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with an emphasis on the corner setback as well as unit
orientation towards Tashkent Park to the north. The mass
will deal with the undesirable exposure to the lot line wall of
the adjacent building to the east.
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Uses:

The site is located at the southeast corner of Belmont
Avenue and E. Republican Street. It contains 3
separate freestanding structures and an on-grade
parking lot. One structure is a single family wood
framed home. The 2 structures to the north are wood
framed brick clad duplex apartment buildings. The
project site consists of parcels 502, 504 and 508
Belmont Avenue. The dimensions are approximately
82 feet by 122.3 feet.

Topography:

Street grade rises approximately 8 feet towards the
East along Republican Street while sloping down
approximately 4 feet towards the North along Belmont
Avenue. The existing structures sit on top of a terrace
supported by rockeries approximately 4 feet above
grade along Belmont.

1 West along Republican 2

Access:

Belmont Avenue and E. Republican bound the site on
the west and south. Both streets are minor arterials
with no parking zones along the adjacent sidewalks.
The site is mid way between the |-5 crossovers at
Olive Way and Belmont Avenue and is 2 blocks from
the commercial corridor along Broadway.

Belmont and Republican - Site

L “p 3 ] -.._'r .
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Project Description:

Construction of a 6-Level, 40-unit multi-family building with 56 parking stalls
over 2 levels of below-grade parking. The structure will be 60’ in height and

contain approximately 73,000 gross square feet.

Property Address:
506 Belmont Avenue E

Property Identification Number:
684820-0825, -0827, -0830

Overlay:
West Slope District

Lot Area:
Parcel 1: 82°-0” x 122.3’ = 10,026 sf

6-STORY
STRUCTURE
X2
o
&
'_
=
il ON-GRADE
X PARKING PARCEL
2 LoT
s
BELMONT AVENUE

Zoning Height and Bulk Diagram

E. REPUBLICAN STREET

Seattle Municipal Code Summary

Zoning Designation: (MR) Mid-Rise

Overlay Designation: Urban Neighborhood Village
Lot Dimensions: 82' x 122.3’

Lot Area: 10,026 SF

Lot Coverage: N/A

23.45.004 Principal Uses Permitted Outright
Principal uses permitted: Multifamily Structures

23.45.050 Midrise - Structure Height

A) 60" Maximum

60' structure height proposed

B) Sloped Lots - additional height on low side @ 1'/ 6 % of slope to a maximum of 5'
Calculated slope along E. Republican Street

= 10%, 1.6' additional height permitted

Calculated slope along Belmont Avenue East

= 3%, .5' additional height permitted

D) Rooftop Features

1. Rooftop railings & parapets up to 4' over height limit

Railings and parapets proposed at level 6 and roof level extend no more than 4' over
height limit.

2. Stairs, mechanical equipment, elevators and penthouse pavilions for the common use of residents
allowed up to 10' over height limit

a. Maximum coverage 15% or 20% w/ screened equipment.

The stair and elevator penthouses, mechanical equipment screening and penthouse
pavilions on level 6 and the roof level extend no more than 10' above the height limit.

23.45.052 Structure Width and Depth
A) Maximum width 40' or modulated up to 150'
B) Maximum depth 65 % of total lot depth

° Exceed 65% if total lot coverage is not greater than that which would have been possible
by meeting standard development requirement for maximum width, depth and setbacks.

° Required usable open space increase to 30 % of which 2/3 must be at grade

° Structures with depth greater than 65 % shall be modulated on side

Departure Request

23.45.056 Midrise - Setback Requirements
A) Front Setback

° Average of the structures on each side

° Can be averaged

° No portions of a structure between grade & 8' can be closer than 5' to the property line
B) Rear Setback

° 10" with modulation or an average of 15' with no portion closer than 10'
C) Side Setback

° Can be averaged

° Setback from Table 23.45.056A
o Structure Depth 76-85' and Height 51' or more = 10.5' average (8' min) Not less than 3'
from property lines for decks

