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AERIAL VIEW

BUILDING PATTERN AND ZONING

PART II: DESIGN GUIDANCE PROPOSAL PACKETS

1. Proposal. Statement of development objectives indicating types of desired uses, structure height, number of
residential units, amount of commercial square footage and number of parking stalls.

2808 14th Ave is an existing single family residence. The applicant proposes to demolish the existing house and develop
the site as four fee-simple townhomes. The applicant is exploring development schemes that provide an altemative to the
typical parking court configuration. Specific design goals include:

Mitigate the visual impacts of on-site parking.

Provide a large common courtyard open space to enhance the sense of community, facilitate social interaction
between residents, and enhance personal security.

Provide rooftop decks to capture regional views to the south and west.

Provide family sized units sizes that are useful as starter homes for both individuals and families.

Provide adaptable floor plans that allow homeowners future flexibility to use the lowest floor for living areas,
bedrooms, or a combination thereof.

Key metrics:

-+ Lot size: 6000 sf
Total Building Area: 6586 sf
Structure Height: 3 stories/ 30 feet
FAR: 1.1
Units: 4
Parking Spaces: 4

2. Analysis of Context. Initial site analysis addressing site opportunities and constraints, adjacent buildings, zoning
of the site and adjacent properties, overlay designations, solar access, views, circulation patterns, community nodes,
landmarks, and existing architectural and siting patterns.

The site is located on a west facing hillside that runs the length of Queen Anne hill. The hillside slopes atrough 15-20%
down towards Interbay, affording regional views west towards Magnolia and southwest towards Elliot Bay. To the north,
east, and west, the adjacent sites are a mixture of older single family homes and apartment buildings, interspersed with
townhouses developed over the last decade. The neighborhood is an eclectic mix of building styles and lacks a well-
defined character. The property to the south is an older apartment building. The property to the north is a new 4 unit
townhouse development.

3. Existing Site Conditions. A drawing of existing site conditions, indicating topography of the site or other physical
features and location of structures and prominent landscape elements on the site including but not limited to all trees 6
inches or greater in diameter measured 4.5' above the ground (see CAM 242).

See attached drawing packet

4. Site Plan. A preliminary site plan including proposed structures, open spaces, vehicular and pedestrian access, and
landscaping. Include all dimensions.

See attached drawing packet
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5. Design Guidelines. A brief description of how the proposal meets the intent of the applicable citywide and neighborhood design review guidelines. Identify design guidelines
most relevant to the proposal.

A-1: Project should reflect natural topography, stepping up the hill.

A-3: Entries that are visible from the street make a project more approachable and create a sense of association among neighbors.

A-4: Entrances, porches, balconies, decks, seating and other elements can promote use of the street front and provide places for neighborly interaction.
A-5: Minimize windows to living spaces which mightinfringe on the privacy of adjacent residents, but consider comfort of residents in the new building.
A-7: Maximize opportunities for creating usable, attractive, well-integrated open space.

A-8: Siting should minimize the impact of automobile parking and driveways on the pedestrian environment, adjacent properties and pedestrian safety.
C-2: Building design elements, details and massing should create a well-proportioned and unified building form and exhibit an overall architectural concept.

E-2: Landscaping, including living plant material, special pavements, trellises, screen walls, planters, site furniture and similar features should be appropriately incorporated into
the design to enhance the project

6. Architectural Concept. One or more color renderings adequate to depict the overall massing of structures and the design concept. Graphics should show proposed siting,
massing, open space, and fagade treatments. Three dimensional studies and sketches, including those at the street level are optional, and may assist the planner to
evaluate the design proposal. May also include images from the neighborhood or beyond that will inform the design development of the proposed development.

See attached drawing packet

7. Adjustments and/or Departures. A summary of potential development standard adjustments (or departures). A table comparing code requirements with the proposed design
should be included.

Three development standard adjustments are requested for this project:

North side setback for the east duplex is 5’ average instead of 7' (29% decrease)
South side setback for the east duplex is 5’ average instead of 7’ (29% decrease)
Rear setback is 4'-5"average instead of 7’ average (37% decrease).

