Proposal Description

1.

The existing site is located on the northeast corer of the intersection of 24th Avenue East & East Boston Street. The site is trapezoidal
with 121.73' on the alley (north), 114.84' (east), 92.84' on Boston {south) and 119.2' on 24th Ave E (west), and is composed of two
separate parcels. The western parcel is zoned NC1-30; the eastern parcel is zoned L-1 RC. The site is vacant having previously held a
small commercial (medical) facility. An existing curb and sidewalk adjoin the western and southern boundaries. Existing vehicle access
is via an existing alley on the north and by an existing curbcut on the south (E Boston). Cverhead power poles are located across 24th
Ave E. The site is relatively flat with the northeastern corner approximately 5'-0" lower than the street level.

. The site is split zoned with NC1-30 on the west and L-1 RC on the east. There are no ECA overlays. The properties to the south and

west are zoned SF 5000. The property immediately to the east is zoned L-1 RC and lots east of that are zoned SF 5000. The property to
the north is zoned NC1-30.

. Neighboring uses include multi-family to the north, single family to the south, east and west. The immediate businesses in the

neighborhood include a bicycle shop, 2 restaurants, a coffee shop, library, antique shop, office building, laundry/cleaners and
deli/grocery. There are no significant views from the site.

Development objectives include utilizing the site for a mixed use building for commercial and residential uses. Residential uses will
provide additional support for businesses in the Montlake Community. Lower floor commercial uses will be more appropriate fronting
24th Ave E where pedesirian and vehicle traffic is higher. Residential units may provide housing for those enrolled or working at the UW.
Current plans call for (2) 2BR flats and (1) Live/Work unit attached to a mixed use structure containing 21 units on two floors over one
floor of commercial. Underground parking for 30 vehicles will be accessed from the existing alley. A wider alley/drive is propesed to
allow 2 way traffic from the garage to 24th Ave E and allows for short term deliveries. The proposed structure on the NC1-30 portion of
the site will utilize the 30" height limit. The L-1 units will be built to meet the 30" height limit.

Development Objective

Develop site to highest and best use (mixed-use building)

Provide increased housing opportunity in the Montlake neighborhood
Provide a visual upgrade to the neighborhood and improve property values
Provide opportunities for commercial tenant space

Enhance the pedestrian environment with pedestrian shops

Provide positive cash flow for the property

Provide financial benefits for a family investment

Pr0posed Density

2BR Flats 2
Jr 1BR Flats 16
1BR Flats 6
Total Units 24
Total Parking Stalls 30
Commercial 4 ,926sf
Live/Work 1,000sf
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Zoning Analysis
ADDRESS:

LEGAL:
thereof

DPD ZONING MAP:
DPD PROJECT NO.:
PARCEL NO.:
ZONING:
OVERLAYS:

ECA:

SITE AREA:

USES:

DENSITY:
STRUCTURE HEIGHT:

FLOOR AREA RATIO (FAR):

DEVELOPEMENT STANDARDS:

STRUCTURE WIDTH/IFACADE LENGTH:
NC1-30
L-1RC

RESIDENTIAL AMENITY:
NC1-30

L-1RC
LANDSCAPE:
NC1-30

L-1RC

Design Review -

Zoning Map

2200 24th Avenue East, Seattle, Wa 98112

Parcel A: Lots B and 7, Block 1, H.S. Turner Park Addition to the City of Seattle, according to the plat
recorded in Volume 14 of Plats, page 48, in King County, Washington.

Parcel B: Lot 8, Block 1, H.S. Turner addition to the City of Seattle, according te the plat thereof
recorded in Volume 14 of Plats, page 48, in King County, Washington.