D) Structures allowed in required setbacks: ramps, fences, deck (no more than 18" above existing grade) and

underground structures

Departure Requested

Development Departure Request Departure Justification

Standard

Rear Setback Request zero lot line | Zero lot line to address blank wall condition of building to the
SMC 23.45.056B: | condition for 41’-7” or | east. This is compensated for by a large landscaped open space
minimum 10’ 402 sq. ft intrusion at the corner;

w/modulation into setback

Side Setback Request setback be Setback at south property line continues zero lot line condition at

SMC 23.45.056C reduced at the north rear setback to obscure most of the blank wall of building to the
average 10.5, 8 and south sides. east. At the north, a zero-lot line condition is requested to
minimum. accommodate the elevator/stair core and allow for possible
future expansion to adjacent site. Adjacent site is not likely to

be developed separately.

23.45.058 Midrise - Open Space Requirements:

° Minimum of 25% of lot area at grade
° 1/3 above grade in the form of decks if the total is increased to 30 %
° 10" minimum dimension at grade may be front, side, rear of lot

Required = 10,026 sq.ft. (Site Area) x 30 % = 3007.8 sq.ft.
Proposed = 4,915

23.54.015 Required Parking
° Capitol Hill 1 Stall/Unit
Required = 40 units x 1 stall/unit = 40 stalls

Development
Standard

Departure Request

Departure Justification

o

Structure Width
SMC 23.45.052A:
maximum width is
40” w/o modulation

Greater than allowed
structure width without
modulation:

100’-8 %"

Modulation is achieved at the ground-related units between
levels 1 & 2 as per 23.45.054 and decks and balconies
projecting from the fagade at intervals provide visual
modulation through shadow relief.

Structure Depth
SMC 23.45.052B:
65% of lot depth
(53.3 ft)

Greater than allowed
structure depth: 18.21’
add’l at the south section;
8.2’ add’l at the mid and
north sections. Total
addition of 6,150 sq ft.
(1,230 sq.ft. per floor)

The proposed massing at the south is deeper in order to
build up to the zero lot line, blank wall of the building to the
east. Greater depth at the mid section accommodates the
central elevator/stair core and double-loaded corridor.
Facades have projecting decks at intervals that provide
visual modulation

23.45.054 Midrise - Modulation Requirements
A) Front Facades - Modulation required over 40' in length
B) Side modulated on corner lots - Modulation required over 40' in length
Modulation Standards:
° Minimum depth 8' or 6' with decks (6'x10'min)
° Maximum width 40', maximum width increased by 2.5' with each of
increase of 1' depth up to 50" max.

Departure Request

56 stalls provided

Bicycle parking 1 space for every 10 units

Required = 40 units x 1 space/10 units = 4 spaces
6 spaces provided

23.54.030 Parking Space Standards
Parking Stalls

o o o o

Driveways
o

o
Site Triangle
o

o

Medium vehicle 8'x16', small vehicle 7.5x15'

Accessible stall width 8'+5'(loading), 19' length

Minimum of one 8' van stall

60% of spaces must be striped for medium vehicles, 40 % may be striped for any size

10" wide 1 way traffic or 20" wide 2 way traffic
Departure Required - 18' garage entry and access drive proposed at level L1.
Driveway slope 20% maximum

10" width and 10' depth
Required on both sides of drive lane if under 22' width, required on exit side of drive lane if over 22'

Departure Requested

Development
Standard

Departure Request

Departure Justification

Standard

Development Departure Request | Departure Justification

SMC 23.45.054.A.1
Front Facade
Modulation

Front modulation is
required if the width
exceeds 40 feet.

The largest length of front fagade proposed is 100’-8 %'
The applicant requests a design departure for an
increase of 48+’ in length of wall allowed before
modulation. Facades have projecting decks at intervals
that provide visual modulation.

minimum 22’

Driveway Width Request reduction in 18’ width reduces the visual impact of the garage door on the
SMC 23.54.030: width to 18’

facade without limiting vehicle sightlines. This departure was
suggested by DRB board members during the EDG meetings.

