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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 alternative 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 at rough 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

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 might infringe 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 façade  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:

•  Parking area is a covered carport.
• Visual impact of the automobile is decreased.
• Pedestrian pathway and entrance to the units is visually emphasized.
• Reduced setbacks reduce the depth of the structures and increase the size of the

courtyard open space.
• More community open space.
• Increased distance between units improves personal privacy for individual residents.

Project without Adjustments :

• Parking area is open surface parking.
• Automobiles are the most prominent visual element.
• Pedestrian pathway and entrance to the units is visually emphasized.
• Increased setbacks increase the depth of the structures and reduce the size of the courtyard

open space.
• Less community open space.
• Decreased distance between units reduces personal privacy for individual residents.
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PROJECT TO NORTH SHOWN IN GRAY, PROPOSED TOWNHOUSES SHOWN IN LINEWORK



x
x

x

x

x

x
x

x
x

x

x
x

x

x
x

x

x
x

x

x

x
x

x
x

x

x

x

x

x

W
W

128

124

126

126

130

132

13
4

136

138

14
2

144

A 128.5

B 124.1

C 123.9

G 129.
37

H 135
.85

137.33135
.42

126
.8

130.0

137.33

D 128.7

F 132.
00

E 134.85

FF 134.74

DEMO EXISTING HOUSE

S
S

S
S

S
S

8
"
S
e
w
er

13
6

14
0

13
8

122

138

140

142134132

130

128

136

126

138

140

142

136

134

N
00

°0
0'0

6"
E

50
.02

'

S 89°59'57" E 120.06'

HOUSE 2802

50
.01

'

N 89°59'46" E   120.06'

HOUSE #2812 HOUSE #2814

CL
PR

OS
CH

AV
EN

UE
W

ES
TCL

14
TH

AV
E

W

COURTYARD @ 132

FLAT PARKING AREA @ EL 142.5

5'-
0"

20
'-0

"
5'-

0"
20

'-0
"

50
'-0

"

10'-0" 29'-0" 30'-0" 29'-0" 22'-1"

UNITS 1&2
LOWER FLOOR ELEV 124
MAIN FLOOR ELEV 134.33
UPPER FLOR ELEV 144.66

ROOF ELEV 155

UNITS 3&4
LOWER FLOOR ELEV 132.16

MAIN FLOOR ELEV 142.5
UPPER FLOR ELEV 152.83

ROOF ELEV 163.16

1'-3"5'-0"1'-6"

CO
NC

.S
ID

EW
AL

K

6"
CO

NC
.C

UR
B

CL
OF

AL
LE

Y

10'-2"33'-0"

7'-9"15'-8"

CO
NC

RE
TE

PA
VI

NG

ME
DI

AN
PL

AN
TIN

G
ST

RI
P

18'-2"

4'-3" 6'-6"
10'-9"

1'-
6"

13
'-6

"
15

'-0
"

ZONING: LR1
PROJECT WILL COMPLY WITH 23.45.510.C TO QUALIFY FOR HIGHER FAR & DENSITY LIMITS
ITEMS SHOWN IN BOLD REQUIRE ADJUSTMENTS PER 23.41.018.D.4

SMC SECTION ISSUE REQUIREMENT PROVIDED

23.45.510 FAR 1.1 MAXIMUM 1.1
23.45.512 DENSITY LIMIT 1/1,600 = 4 4 UNITS
23.45.514 STRUCTURE HEIGHT 30’-0” MAX. 28' 8 1/2" - WEST

29' 10 1/4" - EAST
23.45.514.J.4 PENTHOUSE HEIGHT 10’-0” ABOVE H.L. 8' 10 1/2" - WEST

9' 11" - EAST
23.45.514.J.4 PENTHOUSE AREA 15% OF ROOF AREA MAX. 13.8%
23.45.518.A WEST FRONT SETBACK 7’-0” AVG., 5'-0" MIN. 10'-0"
23.45.518.A NORTH SIDE SETBACK 7’-0” AVG., 5'-0" MIN. 5’-0” AVG.
23.45.518.A SOUTH SIDE SETBACK 7’-0” AVG., 5'-0" MIN. 5’-0” AVG.
23.45.518.A EAST REAR SETBACK 7’-0” AVG., 5'-0" MIN. 4’-5” AVG.
23.45.522 AMENITY AREA 750 SF MIN. @ GRADE 1,740 SF
23.45.522 AMENITY AREA 1500 SF MIN. TOTAL 2,778 SF
23.45.524.2.b. GREEN FACTOR 0.6 MIN. 0.65
23.45.526 BUILT GREEN 4 STAR MIN. 4 STAR
23.45.527.B FACADE LENGTH 65% MAX 62.6%
23.45.527.A STRUCTURE WIDTH 60' 40'
23.45.536 PARKING LOCATION OFF ALLEY OFF ALLEY
23.54.015 PARKING NONE REQUIRED 4 SPACES
23.45.514.F.4 PARAPET HEIGHT 4' MAX ABOVE HEIGHT LIMIT 3'-6" MAX

