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212/06/12PROJECT DESCRIPTION &  
DESIGN GUIDELINES

2421 14th Ave S, Seattle WA 98144

DPD # 3014313 (MUP Revision #3005359)

Tax Parcel # 912200-0245

Note to Reviewer: A Master Use Permit was issued for this project 
in 2011. Shortly after the MUP was issued the funding for the  
project fell through. This MUP revision is for a smaller project that 
the owner has been able to attain funding for. The description 
below incorporates the EDG Priorities as well as Design Review 
comments from the original MUP.

Development Objectives Construct a mixed-use facility with 3 
units of affordable housing adjacent to a church.

PROJECT SITE OPPORTUNITIES & CONSTRAINTS

Topography: The site drops steadily along Bayview at about an 8% 
slope from the east end at 14th Ave to the west end at the alley 
for a total grade change of about 10'. The proposed building  
takes advantage of the slope by making use of a split-level  
configuration with the apartments located on the west end of the 
building and the Church on the east end of the building. Both 
have grade level entries; the apartments off of Bayview and the 
Church at the corner of Bayview and 14th. 

 Solar Access: The site is located on the north side of Bayview and 
has excellent solar access coupled with an extra wide planting 
strip along Bayview. The proposed design takes advantage of this 
in several ways: it will make use of future rooftop solar thermal 
collectors and PV panels to reduce building energy needs; the 
planting strip will be used for a small P-patch with planters in the 
Bayview planting strip; and there will be trees planted between 
the sidewalk and building to provide shading to the building to 
reduce cooling loads as well as provide interest from the street.

 Street Uses: S Bayview St is primarily a residential street. The west 
side of 14th Ave S is currently residential but as it is developed 
will likely become more commercial. The proposed design respects 
this dichotomy by developing these two faces of the project  
differently. The 14th Ave side of the building will have a more 
transparent facade at ground level. The Bayview side of the  
building will be separated from the sidewalk by a landscape buffer 
that will be planted with trees and shrubs and the windows will 
be narrower in width to be more in keeping with the residential 
nature of the street.

 Views: There are view opportunities to the Olympics and Elliot  
Bay from the west side of the site. The apartments have been  
situated on the west end of the building to take advantage of 
these views. 

REQUESTED DEPARTURES  

Blank Façade (SMC 23.47A.008.A.2.) @ S Bayview St: We are 
requesting a departure from the blank façade requirement for  
the façade facing S Bayview St. This is a residential street and 
commercial treatment is inappropriate. Mitigation will consist of 
landscaping in the planting strips as well as building façade  
treatments and detail. 

Transparency (SMC 23.47A.008.B.3.b.) @ S Bayview St: We 
are requesting a departure from the transparency requirement for 
the façade facing S Bayview St. This is a residential street and 
commercial treatment is inappropriate. Mitigation will consist of 
landscaping in the planting strips as well as building façade  
treatments and detail.

RESPONSE TO EARLY DESIGN GUIDELINE PRIORITIES AND  
DESIGN REVIEW SUMMARY

A-3  Entrances Visible from the Street: The Church entrance is 
located at the corner facing toward Bayview and 14th Ave to the 
south. The entrance area consists of a small plaza, a bench, and a 
wisteria covered arbor that announces and frames the main entry 
doors. The signage for the church will be located on both faces of 
the SE corner of the building near the top of the stone base. The 
apartment entry is located on Bayview towards the west end of the 
building. It is set back from the sidewalk and protected from the 
weather with an overhead canopy.

A-4  Human Activity: The Church entry is located at the corner of 
Bayview and 14th Ave right on the sidewalk with good visibility 
into and out of the building. A small drop off area along 14th Ave 
in front of the building welcomes visitors. The entry to the  
apartments is set back from the sidewalk creating a transition area 
off the sidewalk. And there is bicycle parking and a residential  
patio area located next to the alley on the west side of the  
building. There will be a small P-patch in the Bayview planting 
strip as well as trees and shrubs between the sidewalk and building 
to provide a pleasant path to walk from the upper part of the hill 
to the lower by way of the stairs to the west.