ZONING CODE ANALYSIS

500 BELMONT

SEATTLE, WASHINGTON

SMC 23.45.054.B.1
Side Fagade
Modulation

Corner lot side
facades facing the
street are required to
be modulated if
greater than 40 feet

The greatest length of facade without modulation
proposed is 47°-3”on the southern facade. The applicant
requests a design departure for an increase of 7°-3” in
length of wall allowed before modulation. Facades have
projecting decks at intervals that provide visual
modulation.

Measurements Standards
23.86.012 Setbacks in Multifamily Zones

o

The setbacks used for front setback averaging shall be on the same block and within 100' of the side
of the subject lot. When 1st structure is more than 100' from side or if there is no structure on the
side the setback depth = 10’

4
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Design Review Board Comments - EDG #2

The Board, concerned about the survivability of the existing street trees, asked to see an assessment of the health and risk from construction to
the trees at the Recommendation meeting.

The Board supports the concept of ground-related units with connection to the street on Belmont Avenue East and noted that the applicant has
made a similar connection from the units on East Republican recommended at the first EDG meeting. The Board also noted that there appears
to be lower and more transparent privacy screening for these units than previously shown.

The Board is not wholly convinced that the side-by-side lobby and vehicle entrance is the best solution and is concerned about potential car/
pedestrian conflicts.

The Board would like to see a more prominent lobby entrance. The lobby should be more fully glazed.

The Board feels the terraced open space area at the corner of Belmont E and Republican appears unusable. The applicant should provide a
portion of this space as a respite for pedestrians. The balance should be for use by the adjacent ground-related units.

The Board is supportive of the building depth departure request for the south and east edge of the building as a means to ameliorate the blank
wall of the existing building to the east on Republican. The Board questioned the apparent proximity of the lower level units to the carport
structure which is accessory to the building located to the east on Republican.

The Board wish to see reduced impact on Tashkent Park.

The Board agreed that the base treatment was a positive feature and requested that it extend around the south end to form a complete base.

The Board suggested that the vehicular entrance be recessed as much as possible so that it is visually minimized. The Board applauded the
reduction of the width of vehicle entrance on Belmont Avenue East.

The Board was pleased to see that the applicant had introduced upper level windows into the end ground-related unit on the south which
provides relief to an otherwise blank wall and also affords views to the southwest.

. EDG #2

500 BELMONT
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44 Planking

Shaped Metal
Cornice

(concrete)
Brick

4’-6” Balcony

(concrete) Brick

(dark
color)

Railing
(wrought iron)

Floor-to-Ceiling =
Glazing

Board-Formed
Concrete

Board-Formed
Concrete

Planted Green Trellis

Precast Planter

Belmont Elevation

BELARDWT AVTMUE CAST

Level 1 Floor Plan

February 2008



i Shaped Metal

:

L 3

Cornice
..... — !
I8 — . . s — I
= 4’-6” Overhang — 5 . [uo
- (concrete) ! i i : = |
' Planki 1§ - '_II
g-. - an Ing - : ree— - ! ',J, s l” :
L= I = = |
L | Brick — . = N
E_ _ (light color) 18 ‘ : | II
il 4'-6” Balcony ' — - - =
.-" : (concrete) | _ E. — gJ | | Brick
- l ] Railing — | | |: (dark color)

| I (wrought iron) E: 4 |
E Currogated Metal Siding i _,. :

-

E.

x
i

Floor-to-Ceiling Glazing

i
[

=5 —
ek
| -

-

Board-Formed Concrete

- Cast-in-Place

Planted Green Trellis 1 Concrete

i
=R

o

Prefabricated Metal Planter

— . — —

L —— s . Belmont Elevation

| ]

Perspective

-
T .
=

Applicant’s Response to Desigh Review Board EDG Comments

The Applicant has contacted the City of Seattle’s Arborist and will preserve and protect the street trees as outlined by the
arborist and SDOT Urban Forestry.

=150

The Applicant has provided ground-related units with connection to the street on Belmont Avenue East and a similar connection
from the units on East Republican recommended at the first EDG meeting. Lower and more transparent privacy screening
for these units have been intergrated.

The Applicant has studied the relationship of the pedestrian and vehicle entries and concluded that visibility and safety
concerns will not be reduced if the locations are switched.