The parking area carport cover creates the need for all of the adjustments. If the carport lid were removed, the project would be fully compliant with all development standards,
but the resulting project design would mitigate the visual impacts of the parking area less successfully & thus be less compliant with the design guidelines:

Project with Adjustments: Project without Adjustments :

. Parking area is a covered carport. +  Parking area is open surface parking.

+  Visualimpact of the automobile is decreased. +  Automobiles are the most prominent visual element.

+  Pedestrian pathway and entrance to the units is visually emphasized. +  Pedestrian pathway and entrance to the units is visually emphasized.

+  Reduced setbacks reduce the depth of the structures and increase the size of the + Increased setbacks increase the depth of the structures and reduce the size of the courtyard
courtyard open space. open space.

*  More community open space. *  Less community open space.

+ Increased distance between units improves personal privacy for individual residents. +  Decreased distance between units reduces personal privacy for individual residents.
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VICINITY MAP NOT TO SCALE

PROJECT BACKGROUND INFORMATION CODE COMPLIANCE INFORMATION

A BAT ': o
I arre —I— F = > 32415th Avenue E, Suite 204 - Seattle, WA 98112
== _é’ STREET ADDRESS DEVELOPMENT STANDARDS REVIEW www.neimanarchitects.com
e —_ — — lc : 2808 14TH AVE W, SEATTLE, WA 98115 ZONNG: LR1 206.760.5550
Interbay Athletic Field O3] d
p=y o PROJECT WILL COMPLY WITH 23.45.510.C TO QUALIFY FOR HIGHER FAR & DENSITY LIMITS
=7 — PRO]ECT NUMBER ITEMS SHOWN IN BOLD REQUIRE ADJUSTMENTS PER 23.41.018.0.4 H SV
Z W-'Ba rrett St = 3014065 (LAND USE); 6333953 (BUILDING PERMIT) SMC SECTION ISSUE REQUIREMENT PROVIDED
1 o | ::I —§ — Harriott Smith Valentine Engineers Inc.
o = LEGAL DESCRIPTION 2345510 FAR 1.1 MAXIMUM 11 100V Harison St Site \-100
Irjtérbay Golf Center. 2 = “>’ —‘__ fi —— 2345512 DENSITY LIMIT 11,600=4 4UNITS Seattle, Washington 98119-4189
[ — LOT 11, BLOCK 33, GILMAN'S ADDITION ACCORDING TO THE 2345514 STRUCTURE HEIGHT 30-0" MAX. 28'81/2" - WEST tel 206 624 4760 fax 206 447 6971
1 % - — PLAT THEREOF, RECORDED IN VOLUME 5 OF PLATS, PAGE 93, 29'10 1/4" - EAST v hsveng.com
| — ;1’ RECORDS OF KING COUNTY, WASHINGTON 234551404 PENTHOUSE HEIGHT 10-0"ABOVEH.L. 810 1/2" - WEST
i — 1l Ir 911" - EAST
un 1 — L L 234551404 PENTHOUSE AREA 15% OF ROOF AREA MAX. 13.8%
[ 5—-" —1 ; L KING COUNTY PARCEL NUMBER 2345518A WEST FRONT SETBACK 7'-05A\/G., 5-0"MIN. 10‘-0"0
il L L 23.45518.A NORTH SIDE SETBACK "-0" AVG. IN. §-0" AVG.
> S wNJ 2770604365 23.45518A SOUTH SIDE SETBACK . N. 5.0” AVG.
< 3 <, 23.45518.A EAST REAR SETBACK 7-0"AVG,, 50" MIN. 4-5" AVG.