93

3011924 (Previous # 3009726)

871210-0035, 871210-0040

NC1-30 & L-1RC

Arterial; View 100

None

12,304 SF (NC1-30 = 7,706 SF, L-1 RC = 4 5985F )

NC1-30 - Commercial: Retail, Office, Eating & Drinking Establishment

L-1 RC - Ground Related Residential

NC1-30 - No density limitations for mixed use, L-1 RC - 1/2000 SF or 2 Apartments

= NC1-30

=L-1RC

NC1-30 = 30’ plus exceptions for pitched roof (5'-0" w/ 4/12 minimum pitch), Rooftop features (open SETBACKS:
rails, parapet, skylights, stair and elevator penthouses, mechanical equipment, play equipment, NC1-30 FRONT
chimneys). 4' exception for mixed use buildings subject to 13" floor to floor @ commercial and no SIDE
view blockage of Mt Rainier, Olympics, Downtown, etc. REAR
L-1 RC = 30" plus exceptions for pitched roof (5'-0" w/ 4112 minimum pitch or 10" w/ 6112 minimum
pitch). Rooftop features (open rails, planters, skylights, clerestories, greenhouses, parapets, L1-RC FRONT
flagpoles). 4' for partially below grade floor. SIDE
Mixed-Use Structures: 2.5 = 19,265 SF allowed REAR
L-1 RC (Apartments): 1.0 = 4,598 SF allowed EXCEPTIONS
30" average depth, 15 min. commerciallretail depth and floor-to-floor height of 13" min. (23.47A.008 B.3).
50% of structure's non-residential footprint is maximum required. Residential uses may not exceed PARKING / ACCESS:
20% of street -level street-facing facade when facing an arterial (23.47A.005 C.3).
60% of the street-facing facade between 2 and 8 feet above the sidewalk shall be transparent.
No requirement
Maximum width 45", Maximum facade length 65% of lot depth
STREET CLASSIFICATION:
5% of total gross floor area in residential use.
g?fi?gz :ﬁ]a:; t;h;rlégle landscaped. Approximately 15,290 SF gross residential area x 0.05 = 765 SF SOLID WASTE / RECYCLING:
0 - - . ,
25% of lot area = 4,598 x .25 = 1,150 SF required amenity area DESIGN DEPARTURES:

Green area factor .30 minimum; Street trees per SDOT,; 5'landscape between above grade parking
garage and streets; 3' high screening along areas where garbage cans are contained, or 6" high
screening for garbage dumpsters.

Green area factor .60

2200-24th Avenue East - October 3, 2012 3011924

0!
0!
0!

5' minimum; 16.5' provided

7' average, 5' minimum; 11.83" average, 11" minimum provided

10" minimum with alley; 16.66' provided

Barrier-free ramps; 18" eaves; unenclosed within 5' of residential lots; no setbacks for below grade
structures.

Alley access required from improved alley. Required residential parking in commercial zones &
L-1 RC is 1 space per unit. Commercial parking, first 2,500 SF of each business establishment does
not require parking. Office use requires 1 space /1,000 SF. General Sales/Service requires

1 space / 500 SF.

Required Parking Stalls: Commercial = 1, Live/Work = 1, Residential = 23, Total = 25.

Proposed = 31.

24th Ave E = Arterial, 75' R.0.W. (66' req'd)

E Boston = Non arterial, 50' R.O.W.

Alley = 11", includes 1' dedication under AD122695

Required: Residential = 225 SF for 16-25 units, Commercial = 287 SF. Rear load container.

1. Provide Residential Amenity on the site equal to the sum of that required per the individual zones
but on the L1-RC site only.

A. Required for NCI= 765 SF (see "RESIDENTIAL AMENITY" above)
Provided inNCI = 0

B. Required for L1-RC = 1,150 SF (see "RESIDENTIAL AMENITY" above)
Provided in L1-RC =1,915SF

C. Total amount of Amenity Area required for NCI + L1 =765+ 1,150 + 1,915 SF
Total amount of Amenity Area provided for NCI + L1 =1,916 SF
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Existing Uses

f
- g
< 25TH AVENUE EAST
- T |
- 1 1 Bike Shop
‘ 2 Restaurant
& . 14 s e 3 Tavem
% @ Z Z 4 Antigue Shop/Apts
O] = % = 5 Office
Q o = = 6 Montlake Library
L 12 H L” 7 Grocery Store/Drycleaners
8 24 Unit Apartment
_ e | 9. Hair Salon/Financial Investments
 I— ! ' [Coffee Shop

10. 7 Unit Apartment

1. Site w/Prefered Alt {currently vacant)
12. Metro Substation

13. Washington Arboretum

14. Residence

15. Montlake Elementary

ROGER H. NEWELL A.lLA.
ARCHITECT (206) 322—-1192
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Site Analysis

24th Ave E

Primary pedestrian and vehicle access

Best orientation for commercial / retail spaces

SBOT Principal Arterial w/ existing 75' R.0.W. (65" required) (no street dedication required)
Utilities including overhead power lines {on west side of 24th) located in R.O.W.