The Lobby is located at the north end of the building with an expansive 2-story high storefront allowing more light and visual
connection with the street. The Applicant has also removed the piers at either side of the entry allowing for a more distinctive
and open approach. The large overhanges also provide protection from the elements.

The Applicant has provided a series of benches at the southwest corner for pedestrians and a private terrace for the ground-
related unit at the corner. This terrace will integrate with the landscaping and will use a planted green screen for privacy.

The proposed building no longer fronts onto Tashkent Park and will therefore have little shadow.

As suggested by the Board, the Applicant has requested a departure for a reduced garage door width from 22’-0” to 18’-0”

The Applicant has introduced upper and lower windows into the end ground-related unit on the south which provides relief to
an otherwise blank wall and also affords views of the private terrace and to the southwest.

Level 1 Floor Plan

_PROPOSED DESIGN
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The following describes how the proposed project responds to the Capitol Hill Neighborhood Design Guidelines;

A Site Planning

A-2 Streetscape Compatibility.

The existing street trees will be preserved and protected unless directed otherwise by the City of Seattle Arborist.

The vehicle entrance is set away from the corner and is set back from the property line in order to minimize impact on the street.
The ground-related 2-story units are oriented to provide entry from the sidewalk and private terraces enhance the streetscape.
Each building fagcade contains elements scaled to meet the context and street relationship; balconies, landscaped terraces and
entry landscaping.

A-3 Entrances Visible from the Street.

The buildings main entry is located off the sidewalk between Tashkent Park and the corner of Belmont Avenue and E. Republican
Street. The Lobby is two stories in height and is clearly articulated from the adjacent two-story ground related unit to the north and
the garage entry to the south with the use of expansive glazing and a large cantilevered canopy. The lobby is also located directly
across from the entrance to the condominium building on the other side of Belmont Avenue.

A-4 Human Activity.

The two-story ground related units along Belmont and Republican encourage interaction through the use of terraces and entries
directly accessed from the sidewalk. These elements are set slightly higher than the sidewalk in order to provide a sense of privacy
and security.

The corner setback and landscaped area allows for pedestrians to see farther around the corner enhancing visibility as well as
softening the pedestrian edge. This area proposes a seat wall that is integral with the planter at the corner. At the building entry a
circular planter with seating promotes public interaction.

A-6 Transition Between Residence and Street.

The space between the building and the street will contain elements such as terraces, unit entries and landscaped planters.

See A-4.

A-8 Parking and Vehicle Access.

Vehicle access is located to the south of the main residential entry. This location is a result of internal planning of the building and
could not be relocated to the north side of the entry. This location also puts the entry farther away from Tashkent Park increasing
pedestrian safety by having vehicles closer to the corner. The vehicle entry is set back from the sidewalk by 10’-6” allowing for
ample visibility and the door width has been reduced to 18 feet in order to minimize its presence on the buildings fagade.

A-10 Corner Lots.

See A-4 and A-8.

B Height, Bulk and Scale.
B-1 Height, Bulk and Scale.

The height, bulk and scale of the proposed project relate to the neighborhood, block and specific site. By extending the mass on
the east side to the property line the oppressiveness of the adjacent building blank brick wall will be minimized. The stepping of the
mass at the north will minimize the visual impact of the zero-lot line condition created and with the use of metal siding, masonry,
and board-formed concrete the blank wall will be less imposing on the adjacent on-grade parking lot. This wall is along the side
property line and not along a street fagade.

The proposed project will also use the brick, wood and ornamental metal railings at the ground and 2nd levels to soften the
massing of the upper stories. Each residential unit and its balcony or private terrace has been designed to maximize view and
sunlight of downtown Seattle and Tashkent Park while also providing visual relief along all facades.

The common roof deck and will be appropriately landscaped to provide open space for residents that will capitalize on exposure to

light and view.
c Architectural Elements & Materials
C-2 Architectural Concept and Consistency.

The proposed massing uses repetitive elements that relate to the function of the residential units within. The location and size of
the fenestrations directly influence the quality of space and the uniform aesthetic of the exterior as well as allowing as much sun to
filter farther into each unit.

C-5 Structured Parking Entrances.

