of the project. Specific native plant species, drought tolerant 

shrubs and groundcover will be provided with planting details and construction notes. The ROW 

will be improved with a refreshed sidewalks and planting strips that will include healthy new 

street trees. 

CS1 Natural Systems & Site Features D. PLANTS AND HABITAT 

CS3 Architectural Context and Character A. EMPHASIZING POSITIVE 
NEIGHBORHOOD ATTRIBUTES. 

PL1 Open Space Connectivity  B) WALKWAYS AND CONNECTIONS 

B) ARCHITECTURAL AND FAÇADE COMPOSITION. 

PL3. STREET LEVEL INTERACTION A. ENTRIES 

DESIGN GUIDANCE RESPONSES– HIGHEST PRIORITY 

DC2. ARCHITECTURAL CONCEPT  

The project is designed to provide easily identifiable unit entries and prioritize pedestrian 

circulation over vehicle storage. Proposal provides a strong connection to the street. 

Direct access to each unit is provided creating a strong connection to the street. Parking is 

provided at the rear of the structure with well facilitated pedestrian circulation and Land-

scaping. 

The building design is made to fit with the surrounding context, connected to the historical 

designs of the residential areas, while utilizing modern designs and using trees and land-

scaping to connect to the street and surrounding natural habitat. 

While the site is in a rapidly developing area, focusing on increased density and multifami-

ly housing, there are still several single family residences along NE 70th Street that create 

one of the gateway entrances into the neighborhood from Green lake over the freeway. 

By proposing driveway access off of 9th Ave NE on the furthest North side of the property, 

and having only one of the units fronting on NE 70th Street, the perceived bulk and scale of 

development along NE 70th Street is reduced and blends with the current remaining single 

family residences. Preserving the large existing Norway Maple on the SE corner of the lot 

also helps to reduce the presence of the projects perceived bulk and density along NE 70th 

Street.  

The patterns, multi-paned fenestration, high quality materials and changing colors identify-

ing all facades are attractive and well-proportioned, breaking up the overall mass into 

smaller parts and helping to readily determine interior functions and separation from the ex-

terior. The materials are wrapped consistently, avoiding blank walls and maximize opportu-

nities to engage the pedestrian and enable an active and vibrant street front with texture and 

human scale. 

This project is in a rapidly evolving area, transitioning from old single family to higher density 

multifamily developments. Due to gradual Zoning adjustments the site is now well entrenched in 

a multifamily area on the edge of the burgeoning Roosevelt commercial core. Much of the sur-

rounding neighborhood area has been redeveloped or is being redeveloped with higher density in 

accordance with Seattle’s size and planned development goals. 

We propose row houses as a modern solution to inexpensive, efficient, and higher density hous-

ing in the area. Our designs blend the styles from the commercial core, the residential, and more 

modern multifamily structures creating compatibility between future developments and the his-

torical architectural context of the area.  

By proposing driveway access off of  9th Ave NE, and having only one of the units fronting on 

NE 70th street, the perceived bulk and scale of development along NE 70th is reduced and 

blends with the  existing single family residences along this gateway entrance into the neighbor-

hood. 

We integrate indoor and outdoor space through the use of open planning, large glass areas, and 

rooftop deck terraces instead of porches that provide private amenity areas and higher multifami-

ly density. The roof decks take advantage of natural light and the natural beauty of the Puget 

Sound region with mountain views on both sides, while the materials, glass and front facing en-

tries activate the pedestrian realm at the sidewalk. 
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QUANT BOTANICAL NAME COMMON NAME

PLANT SCHEDULE

* SHRUB WITH MATURE HEIGHT OF AT LEAST 24"56 2 GAL

BIORETENTION PLANTER

#

SIZE

MEDIUM SMALL TREE

PLANTING AREA, TYPICAL

3 2-2.5" CAL

FOR EACH HATCH AREA PROVIDE AMOUNT OF PLANTINGS LISTED ADJACENT TO HATCH

PLANT SHRUBS AND GROUNDCOVERS A MINIMUM OF 18'' FROM PAVED SURFACES

SHRUB WITH A MATURE HEIGHT OF 24" OR GREATER, (FOR GREEN FACTOR CALCULATIONS)*

SEE ARCHITECTURAL PLANS FOR ALL RAILS AND RAILINGS
COORDINATE ALL WORK WITH ARCHITECTURAL AND CIVIL DRAWINGS.

DROUGHT TOLERANT SHRUB OR GROUNDCOVER, ONCE ESTABLISHED, NOTE SOME SPECIES ARE DRAUGHT TOLERANT WHEN
GROWN IN SHADE AS THEY ARE ON THIS PLAN

#

COORDINATE TREE LOCATIONS WITH UTILITY PLANS, TREES MUST BE 5' MINIMUM HORIZONTAL DISTANCE FROM UNDERGROUND
UTILITIES. COORDINATE WITH OWNER AND LANDSCAPE ARCHITECT IF TREES NEED TO BE LOCATED SUBSTANTIAL DIFFERENT
FROM LOCATIONS AS SHOWN ON PLANS.

CONCRETE PAVING OR PAVERS UNDER OVERHANG, NOT COUNTED IN GREEN FACTOR

PERVIOUS PAVING, WITH A TOTAL OF OVER 24'' OF GRAVEL AND SOIL BENEATH, MUST MEET SEATTLE PUBLIC UTILITIES
DEFINITION OF PERMEABLE PAVING

4" MEDIUM FIR BARK ACCESS PATH

ALL PLANTINGS AND LANDSCAPE ELEMENTS REQUIRED AS PART OF THIS BUILDING PERMIT MUST BE MAINTAINED FOR THE LIFE
OF THE PROJECT. IF ALTERATIONS OR FAILURES REDUCE LANDSCAPE FEATURES TO A LEVEL BELOW THE MINIMUM REQUIRED
PLANTING AREA OR GREEN FACTOR SCORE, NEW FEATURES MUST BE ADDED TO COMPENSATE. THIS REQUIREMENT ALSO
APPLIES TO LANDSCAPE IMPROVEMENTS IN THE RIGHT-OF-WAY.

SEE ARCHITECTURAL PLANS FOR AMENITY SPACE CALCULATIONS

STREET TREE PLANTING REQUIRES A PRE-PLANTING INSPECTION – COORDINATE WITH LANDSCAPE ARCHITECT OF RECORD.
SPECIES & SIZE SUBSTITUTION TO BE APPROVED BY LA OF RECORD AND SDOT URBAN FORESTRY. EMAIL
FOR FINAL INSPECTION AND PERMIT STREET TREES SIGN OFF.

STREET TREE FORM

MEDIUM SMALL TREE2 2-2.5" CAL

STREET TREE FORM

EXISTING TREES, SHOWN WITH DRIP LINE AND INNER
PROTECTED ROOT ZONE

DOT_LA@seattle.gov
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SOUTH ELEVATION 
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WEST ELEVATION 
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PRIVACY DIAGRAM—WESTERN NEIGHBOR 
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NW FACING ANGLE  
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VICINITY OVERLAYS 
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SOUTH ELEVATION—NE 70TH ST 
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REAR PARKING COURT 