Improved with sidewalk, curb and gutter.

E Boston

Secondary minor vehicle and pedestrian access primarily from residents in neighborhood
Minimal exposure for commercial/retail

Collecter street with 50' R.O.W.

Improved with sidewalk, curb and gutter

Aley
11" R.0.W. with previous 1' dedication from subject site.

Primary location of vehicle access to site
Narrow width for remainder of block

View
No significant views from site

Amentties

Site lies within Montlake business area

Walking distance to Montlake Playfield, Interlaken Park, Washington Arboretum, U of W
Husky Stadium, Montlake Cut and Foster Island Trails.

Power Substation
Existing 45'x20' easement for power substation

Neighborhood Qualities

In the early 1960's the Montlake Tavern and Kelly's BBQ were lunch and evening gathering
spots for university students and staff. Over the years the food and drink services remain a
major focus for university and neighborhood consumers. The bicycle repair and sales shop
and neighborhood library now contribute to the livelihcod and vibrant quality of this small
business center. The neighborhood eating establishments are alse commen seasonal
meeting places during UW home sports events.

There is no common identifying architectural context but rather a variety of architecture
ranging from the most recent brick, wood, glass, post and beam styled library to a residential
builder inspired apartment to early 1900's storefront architecture.
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Vicinity Map
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Design Guidelines

The following design guidelines were provided by the Design Review Beard

following the March 2 & July 6, 2011 EDG meetings.
[ PRIORITIES 8 BOARD RECOMMENDATIONS |

After visiting the site, considering the analysis of the site and provicled by the
proponents, and hearing pub i comment, the Design Review Board members provided the
following siting and design guidance. The Board preliminarily Idenufied tha Qtywide Dasign
Guidelings (a5 applicable) of highast priority far this praject.

|A  Sheplanning |

A1 Aasuondine o Site Chaacieiistics. The siting of bulldings should respond to spacific
slte conditions and opportunisles such 25 non louw, Sor onl promsingant
irmmesactiong, unusual ropograpiry, signiflzam vagetation and viows or othor nasural
famures

At the Early Design Guidance Meeting, the Boart directed the opplioant (o prmvide further
study of the architectural response to the neorby topography changes. Specificolly, the
roaf design should respont 1o the presence of uphilf residences 19 the west,

At the Secong Early Design Guidance Meeting, the Busrd agreed with the design
direction of the rooftop terrace and roof forms, In response to the visiblltty of the roof
from nearby properties, The Board nated that the shed roof forms shoukd we 2 matertal

0 with neariyy rathes than the residential roof finishes
nearby.
The Baard alsa yave direction that the spplicant shauk modify the design tn meet the A0

13" fioor to floar haight for the commercial spaces, (n spite of the grade changs in the

dewalk. The Board d the | nfcmun' visble hnauemmmomhl
spacas with minimum celing hﬂl'hu. The should provide sections sh ¥ the
Ispaces in to the sid "w-‘ the progosed design.

A% Sirestscaps Compatibility. The shing of bulldings should acknowledge and relnforca
the axdsting desirable spatia) characterisics of the rign-of-way.
At the Early Design Guidonce Maeting, i Board sard the pocket locked sufficent context
analysis and 0 design response io street fevel dovelopment. The Board directed the
applicant to provide additfonal anclyss ond demansirote how the propoied design wilt
respond to the contest of the nearby pedestrian envronment. THis anolysis shoold

driven by o desire 10 avold o desige riview departers for budding overhang. The Boord [ ]
oko notd thirt the oddRtional cord cut wil craate o wide arie of the sidewol thit’s

frhaspitable to pedestrians, in @ commerciol comridor thot should encouroge pedestrian

activity.