The proposed garage entrance is 18 feet in width as suggested by The Board.

D Pedestrian Environment

D-2 Blank Walls.

The adjacent 6-story building does not set back from its property line and presents a blank wall adjacent to our site. The proposed
building responds to the precedent set by the adjacent building by extending to the property line to meet it. The zero-lot line
condition created at the north property line will not hinder the development of the adjacent property as it can not be developed
beyond its current use and the use of currogated metal siding will provide visual interest.

D-7 Personal Safety and Security.

The site will be well lit at night through the use of “pedestrian scale” light fixtures along Belmont and Republican. This lighting

will be integrated into the entry landscaping and continue into the covered lobby. The lobby will be well lit with the use of down
lighting that will illuminate the paving below the building entry overhang. The building itself will utilize up and down lighting that will
accent the brick and wood exterior while preventing spillover onto adjacent properties. Each “townhouse” and the lobby will have
expanses of glass allowing for visual connection to the street as well as for viewing private gardens.

__.SITE DESIGN 8
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Requested Zoning Departures: (refer to page 4)

Departure 1: 23.45.052A Structural Width

The proposed building mass exceeds the allowed structural width.

ADJACENT ON-GRADE PARKING LOT ADJACENT 1-STORY Design departure request for an increase in allowable length before modulation
PARKING STRUCTURE along the front facade from 40’-0” to 100’-8 1/2” maximum. The proposed
building mass is articulated through the change in depth at the base of the
building, the 2-story, ground level accessible units (modulated with 5 deep
recesses between piers) and the corner setback. The main portion of the
mass will utilize balconies and large overhangs to add relief and modulation
over the length of the fagade. Materials with varied color and texture will add to

& b ok 4

- pa— the sense of depth and modulation.
) Departure 2:  23.45.052B Structural Depth
o
N The proposed building mass exceeds the allowed structural depth.
- I Design departure request for an increase in allowable structure depth from
= 53’-4” to 71’-2” max. on lots 5 & 6 for additional 6,750 SF of building area over
M 6 floors. The additional depth is proposed in response to the sites unique
— TR 1 _I context having an adjacent zero-lot line condition and 2 street facing facades.
i The additional depth also allows for a central core and double-loaded corridor
: I' I 5 not possible with the 53’-4” depth allowed.
| T
i I i~
ADJACENT ON-GRADE . I % | < Departure 3:  23.45.054 Front Modulation
PARKING LOT e i 5 | I
<
9 : 5 g T E O __ : The proposed building mass exceeds the 40’ maximum length allowed before
7-4 9-3 g S E ul % = E : l modulation along the front property line (Belmont Avenue).
ol Iy S0 I
[, [a) N 3 O  LINE OF BUILDING
@ ol 2 : % o = |2 ABOVELEVELL2 | z Refer to Departure 2 above.
| a e R S Rl S I ] &
I 8 7 =) 0 8 an ~ 12 i
z o 5 Yo ) T
= =
- I ) = o o) |
N @ »n O 7y o { I
= = X3 %
I (7} zx (9] |
| ~ = a 1
I 3 i [ .
LINE OF BUILDING : Q Q : -
ABOVE LEVEL L2 5 | ;{_ 8 8 | N
ey I © i B I
< i |
| — |
g 9 (NS T S,
N | 1
o ] I
I 1 | ‘
| S 5 S 4 8 SN L SN B S LS a— s é _— =l L___J — L ___J L} L___3 _— -— _— - — — — _— —_— ._ 4
88’-3 1/2”
PROPOSED STRUCTURAL WIDTH ABOVE 2ND FLOOR ? 12-4” 4
117°-5”
9_5"-'” PROPOSED STRUCTURAL WIDTH AT GRADE THRU 2ND FLOOR

., STRUCTURAL WIDTH & DEPTH DEPARTURE ANALYSIS ‘20
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Requested Zoning Departures: (refer to page 4)
Departure 4: 23.45.056B Rear Setback Requirements

The proposed building mass exceeds the setback requirements outlined for the
rear setbacks.