= ® - M ENERGY CODE OPTION Il 2345522 AMENITY AREA 750 SF MIN. @ GRADE 1,740 SF
é I:' D 2345522 AMENITY AREA 1500 SF MIN. TOTAL 2778 SF
i A"J WSEC 2009 W/ SEATTLE AMENDMENTS 23.45.524.2.b. GREEN FACTOR 0.6 MIN. 0.65
=i COMPLIANCE IS PRESCRIPTIVE 234552 BUILT GREEN 4 STARMNN. 4STAR
Interbay Golf Center 23455218 FACADE LENGTH 65% MAX 62.6%
; 2345.527.A STRUCTURE WIDTH 60' 40
— | GLAZING U-FACTOR VAULTED 2345536 PARKING LOCATION OFF ALLEY OFF ALLEY
b= —  — g VERTICAL _ OVERHEAD | U-FACTOR | CEILING | CEING 2354015 PARKING NONE REQUIRED 4 SPACES
g >4 03 05 02 R-49 R-38 23.45514F 4 PARAPET HEIGHT 4' MAX ABOVE HEIGHT LIMIT 3-6" MAX
< 1S T WALL | WALL-INT | WALL-EXT | FLOOR | SLAB
5 o - oo | "stion' | "siow’ | oer | o 2808 14TH Ave W
8 —— X GRADE GRADE GRADE | UNHEATED GRADE FAR (AI.[ULATION MEASURED FROM INT. FACE OF EXT. WALL
— R-21 R-21 R-10 R-30 R10 -
| |— [ Project Name
— UNIT  LOWERLEVEL MAINLEVEL ~ UPPERLEVEL ROOF TOTAL
= CONTACTS 1 512 554 53 27 1629 SEATTLE, WA 98103
; 2 512 554 536 2 1629
= E OWNER: 3 535 566 536 2 1664
—[ g e 4 55 566 5% 27 1664
STRUCTURAL ENGINEER: GRAND TOTAL 6586
HARRIOTT SMITH VALENTINE LOT AREA 6000
ENGINEERS, INC. FAR 110
100 W HARRISON ST #N-100
SEATTLE, WA 98119
CONTACT: JM HARRIOTT AVERAGE GRADE CALCULATIONS
PH: (206) 624-4760
FX: (208) 447-6971 UNITS 1-2 AVERAGE GRADE UNITS 3-4 AVERAGE GRADE
SPOT ELEV LENGTH XE SPOT ELEV LENGTH XE
A 1284 285 3659.40 E 134.85 37.50 5056.9
B 1241400 4964.00 F 132.00 40.00 5280.0
C 1237 285 3525.45 G 129.37 37.50 4851.2
D 1287 400 5148.00 H 135.85 40.00 5433.9
HOUSE #2812 HOUSE #2814 TOTALS 137 17296.85 TOTALS 155.0 20622.06
AVG GRADE (SUM LxE / SUM LENGTH)=126.25 AVG GRADE (SUM LxE / SUM LENGTH) = 133.05
L B
il _ A OPEN SPACE CALCULATION
2wy T <® X (T T
[, [T TR AT GRADE
4 - | ﬁ I pr—— T — e — £ FRONT YARD COMMON COURTYARD TOTAL
© N N NN [EET 05 <, i | e 400 SF 1141 §F 1541 SF
z gl | £ [|TTTE TR | %, =HEN-NAA
£ 3 g |l L L i ! ! ABOVE GRADE
E g 7} - T T T T UNIT1 UNIT 2 UNIT 3 UNIT 4 TOTAL
I3 3 g | | . 237 SF 237 SF 282 SF 282 SF 1038SF
L8 =N_8 |, \ \ [ T o
P8 I\ i | | | T 18-2 ‘ TOTALATGRADE 1541 SF o b Rerion
fi | \ L ! ‘ K UNITS 384 | TOTAL ABOVE GRADE 1038 SF
I 3 ) | | | TOTAL PROVIDED 2579 SF B B -
T LOOR ELEV 124 PENO ASTING FOUSE X LOWER FLOOR ELEV 132.16 —
IR | & MAIN FLOOR ELEV 134.33 }FF 1474 I ‘ MAIN FLOOR ELEV 1425
UPPER FLOR ELEV 144.66 | | UPPER FLOR ELEV 152.83 . -
158" 9 X = I =""""1"ROOF ELEV 155 | | - ROOF ELEV 163.16 A-T: Reduced setbacks reduce the depth of the structures and increase
| N the size of the courtyard open space. Increased distance between units
RS [ ¥ commvarg improves personal privacy for individual residents. -
A-8: Parking area is a covered carport. Visual impact of the automobile
A is decreased. Pedestrian pathway and entrance to the units is visually
emphasized.
Sheet Title
N——\
SITE PLAN