MEASURED FROM INT. FACE OF EXT.  WALL

UNIT LOWER LEVEL MAIN LEVEL UPPER LEVEL ROOF TOTAL
1 512 554 536 27 1629
2 512 554 536 27 1629
3 535 566 536 27 1664
4 535 566 536 27 1664

GRAND TOTAL 6586
LOT AREA 6000
FAR 1.10

UNITS 1-2 AVERAGE GRADE

SPOT ELEV LENGTH LXE
A 128.4 28.5 3659.40
B 124.1 40.0 4964.00
C 123.7 28.5 3525.45
D 128.7 40.0 5148.00
TOTALS 137 17296.85

AVG GRADE (SUM LxE / SUM LENGTH)=126.25

UNITS 3-4 AVERAGE GRADE

SPOT ELEV LENGTH LXE
E 134.85 37.50 5056.9
F 132.00 40.00 5280.0
G 129.37 37.50 4851.2
H 135.85 40.00 5433.9
TOTALS 155.0 20622.06

AVG GRADE (SUM LxE / SUM LENGTH) = 133.05

AT GRADE
FRONT YARD COMMON COURTYARD TOTAL
400 SF 1141 SF 1541 SF

ABOVE GRADE
UNIT1 UNIT 2 UNIT 3 UNIT 4 TOTAL
237 SF 237 SF 282 SF 282 SF 1038SF

TOTAL AT GRADE 1541 SF
TOTAL ABOVE GRADE 1038 SF
TOTAL PROVIDED 2579 SF

OWNER:

STRUCTURAL ENGINEER:
HARRIOTT SMITH VALENTINE
ENGINEERS, INC.
100 W HARRISON ST #N-100
SEATTLE, WA  98119
CONTACT:  JIM HARRIOTT
PH:  (206) 624-4760
FX:  (206) 447-6971

2808 14TH AVE W, SEATTLE, WA 98115

3014065 (LAND USE); 6333953 (BUILDING PERMIT)

LOT 11, BLOCK 33, GILMAN'S ADDITION ACCORDING TO THE
PLAT THEREOF, RECORDED IN VOLUME 5 OF PLATS, PAGE 93,
RECORDS OF KING COUNTY, WASHINGTON

277060-4365

WSEC 2009 W/ SEATTLE AMENDMENTS
COMPLIANCE IS PRESCRIPTIVE

PROJECT BACKGROUND INFORMATIONNOT TO SCALE CODE COMPLIANCE INFORMATION
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VICINITY MAP

DEVELOPMENT STANDARDS REVIEW

FAR CALCULATION

AVERAGE GRADE CALCULATIONS

OPEN SPACE CALCULATION

CONTACTS

STREET ADDRESS

PROJECT NUMBER

LEGAL DESCRIPTION

KING COUNTY PARCEL NUMBER

ENERGY CODE OPTION III

A-8: Parking area is a covered carport.  Visual impact of the automobile
is decreased.  Pedestrian pathway and entrance to the units is visually
emphasized.

A-7: Reduced setbacks reduce the depth of the structures and increase
the size of the courtyard open space. Increased distance between units
improves personal privacy for individual residents.
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BIORETENTION PLANTER PLANT MIX:
30%  ORANGE SEDGE (CAREX TESTACEA)
30%  TUFTED HAIRGRASS (DESCHAMPSIA CESPITOSA)
40% KELSEY REDSTEM DOGWOOD (CORNUS SERICEA)

GROUNDCOVER PLANT MIX:
30%  KINNIKINNICK (ARCTOSTAPHYLOS UVA-URSI)
40%  BLUE FESCUE (FESTUCA GLAUCA))
30% BEACH STRAWBERRY (FRAGARIA CHILOENSIS)

ORNAMENTAL BEDS PLANT MIX - SUNNY AREAS:
15%  HEATHER (CALLUNA VULGARIS)
20%  BLUE CREEPING PHLOX (PHLOX SUBULATA)
20% SCARLET SAGE (SALVIA SPLENDENS)
20% MORROWS SEDGE (CAREX MORROWI)
15%  YARROW (ACHILLEA MILLEFOLIUM)

ORNAMENTAL TREE
CORAL BARK MAPLE
(ACER PALMATUM)

DWARF CRANBERRY BUSH
(VIBURNUM ACERFOLIUM)

THICK HEADED SEDGE
(CAREX PACHYSTAYCHYA)

PLANTING SCHEDULE
ALL PLANTINGS ARE SELECTED FROM THE SEATTLE GREEN FACTOR
PLANT LIST, UPDATED DECEMBER 2010.
ALL PLANTINGS ARE CONSIDERED DROUGHT TOLERANT.