Tha applicant shoukd pravide further anolysis about vehicular access options for the site,

In ganerol, the Board nated that vehicular ocoess shoukd be designed to maxmize

padestrian sofety ond minkmize impocts to the narmow ofiey sast of the site. A widened

aiiey with acepss to porking oppears ie be the best option. Additionol curd cuts and

driveways separaied from iie aifey by o curb don't appear to be good aptions.

At1he Second Early Desien Suidance Meetine, the Baard rasponded that wahicular accass

fram the allkey Is prederred, 2nd the proposed flesd e wehiclke/delivery area adj to

thi alkey could b 8 benefit to tha design and alkey circulation. However, thi area should

be modifed to creete clearly defined pedestrian and vehicukar areas, allow open views to 4
the sidewalk, and incregse the ‘pedestrian’ 20ne near the sidewalk, Posaible methods o

achieve this Inchide remaving the trells adjacent to the skiewalk, wrapping the

storefront glass Into the alley, using special paving in the yvehicular ares, and using

bollards or benches 1o designate 2 pedestrian anea xdjacent to the sidewalk. The

pedestrian area should be langes than the triangular area shown in the EDG packet.

Comer Lots. Sullding on cornar lots should be orbanted bo the comer and public street
froms. Parking and automobiie access should be located away from comers.

Acchiteciural Concatt and Consistenty. Sullding sesign elements, decalls and maseing
should craate 2 weall-propordonad and unifiod buliding foriv and enhibit 0 cverall
archivecural concape. Bulldings should exhiblt form and feacunss idantd fying the
functions within the bullding. W goneral, the roofling of 1op of the suucture should be
dearly distivguished fromivs Facade walls,

At the Eorly Design Guidance Meating, the Boord directed the oppioant to provide
additional context design ondalys’s and et fe deacrbe how that analysis wil rekate to
the proposed design.

At the Second Early Dgaign Guighnoe Megting, the Board directed the applicant to
provide COMinuaLs padestrian waather protection and to demonstract how the
ovarhead weather protactian will relate to the overall design conoapt. Glass or ather
materials that parmit light to the storefronts are acceprtable.

Exwitor Anjeh Maverials. Bullding cwraddors should be construcsed of durable and
malnvainabhe materials that are sreraciive even when viewed up dose. Materials that
have texture, patiem, or lend theimsalves 1o 2 high quality of detalling are encouraged.
At the Eorly Design Guidance Mosting, msuwﬂmndmmﬂhsﬁ materiats showid be
duroble high quallcy matesiats that
At the Second Early O ign Guldanoe Mml[g the Board noted that the passible use of
compositon roofing references the neartry residerttial development, and shouldn't be
usad on this type of mbed-use bullding. The appicant should includa roofing materials
and other matenials that reflect the tontext of nearby commertial structures,

Padestrian Brndronmont

D-12 Aasidential Entries and Transitions. For residential projucts in commencial rones, the
spuce batiwsen tha residantial entry and the sidewalk should provide seairity and
privacy for resldants and 2 visually interesting strest front for padesirians. Residontal
bulidings should anhence the charcter of the strestacapa with small gardens, stoops
and other slomants that work to aeate 3 wansltion betwean the public sidewalk and
private antry.

At the Egrly Design Guitiance Meeting, the Board asked for ouditiono! infarmonian about
the proposed residential entries on E. Bosion St

At the Second Early Desien Guicince Meeting, Board comments reflected those Faund In
response to Guidaline A-3.

| landuceping

Earty DESign GURKIAES MTRGES the ¢ about COCESS 71 FRSPONSE b0
Guidaline A-8,

The Boavd also noted that the Comer LEGLNENs shown i Schemes 3 and 4 appear 1o be [
URREORSSOTY OF thi COrmeY Of E. Boston St. ond 24 Awe E. This isa’e o simificemt

ntersection, and the comer meotment shoukd nsieod reflect the nearby context ond the D1

tronsiion 1o singls forniy residential development to the east and south,

Arthe Seaond Eacly Desikn Guidance Meating, the Board expréessed support for the
proposed vehicular acoess and circulation, a5 describad n response to Guideline A-B.