HOUSE 2802 I
<
Date 12142012
SITE PLAN Sheet Number
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| - N | !
e g I HOUSE #2812 I HOUSE #2814 | ol ‘ | ) PLANTING SCHEDULE 324 15th Avenue E, Suite 204 - Seatile, WA 98112
T - ” " ‘ \ ‘ e www.neimanarchitects.com
_ [ L - | j | )
B ! 5 ! VEGETATED FENGE ‘ ‘ ‘ ‘ ‘ ‘ ‘ ‘ ‘ ‘ I ! | ALL PLANTINGS ARE SELECTED FROM THE SEATTLE GREEN FACTOR 206.760.5550
| ‘(,,“ | % S ~ T RERARRRRRRNRRRANANH | \ ‘ PLANT LIST, UPDATED DECEMBER 2010.
L7 I - T s St = ——— — = _ | ALL PLANTINGS ARE CONSIDERED DROUGHT TOLERANT.
T . —
[ "z L ) L Ll L ) L PUANTING BEDAGOSE T L N T HSV
F A I D T ISEEIIN IR AN GROUND COVERS PLANTED AT 21" O.C. (1 PER 3SF)
o uEJ; | IR RS 3 N SHRUBS PLANTED AT 3'-0" O.C. (1 PER 9SF) Harriott Smith Valentine Engineers Inc.
[ = i ‘ GRASSES PLANTED AT 20" O.C. (1 PER 4 SF) 100 W Harrson St Suite N-100
' i ) Seattle, Washington 98119-4189
[ ‘ | | N / ‘ tel 206 624 4760 fax 206 447 6971
o S~ ! BIORETENTION PLANTER PLANT MIX: #OF PLANTS: Wi hsieng com
S AN o 30% ORANGE SEDGE (CAREX TESTACEA) 7
e 5| 30% TUFTED HAIRGRASS (DESCHAMPSIA CESPITOSA) 27
Loz 4 40% KELSEY REDSTEM DOGWOOD (CORNUS SERICEA) 1
; [N v \
Vo || > w
v | ‘g | | 'QJ 2 T".7.7."] GROUNDCOVER PLANT MIX:
Y 4 [l * e *| 30% KINNIKINNICK (ARCTOSTAPHYLOS UVA-URSI) 59
Lol Py = - 40% BLUE FESCUE (FESTUCA GLAUCA)) 79
T | W N L | RN ey weupre 1/ PR BRSR PR /Ay v s [ S < 5 30% BEACH STRAWBERRY (FRAGARIA CHILOENSIS) 50
ol y © @
|
Col o
L & T T] ORNAMENTAL BEDS PLANT MIX - SUNNY AREAS:
Ll o . NS e ey oo == = — 5 ‘ 11| 15% HEATHER (CALLUNA VULGARIS) 17
! 52 [ | N o s 20% BLUE CREEPING PHLOX (PHLOX SUBULATA) 10
[TRG o = 1 | 008 1| 20% SCARLET SAGE (SALVIA SPLENDENS) 10
[T NN | ; - 1" | 20% MORROWS SEDGE (CAREX MORROW) s
Voo RTINS 24 0| 15% YARROW (ACHILLEA MILLEFOLIUM) P
Vo | N| =
- O | N N
N | N 777,77, ORNAMENTAL BEDS PLANT MIX - SHADY AREAS: 2808 [4TH Ave W
AR ‘ i , //é //ﬁ /| 30% DWARF HEAVENLY BAMBOO (NANDINA DOMESTICA) 5 .
[ ] '/ 160,5F/)| 30% WESTERN SWORDFERN (POLYSTICHUM MUNITUM) 5
Cop ! | VA 305 YUGCA (YUCCA FILAMENTOSA Project Name
[ I N NN o ( ) 4
[ R ‘ A4 NN 727 (2) (7| 20% WOOLY THYME (THYMUS PSEUDOLANUGINOSUS) 8 SEATILE. WA 98103
[N NN ~ A 8 B 3
i ! LI I
! }‘ | [ ‘ e ORNAMENTAL TREE #OF PLANTS
[ B I s Salad s = CORAL BARK MAPLE 10
\ ‘1 ! | [ \”@H«W—W‘M TR m*\_\l‘ i ‘ i ‘ i Lm‘ il ‘ 0 ‘ ‘\‘PWNWN@‘%DMMKS‘F‘ 0 ‘ i ‘ Wy ‘wf“m : W%\Tﬁif‘?}ﬁwmfml# ‘ 0 ‘ 0 ;ﬁ‘ Wl (ACER PALMATUM)
\ Vo ] ARNE b - | | | |
! \ \ —_ s ' ll l
' L‘/\//\// - RN / | | 4 N2
I ~ ! ! | v - N\//ZZ DWARF CRANBERRY BUSH "
[ | | | | : , | 7\ (VBURNUM ACERFOLIUN)
[P ST / | | A
CRRRS | Co A |
\ \ \ ! N ! Il I \ ™
! [ N ! | |
[ ~- S | \ ) . THICK HEADED SEDGE
Vo \ ‘ HOUSE 2802 ! | | ! ‘ (CAREX PACHYSTAYCHYA) @
\ \ \ L \ i i \ " L N I
(2) EXIST. 20" BIG LEAF MAPLES EXIST. 22" BIG LEAF MAPLE
EXIST. 22" CHERRY