A-5 Respect for Adjacent Sites: The NC2-40 zoning is a zero-lot 
line zone that enables a developer to build a blank wall on the 
north property. The small size of the proposed building which 
steps down on the north side mitigates this problem by breaking 
down the potential scale of the north wall of the building. The 
apartments are situated on the west end of the building where the 
residential uses across the alley are located.

A-7 Residential Open Space: The apartment entry on the south 
side of the building with access from Bayview is a small open 
space that creates a welcoming atmosphere for the residential use. 
Additionally there is a larger patio area with perimeter plantings 
on the west side of the building for the use of the residents.

B-1  Bulk, Height & Scale Compatibility: The zoning code permits 
a 4 story building with an FAR of 4.0 on this site or 24,000 SF of 
building above grade. The proposed building is just 3 stories with 
an area of just under 7,000 SF or considerably less than allowed. 
Because of this reduced size the building is able to have some 
three-dimensional modulation giving it some interest and  
character. The building is composed of three smaller building 
masses with different material treatments. The large assembly 
room of the Church is located on the southeast corner of the site 
in a slightly skewed rectangular block with a butterfly roof and a 
lower wall of a buff colored sandstone tile and an upper wall of 
light grey fiber cement panels all of which is perforated with many 
windows. To the north of this are the service rooms of the Church 
that are contained in a low concrete wall painted a warm grey  
color that will be covered with Virginia Creeper vines. And the 
third volume is the three apartments that are in a box clad in 
weathered steel panels which will be allowed to naturally patina 
over time and is accented with areas of black fiber cement  
horizontal siding. By breaking the building into these three smaller 
masses it enables the building to look and function as two smaller 
buildings along Bayview while adding interest and scale to the 
14th Ave street-face.

C-2  Architectural Concept and Consistency: The architectural 
concept of this building is to express the key internal functional 
differences with different external treatments. The three functions: 
apartments, Church assembly space, and Church services areas  
are expressed as three separate boxes assembled into a larger 
building. These consist of a weather steel clad apartments, a  
sandstone tiled Church Sanctuary, and a vine covered concrete 
church support area. This simple arrangement that emphasizes  
different materials and massing for each function is further  
articulated by the color of window sash and trim elements.  
Additionally, the way each material’s jointing and scoring is  
patterned further emphasizes their differences while reinforcing 
their cohesive whole with a horizontally dominant pattern  
across all.

C-3  Human Scale: The building’s scale is humanized by the liberal 
use of landscape plantings around the building. Additionally the 
stone tiles, jointing and scoring of the various walls as well as the 
window mulling and proportions are intentional means to provide 
scale and a tactile quality to the building that is complimented by 
the modulation of the overall building. 

C-4  Exterior Finish Materials: The palette for the exterior of the 
building is comprised largely of natural materials. These materials 
include a warm grey colored concrete foundation and wall along 
the north side of the building; weather steel panel siding left to 
naturally patina to a rust color; a buff colored sandstone tile walls 
and light grey integral colored fiber cement panels. All of this is 
complemented with black window sash and black fiber cement 
horizontal siding at the weathered steel clad apartments and white 
trim and white window sash at the sandstone tile clad Church.

D-1  Pedestrian Open Spaces and Entrances: A small drop off  
area in between the landscape plantings in front of the building 
on 14th Ave welcomes visitors at the side of the Church near the  
entry. The Church entry is located in a small plaza area with an 
arbor that accentuates and announces the entry while also  
providing a bench to rest after the climb up the hill along Bayview 
or as a place to sit and wait for a ride. The entry to the apartments 
is set back from the sidewalk on Bayview creating a small  
transition area through the landscaping buffer adjacent to the 
neighboring apartment house to the north.

D-2  Blank Walls: The exposed concrete foundations and walls are 
to have a score pattern to give the walls some relief. In front of 
each of these areas of foundation and concrete walls there is an 
ample landscaping buffer. Additionally the concrete wall along the 
north side of the building is perforated with a variety of window 
openings and will be planted with Virginia Creeper vines to give it 
color and character.