Height, Bulk and scale |

frckade consideration of the storefront design and the pedestrian axperience ot the | n
northwest cormar.

At the Second Early Design Guidance Meeting, the Board expressed appreciatian for the

level of contast analysts, com parad with the first Early Design Guidance meating. The %1

Board gava directian to provide the minimum commercta) flaor to floor helght as
described in resgonsa to Guideling A-L

&3 Ettances Visbic frov the Stroat. Entries should ba deady identiftable and visibie
from tha sweer.

At the Second Early Design Guidanca Mesting, the Board identifled this additional
priority guideling, based on the praposed design. The residential entry was shown as
deeply recessed imo the south fagade. The Board was concerned that this design may
durar:l from the wisibiiyy and ldwmﬂmﬂnnohhn antry. The apglicant should

how the praposed mid entry will meet this guideline, possialy by
bringing the entry danr further towards E. Bostan St and using eechniques such as a
different siyle of overhead canopy, lighting, Endscaping, and spedal paving.

Haieivt, Bulk, snd Scale Compatitiits. Projects should be compxtiie with the scale of
development anticipated by the applicable Land Use Pollces for the sumounding sres
anwd should be sited and designad t0 provide a sensltive transiion to near-by, less
intensive cones. Projects on zone edges should be developed In 3 manner that crestes a
#tap in parcalved helght, bulk, and scale betwean anticipatad developmant poterdal of
the i jscant rones, 03
At the Early Design Guidance Meeting, i Board nated that the buiding needs odditiona
study to determing o seoke that is compotibie with nearby tommarcil and residon bt
structures. ftems the aoplicont shoutd consider include the commerciol height in refation
1a the upper stores {proportion),. the of front design in 1o nearby
context {soake), and the transition of this scole to mmmmmmrmmg
The Board alsa stated that the proposed north ) sgems owlward ond
diproportienal to the butiding.

o

At the Second Early Desien Guidance Mapting, the Board noted that the proposed D&
massing has developad In 3 positive direction since the first EDE meeting. The applicant
A5 Bapect for Adiacent Skt Bulidings shoukd respact adjacent properies by being should continue to modily the building roof and cormice [Ine, with the Intant of creating 2
locaed on thair shas to minimize disrupeion of the privacy and ouvdoor activities of proportianal building retationship and a finished “top’ for the buliding. Additional
residents in adjscent bulkings. Information should be pravided abaut the proposed inset windows, Sections,
At the Early Design Guidance Moating, the Board expressed disappointment with the fock detalked graphks, and shadowed akevations will be helpful 3t tha Repommendation stage
of context onofysis. The Board noted thot the opplicent showid provide additional design of review.
analysis of the anea, ond indicate how the proposed development will respond to the
context of the singlke farmdy development te the south, sast, and west |¢- e B g ra—— I
Akthe Second Early Desien Gukdince Megting, the Baard noted concerms with tha
proposed plinth and departure related 1o the plinth at the south and east property linas. New d for {hkorhoads with a walk
Tha plinth Is the result of capping the below grade parking, and the Board notad that m.u uuhm ﬂ'lﬂld hmwm« m“
open parking would not ba acceptabla. Howeer, a better salutlon Is needad 1o provide and shingp of neighboring bulldings.
2 COVET TOT tNE ParKing, SCCeSs 10 U ING-WOTK UM, 3na 3 §facatul aperodcn 1o the At e Eariy Design Gukiance MePLng, the BOQTT? Hectod e Opplcant (0 retur with
adjacent single family structures to the east. Tha Board suggested the possibility of thorough analysis of necrby context and demonstrate hovw the proposed design vl D-a
cutting stairs into the plinth near the south property line, with terraced planters lkeading concepriaily relae to this context. The context analysis should inckide at lenst the
uptothe Ive-work muntyard area, and replacing the east edge of the plinth with Joliowing elements:
landscaping. The apphicant shoulkd provide sections and landscape detalls at the
Recommendation stage of neview 1 o the propased design ap proach for this *  Froportion of storefront 0 upper bufiding storias
ares. + Amchitectura! tregtments thai add o mm:mm )
The Baard noed that the proposed settack daparuct at the east property lloe woukd P iy g desgh such ot nss oo ot store D11
not ba supported, v Materals