GROUND COVERS PLANTED AT 21" O.C. (1 PER 3SF)
SHRUBS PLANTED AT 3'-0" O.C. (1 PER 9SF)
GRASSES PLANTED AT 2'-0" O.C. (1 PER 4 SF)

ORNAMENTAL BEDS PLANT MIX - SHADY AREAS:
30%  DWARF HEAVENLY BAMBOO (NANDINA DOMESTICA)
30%  WESTERN SWORDFERN (POLYSTICHUM MUNITUM)
20%  YUCCA (YUCCA FILAMENTOSA)
20%  WOOLY THYME (THYMUS PSEUDOLANUGINOSUS)

360 SF

592 SF

460 SF

160 SF

# OF PLANTS:
27
27
16

59
79
59

17
10
10
23
17

5
5
4
8

# OF PLANTS
10

11
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CODE COMPLIANCE PLANS

2808 14TH Ave W
Project Name

 1/8" = 1'-0"1 OPEN SPACE PLAN

 1/8" = 1'-0"
2 PENTHOUSE AREAS



UP

UP

DN

REF.

D
W

D
W

UP

DNUP
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W/D

W/D

DN

DN
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UP DN
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UNIT 3
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1
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6

566 SF
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2 1
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536 SF
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1
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5
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27 SF
UNIT 3

27 SF
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1
A05
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1
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5

6
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554 SF
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554 SF
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1
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FAR PLANS

2808 14TH Ave W
Project Name

 1/8" = 1'-0"1 E - 1-LOWER
 1/8" = 1'-0"2 E - 2-MAIN

 1/8" = 1'-0"3 E - 3-UPPER
 1/8" = 1'-0"4 E - 4-ROOF

 1/8" = 1'-0"5 W - 0-LOWER
 1/8" = 1'-0"6 W - 1-MAIN

 1/8" = 1'-0"7 W - 2-UPPER
 1/8" = 1'-0"8 W - 3-ROOF
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UP

UP

UP

DN DN
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WEST LOWER LEVEL

2808 14TH Ave W
Project Name

 1/4" = 1'-0"1 W - 0-LOWER
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COURTYARD LEVEL

2808 14TH Ave W
Project Name

 1/4" = 1'-0"1 W - 1-MAIN
 1/4" = 1'-0"2 E - 1-LOWER
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PARKING LEVEL

2808 14TH Ave W
Project Name

 1/4" = 1'-0"1 W - 2-UPPER
 1/4" = 1'-0"2 E - 2-MAIN
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WEST ROOF LEVEL, EAST UPPER
LEVEL

2808 14TH Ave W
Project Name

 1/4" = 1'-0"1 W - 3-ROOF
 1/4" = 1'-0"2 E - 3-UPPER
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EAST ROOF LEVEL
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Project Name

 1/4" = 1'-0"
1 E - 4-ROOF



W - 0-LOWER
124' - 0"

W - 1-MAIN
134' - 4"

W - 2-UPPER
144' - 8"

W - 3-ROOF
155' - 0"

E - 1-LOWER
132' - 2"

E - 2-MAIN
142' - 6"

E - 3-UPPER
152' - 10"

E - 4-ROOF
162' - 10 3/4"

2 134 1
A51

2
A51

W - T.O. PENTHOUSE
165' - 2"

E - T.O. PENTHOUSE
172' - 6 3/4"

142' - 6"

P
R

O
P

.L
IN

E

P
R

O
P

.L
IN

E

AVG. GRADE - E
133' - 0"

HEIGHT LIMIT - E
163' - 0"

W - AVG GRADE
126' - 3 1/2"

W - HEIGHT LIMIT
156' - 3 1/2"

W - PH LIMIT
166' - 3 1/2"
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SECTIONS

2808 14TH Ave W
Project Name

 1/4" = 1'-0"1 E-W SECTION 01



W - 0-LOWER
124' - 0"

W - 1-MAIN
134' - 4"

W - 2-UPPER
144' - 8"

W - 3-ROOF
155' - 0"