e o e AR 9 s 4 e % Design departure request for a decrease in the rear setback requirement from
l ADJACENT ON-GRADE PARKING LOT ADJACENT 1-STORY 10’-0” to 0’-0” for a length of 41°-7”.
; PARKING STRUCTURE The adjacent 6-story building does not set back from its property line and
l presents a blank wall adjacent to our site.
. K The proposed building responds to the precedent set by the adjacent building
1 8-0" | 68-3” by extending to the property line to meet it.
REQ'D
sidE SETBA]CK x Departure 5: 23.45.056C Side Setback Requirements
<
- | — = = — - - ‘ E The proposed building mass exceeds the setback requirements outlined for the
| LINE OF BUILDING N 2 side setbacks.
| ABOVE LEVEL L2 2 < . . . .
i I e Design departure request for adecrease in the average side setback requirement
- = - S -~ e A at the north from 10.5’ to 8.64’ and a zero-lot line condition for 24’-3” and at the
Al P . Lo .
S(ETR: :C?(FD?EIPDE%@SRDE g south side a decrease to 4'-7” for a length of 47°-3". The reduction in the side
REQUEST) I @ setback average allows for the building core to be located in a position that
oW allows for the potential future incorporation of the adjacent property into this
| Front Setback: T E development. The zero-lot line condition created will not hinder the development
w ront setback- >k ~ = of the adjacent property as it can not be developed beyond its current use. The
oOx , . No Departure Request W < = Uy : :
%:: = 1432sf/117.4'=12.19' average proposed Qa® e request at the south responds to the blank wall of the adjacent property and is
w . . 4=1c.19 average ) < : I h -
ADJACENT ON-GRADE 5 N E g(: e | . 10" min. average req’d EE 8 in addition to the rear setback departure referenced above
PARKING LOT nad |3 % w Rear Setback: <2 i
% LI o setback indicate areas used in calculating front
3% I North Side Departure Request: 292sf from grade to level 2, I
176sf above level 2 & 24’-3” length of Zero-Lot Line
Condition, refer to Zoning Code Summary 1
w o '
o e « 1" South Side Departure Request: 3'-11"x47°-7"=172sf =
E < e I Responding to Zero-Lot Line Condition, refer to Zoning I
a~ [BEh Code S s
. axon ode Summary .
™ é o oW 68'-3 =
< o > L a3 - I -
N2 l65E | el | ]
2 Syl
[T < E . 1
) I ; L 5
46sfl <
A== ad-F == e e e e 'ET;—TE_* o
I N 1 | . 1 T A
| 176sf | 106sf [29sf & 216sf . 119sf 118.5sf 118.5sf — 2 ©
‘ 1 |1 o R2si) | 585sf | | 58.5sf | | 62sf | e [ g =)
L U N I i | I | | | L e)
G o v mmm w o v R o w h o . — — i — L L - | S — —— e —— L —— ——— - - —\_—‘l,,—L—-l o
L a
1 1221 1/2°
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Requested Zoning Departures: (refer to page 4)

Departure 6: 23.45.058 Open Space Requirements
The proposed project does not provide the minimum open space required at
grade.

Design Departure request for a decrease in the required 2/3 of open space to
be at grade (2005.2sf) to 1/2 of open space required (1471sf). The open space
at grade is made up of areas that are visually accessible to the public as well as
in the case of the corner planted area, become a public ammenity. The square
footage not provided at grade (536.2sf) will be provided on the roof level of the
building. This roof level terrace (3166sf), in itself larger than the total required
open space, will utilize a combination of built-in planters with seat walls, large
potted plants and trees, and trellis’ to form space.

Open Space:

Required Open Space:
Site Area x 30% = 10,026sf x 30% = 3007.8sf

Required Open Space at grade:
2/3 of required open space = 2005.2sf

Proposed Open Space:

Ground Level = 845sf
Level 2 = 626sf
Level 3 = 278sf
Roof Level = 3.166sf
Total = 4915sf

Proposed Open Space at Grade = 1471sf

Departure Request:

Design Departure request for a decrease in
the required 2/3 of open space to be at grade
(2005.2sf) to 1/2 of open space required
(1471sf).
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