» Wmmum-mmdmum

yi ont the p 1, adfacart properties, and pedestian
HM\'-
A¢ the Egriy Design Guidance Meeting, the Board expressed confusion over the Scheme 4
proposed vehicular access configuration. Concerns included pedestrian sajety, impects «

the nearby residential neighborhood thae shares efie alley, ord safery for vehicles envering
and exiting. The Board noted thae the appicant preferred oooess option seems 1o be

Design Review - 2200-24th Avenue East - October 3, 2012

*  Dsign cuss from nearby residential developrant
o Any othor developiment patteris that incieate dosigrn cies

ALthe Seqond Carly Desien Guicince Mesting, the Baard noted apprectation for the
contaxt analysis, and didn't have further guklance related to this Guideling.

3011924

Padasirian Ouen Soaces and Entances. Conveniant and attracrive access to the
buliding’s sniry should be provided. To snsura comfort and security, paths snd sniry
thleUﬂiaﬂmw:liﬂthh
weathar. Opporiunities for ] ¥ opan mpacs should b
considerad.

At the Eorly Design Guidance

design development of the p
Boston St. seeims to be o good confaguration.

to continue
iol entry on €,

2. the doord dk d the opp
The primary resich

At the Second Early Dgaen Guidance Maeting, the Board was concerned with the
wiahlltty and acoessibility of the kve-work unkt to the street. The proposed Ive-work unit
Is 9ot back from the street and located on 3 2-4' plinth, The live-wark ynit shauld be
designad to provide open space that ks consistent with the desiyn af the Ilve-work untt
and provide direct pedestrian paths from the street. Comments also reflect the puickanpe
In response o A-5.

Patalning Wall. Rataining walls near 2 public sidewalk that extend higher than eye
hevel should be avoided where possible. Where higher recsining walls are unavoidsble.
thay should be designed 40 reduce thelr Impact on pedesirian comfort and bo Increess
the visusl Irverest slong \he sreetacapes.

attha Second Earbe Dpdien Guidance Mosting, the Board added this priority guidalng In
responsé to the propasad design of the plinth on E. Baston 51, Comments reflect those
found in resporee «o A-5 and D-1.

Saresning of Dumpstery, Utllities, and Service Arzat. Sullding shes should locate
sarvice slaments ke trash dumpswens, (oading docla and mechanical aquipment away
from the strest front where possible. When slaments such 2z dumpssers, utllity
matars, mectanical units and service arsas nnot be located away from the stram
front, they should be shusted and screaned from view and should not be [ocated In the
pedostrian right-ol-way.

armemmmms the Boand asked for oditional information ghouwt
the prop and g of these areas,

Atshe Sgcond Early Opaen Guldance Migeting, the Board didn't provide sy additonal
guidance related to this kem. The appl should how the |

screening meats this Guideline at the Recommendation stage of reviaw.

L

Trsatrment of Allqys. The design of alley entrances should enhance tha pedestrian
sraat fromt.

Comments for the first and second Early Design Guidance meetings reflect those Faund In
response t0 Guidelines A8 and A-10,

Sommirdal Tnmarency. Commurdal soro
a direct visual connaction batwesn
oceuring on the interior of 2 bullding. Blank wally should by svolided.

At the Eovly Design Guidance Meeting, the Boord usked for additionad formation about
ihe proposed commercial ransparency.

At the Second Early Om ign Suldance Meeting, camments refiected those found in
response to Aukisiine B-1.

€2  lanticaing jo Enhanca the Bulkine and/or Site. Landacaping. induding liing plant
material, special pavaments, welllses, soreen walls, plarers, she fumiirs, snd siniiar
Festurss should ba appropristely incorporated inta the design % snhance the project.