5 61
A50

W - T.O. PENTHOUSE
165' - 2"

P
R

O
P

.L
IN

E

P
R

O
P

.L
IN

E

W - AVG GRADE
126' - 3 1/2"

W - HEIGHT LIMIT
156' - 3 1/2"

W - PH LIMIT
166' - 3 1/2"

E - 1-LOWER
132' - 2"

E - 2-MAIN
142' - 6"

E - 3-UPPER
152' - 10"

E - 4-ROOF
162' - 10 3/4"

56
1

A50

E - T.O. PENTHOUSE
172' - 6 3/4"

P
R

O
P

.L
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E

P
R

O
P
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E

AVG. GRADE - E
133' - 0"

HEIGHT LIMIT - E
163' - 0"
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SECTIONS

2808 14TH Ave W
Project Name

 1/4" = 1'-0"1 N-S SECTION 01

 1/4" = 1'-0"2 N-S SECTION 02



W - 0-LOWER
124' - 0"

W - 1-MAIN
134' - 4"

W - 2-UPPER
144' - 8"

W - 3-ROOF
155' - 0"

5 61
A50

W - T.O. PENTHOUSE
165' - 2"

P
R

O
P

.L
IN

E

P
R

O
P

.L
IN

E

AVG. GRADE - E
133' - 0"

W - AVG GRADE
126' - 3 1/2"

W - HEIGHT LIMIT
156' - 3 1/2"

W - PH LIMIT
166' - 3 1/2"

1
A05

E - 1-LOWER
132' - 2"

E - 2-MAIN
142' - 6"

E - 3-UPPER
152' - 10"

E - 4-ROOF
162' - 10 3/4"

56 1
A50

E - T.O. PENTHOUSE
172' - 6 3/4"

P
R

O
P

.L
IN

E

P
R

O
P
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IN

E

AVG. GRADE - E
133' - 0"

HEIGHT LIMIT - E
163' - 0"

W - HEIGHT LIMIT
156' - 3 1/2"
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WEST & EAST ELEVATION

2808 14TH Ave W
Project Name

 1/4" = 1'-0"1 WEST ELEVATION

 1/4" = 1'-0"2 EAST ELEVATION



W - 0-LOWER
124' - 0"

W - 1-MAIN
134' - 4"

W - 2-UPPER
144' - 8"

W - 3-ROOF
155' - 0"

E - 1-LOWER
132' - 2"

E - 2-MAIN
142' - 6"

E - 3-UPPER
152' - 10"

E - 4-ROOF
162' - 10 3/4"

2 134

1
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2
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W - T.O. PENTHOUSE
165' - 2"

E - T.O. PENTHOUSE
172' - 6 3/4"
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AVG. GRADE - E
133' - 0"
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163' - 0"

W - AVG GRADE
126' - 3 1/2"

W - HEIGHT LIMIT
156' - 3 1/2"

W - PH LIMIT
166' - 3 1/2"
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SOUTH ELEVATION

2808 14TH Ave W
Project Name

 1/4" = 1'-0"1 SOUTH ELEVATION



W - 0-LOWER
124' - 0"

W - 1-MAIN
134' - 4"

W - 2-UPPER
144' - 8"

W - 3-ROOF
155' - 0"

E - 1-LOWER
132' - 2"

E - 2-MAIN
142' - 6"

E - 3-UPPER
152' - 10"

E - 4-ROOF
162' - 10 3/4"

21 3 4
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165' - 2"
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P
R

O
P

.L
IN
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AVG. GRADE - E
133' - 0"
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163' - 0"

W - AVG GRADE
126' - 3 1/2"

W - HEIGHT LIMIT
156' - 3 1/2"

W - PH LIMIT
166' - 3 1/2"
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NORTH ELEVATION

2808 14TH Ave W
Project Name

 1/4" = 1'-0"1 NORTH ELEVATION



W - 0-LOWER
124' - 0"

W - 1-MAIN
134' - 4"

W - 2-UPPER
144' - 8"

W - 3-ROOF
155' - 0"
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W - T.O. PENTHOUSE
165' - 2"
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E

P
R
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W - AVG GRADE
126' - 3 1/2"
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166' - 3 1/2"

1
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E - 1-LOWER
132' - 2"

E - 2-MAIN
142' - 6"

E - 3-UPPER
152' - 10"
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162' - 10 3/4"
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COURTYARD ELEVATIONS

2808 14TH Ave W
Project Name

 1/4" = 1'-0"1 WEST COURTYARD ELEVATION
 1/4" = 1'-0"2 EAST COURTYARD ELEVATION