LANDSCAPE PLAN
178" = 1-0"
P s RSNy A,
Green Factor Score Sheet SEATTLExgZ7een factor s REGISTERED
[Project title: enter sq 1t
of parcel
Parcel size (enter this value first) ‘[ 6,000 ] [TScore__ 0658}
Landscape Elements** Totals from GF worksheet Factor Total
A Landscaped areas (select one of the following for each area)
ontersqn
1 Landscaped areas with a soil depth of less than 24" 0.1 -
enter sat
2 Landscaped areas with a soil depth of 24" or greater 06 7272 No. Date Revision
antersqt
3 Bioretention facilities 10 360.0 - - -
B Plantings (credit for plants in landscaped areas from Section A)
ontor sq
1 Mulch, ground covers, or other plants less than 2" tall at maturity 0.1 121 _
enter number o plants
2 Shrubs or perennials 2'+ at maturity - calculated 4| 516 03 155 -
at 12 sq ft per plant (typically planted no closer than 18" on center)
enter number of plants
3 Tree canopy for "small trees" or equivalent 750 03 225 —
(canopy spread 8'to 15') - calculated at 75 sq ft per tree
enter number of plants
4 Tree canopy for "smallimedium trees" or equivalent 0 03 &
(canopy spread 16' to 20 - calculated at 150 sq ft per tree
enter number of plants _—
5 Tree canopy for "medium/large trees" or equivalent 0 04 “
(canopy spread of 21' to 25') - calculated at 250 sq ft per tree
enter number o plants —
6  Tree canopy for "large trees" or equivalent 0 04 8
(canopy spread of 26 to 30) - calculated at 350 sq ft per tree [
entor inches DBH
7 Tree canopy for preservation of large existing trees [ 8 ] 1680 08 1,344.0
with trunks 6"+ in diameter - calculated at 20 sq ft per inch diameter -
C Green roofs
ontersq —_—
1 Over at least 2" and less than 4" of growth medium 04 -
entersat —
2 Over at least 4" of growth medium 07 -
enter sq ft E—
D Vegetated walls 07 630.0
enter sq ft _
E Approved water features 07
F Permeable pavin —_—
B " enter sq ft
1 Permeable paving over at least 6" and less than 24" of soil or gravel 02 -
enter sq 1
2 Permeable paving over at least 24" of soil or gravel 05 =
enter sq
G Structural soil systems 02 & Sheet Tide
e 650
H Bonuses e LANDSCAPE PLAN
entersq
1 Drought-tolerant or native plant species [z 01 1212
anter sq
2 Landscaped areas where at least 50% of annual irrigation needs are met 02 2424
through the use of harvested rainwater
enter sq ft
3 Landscaping visible to passersby from adjacent 01 24
public right of way or public open spaces
onter sq
4 Landscaping in food cultivation 0.1 - Date 12142012
Green Factor numerator = 3,950, Sheet Number
Do not count public rights-of-way In parcel size calculation.
** You may count landscape improvements in rights-of-way contiguous with the parcel. All landscaping on private and public
|property must comply with the Landscape Standards Director’s Rule (DR 6-2009)
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