Conmmernts for the first and second Earty Design Guiklance moetings reflect these found in
aspOnsa to Guidelings A-L for rooftop design, and A-5 for transition 10 sngle family
arwas and the street frone,

o, The ladscape design should tabke
mdspﬁalmdhmﬂdn-ﬂthbmhmFlﬁ,mlm
view cortidors, or quisting sipnificam wees and off-site condtions such a5 groenbalts,
ravines, ratural drsan and boulvands.
At the Egrly Design Guitiance Meeting, the Board distussed the impariance of
fandscaping to buffer the pedestrians from eoffic on 24% Ave E, the use of kandscaping in
the transition to single family areas ro the east and south, and the use of kndscaping in
the "hole™ at the northeast cormer of the property ond betwean the lownhouses. The
applicant shoutd provide o conceptual kmdscape plon at the next EDG meeting that
damonstrotes how the design will respond to these jwms.
comments reflected those In responsa to
Guideline -2,

At the conchusion of the EDG masting. the Board recommandad the projact should move
forwards to MUF Apglication in response to the guldance provided at this meating.

ROGER H. NEWEL AlLA.
ARCHITECT (206) 322-1192
FACSIMILE (206) 322—-51861 6
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Neighborhood Photos

1 UNIT APARTMENT

ALLEY LOOKING WEST ALLEY LOOKING EAST

APT%/%ALON/O@; ICE/COFFEE

offe

OFFICE
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ANTIQUE SHOP TAVERN
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Site Photos

|

RESIDENCES TO WEST OF SITE ACROSS 24TH AVE E
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Streetscapes

» landscaping in planting strip
provides barrier between
pedestrians and cars in 24th

» 5 walk aligns with walkway
to north

o 4' additicnal walk moves
pedestrians away from
arterial

» alternate sidewalk profile:
continuous &' planting strip

and 8' wide walk (4'+4to R
Provides greater buffer from

arterial, doesn't align as well
with sidewalk north of alley.

Design Review - 2200-24th Avenue East - October 3, 2012
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~Section

West Side 24th @ Montlake Library

¢ no planting strip
» library set back from street

East Side 24th @ Seattle Housing

o 4'plant strip, 5' sidewalk, 4' to property
line, similar profile to subject property

o street trees between sidewalk and
property ling

¢ apartments set back from street

3011924

West Side 24th @ Montlake Alehouse

* no planting strip

+ narrow sidewalk adjacent to 4-lane
arterial

+ buildings adjacent to street

East Side 24th @ Fuel

+ a narrow walk adjacent to 4-lane arterial
with sidewalk cafe seating
» buildings adjacent to street

T

West Side 24th Across From Site

¢ landscaping in plant strip separates
pedestrians from 4-lane arterial

o wider sidewalk gets pedestrians away
from 24th

East Side 24th @ Montlake Apartments
* no planting strip

o narrow walk adjacent to 4-lane arterial
¢ buildings adjacent to street

ROGER H. NEWEL AlLA.
ARCHITECT (206) 322-1192

FACSIMILE 206) 322-5161 1 0
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Entries

Montlake Library

o expanded recessed entry with room for ik - - - : S o plaza-like entry
bicycles Cafe Lago Montlake Ale House Johnson's Antiques * high, overhead weather protection
* minimal overhead protection ¢ recessed, glazed entry * recessed entry + small, recessed entry ¢ maximized glazing
» maximized glazing ¢ no overhead protection ¢ overhead awning / signage o overhead awning / signage
¢ tile flooring  minimum glazing o maximized glazing

¢ maximized glazing

Montlake Apartments Edward Jones Investments
¢ small, recessed entry » recessed entry
» overhead awning / signage » overhead awning / signage

¢ minimum glazing * maximized glazing

v
]

% T e .
Commercial Entry Option 1 Commercial Entry - Option 2
» no recessed entry, door is set back 2' from » recessed entry, door is setback 4' from
property line and 6' from sidewalk property line and 8' from sidewalk
o consistent facade setback between columns ¢ door can swing out

ROGER H. NEWELL AlLA.
ARCHITECT (206) 322-1192
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Storefronts / Lighting

Cafe Lago
+ wood windows

» divided transom lights above
¢ wainscot kickplate
+ shallow columns

¢ Power Pole Lighting

Design Review - 2200-24th Avenue East - October 3, 2012

TONTLAK A I

Ale Fajad

Montlake Ale House
¢ aluminum windows
o wood panel kickplate

o Montlake Apariments

Pay Northwest
¢ aluminum windows

o fransom lights above
e stucco kickplate
¢ shallow columns

o Cafe Lago / Montlake Ale House

3011924

Near Edward Jones Montlake Apartments

¢ aluminum windows
o fransom lights
* tile kickplate

¢ aluminum windows
* stucco wall helow storefront

| L
Commercial Storefront '

* aluminum storefront windows _.L..
» divided transom lights :

¢ tile kickplate with accent tiles
o utility-style exterior downlights
+ recessad storefront emphasizes columns

|\ N I ROGER H. NEWEL AlLA.
I W BN ARCHITECT (206) 322-1192
I W

I VS

I VW B $ACSIMILE 206) 322-5161
[ ] U 1102 NINETEENTH AVENUE EAST
L VRN $  SEATTLE, WASHINGTON 98112



Materials / Color

Forground:

» light brown Hardi Panels with emphasis on
horizontal, metal reglets

Recessed:

o dark brown vertical metal siding

o transom windows @ 3rd floor
¢ beige/brown vinyl windows at residential
units

- — ——— P

M AR HEe

¢ acrylic entry awning
o dark brown masonry or tile base
o dark brown aluminum storefront
o green tile kickplate with accent tile
* green, wood store door

Pay Northwest Cafe Lago
* painted brick » red brick, green storefront

Montlake Library
¢ horizontal wood siding, red brick

Montlake Bicycle Montlake Ale House
¢ green stucco » horizontal wood siding, green trim

Seattle Housing Montlake Apartments Mentlake Apartments
+ horizontal Hardie Siding, green trim o terra cotta, green trim ¢ beige stucco, green trim

Design Review - 2200-24th Avenue East - October 3, 2012 3011924
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Residential Analysis

Cottage Classic

by

Craftsman / Bungalow Contemporary

The Montlake neighberhood is a collection of Architectural Styles, most built in
the early 1900's. A majority of the homes are clad in woed siding or shingles,
roofed in composition asphalt shingles and have painted wood window frames .

Architectural Styles

Design Review - 2200-24th Avenue East - October 3, 2012 3011924

Craftsman

ROGER H. NEWEL AlLA.
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Residential Analysis

Brick

A variety of fence/screening
treatments can be found in
the vicinity.

i

Unfinished Cedar

Solid Slats wiTrellis Open Slat Cedar

Fence/Screening

ROGER H. NEWELL AlLA.
ARCHITECT (206) 322-1192
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Residential Analysis

Alley Parking
Most parking is skewed from the alley to
allow access from the narrow right-of-way

Alley Parking / Arbors

Design Review - 2200-24th Avenue East - October 3, 2012 3011924
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Residential Analysis

Pre Cast Concrete

Container Landscape Landscape Screening

Retaining Walls, Paving & Landscaping

ROGER H. NEWELL AlLA.
ARCHITECT (206) 322-1192

FACSIMILE 206) 322—5161 1 7
1102 NINETEENTH AVENUE EAST
SEATTLE, WASHINGTON 898112
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Residential Analysis

Raised Planters Natural Stones 24th Avenue E.

Although Grass (lawn) is the predominant parking strip treatment, there are a variety of other treatments

Parking Strips

Design Review - 2200-24th Avenue East - October 3, 2012 3011924

Residential Context Analysis Summary

Residential elements appropriate for incorporation in the proposed design include:
» landscaped planter strips (adjacent to street).

¢ container landscaping at entry

¢ landscape screening between project and adjacent residential uses

+ 3 tab composition roofing shingles for sloped roof if applicable

¢ landscaped lattice to screen parking/drive @ alley

¢ possible incorporation of landscaped trellis in courtyard

Residential elements not appropriate for this design:

¢ high maintenance wood siding

* wood window frames

o gabled roofs - do not reflect design approach to connect with commercial aspect of the business area.
¢ wood fencing - high maintenance not as durable as other products

ROGER H. NEWEL AlLA.
ARCHITECT (206) 322-1192

FACSIMILE 206) 322-5161
1102 NINETEENTH AVENUE EAST
VRN $  SEATTLE, WASHINGTON 98112
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Third Floor
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