D-7  Pedestrian Safety: Pedestrian safety is enhanced by several 
means. Having windows on all sides of the building along with  
P-patch area in the Bayview planting strip puts plenty of eyes 
on the street and promotes a general level of security. This is 
complimented by the entries at the corner, at the alley and along 
Bayview plus the provision of exterior lighting.

D-10  Commercial Lighting: The exterior lighting will include 
lights over each entrance door, sign lighting, as well as, lighting 
of the residential open space and bike parking areas. The exterior 
lighting will be activated by photocells with most of the lighting 
turned off later in the evening in order to minimize energy use and 
light pollution during the night. Additionally, the lights along the 
alley will be motion activated when pedestrians walk by so that 
the residential open space will be safely lit.

D-12 Residential Entries and Transitions: The apartment entry 
is located on the south side of the building set back from the 
sidewalk along Bayview creating a welcoming transition from 
the street to home for the apartment residents as the entry walk 
passes through a landscaped area.

E-2  Landscaping to Enhance the Building and/or Site: The  
landscaping proposed is more than what is needed to meet the 
Green Factor code requirement. The two existing ‘Crimson King’ 
Maples in the Bayview planting strip will be retained as street 
trees. The design proposal includes the addition of several Dawyck 
Purple Beech trees, a columnar cultivar along the Bayview side of 
the building. The proposed design includes the planting of two 
new Gingko street trees in the 14th Ave planting strip. The north 
wall of the building will be planted with Virginia Creeper which 
is a clinging vine that will grow to cover the concrete wall. Other 
plantings will be a mix of native, drought tolerant, and edible 
plants such as Rugosa roses, blueberries and huckleberries. 
  

EDG RESPONSE
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ZONING  &  LAND  USE
NOTES  &  DIAGRAMS

SITE  &  STREET  LEVEL  PLAN
1"  =  10'-0"

S  Bayview  St  -  STREET  FACE 14th  Ave  S  -  STREET  FACE
1"  =  10'-0" 1"  =  10'-0"

BAYVIEW  CHAPEL

Mixed Use - Religious Institution & 3 Residential Units

ZONING  &  LAND  USE  NOTES

APN # 912200-0245
Owner Findlay Street Christian Church
Site Address 2421 14th Ave SSeattle WA 98144
Legal Description Block 5 Lot 7 Walkers Addn, SE Qtr, Sec 8, Tsp 24, Rng 4
ECA None
SEPA Checklist

12,000 SF commercial use in NC2-40 Station Overlay

Required

Zone NC2-40 No. Beacon Hill Resid. Urban Vill. & Stn. Overlay
Current Use
Proposed Use

Single Family Home w/ Attached Accessory Dwelling Unit

Overhangs in ROW All structure overhangs extending into the Street ROW
shall be approved by SDOT.

Street Level See Diagrams on this sheet for additional information
Street Level Flr Ht

14th Ave S
S Bayview St

Religious Institution - 100%

Blank Facade
14th Ave S

S Bayview St

MUP

Master Use Permit
Design Review SMC 23.41.004 Table A Item d.

Design Review Board - not required when 4 or less dwelling
units and less than 4000 Gross SF of Commercial use in
NC2 zones - Administrative Design Review applies

Auto Parking
Bicycle Parking

None Required Urban Village / Station Overlay

Long Term 1 / 12,000 SF 1
Residential 1 / 4 Units 3 / 4 = 1
Religious Institution

Residential
Religious Institution

None
1 / 40 Seats 150 / 40 = 4Short Term

0
Total Required & Provided 2 Long Term + 4 Short Term = 6 Total

Solid Waste Storage 125 SF required 127 SF provided

Landscaping > 0.3 Green Factor See Landscape Plans
Residential Open Space 5% of residential area or min. 250 SF required

Exterior Lighting direct lights away from adjacent uses & provide
shielding per SMC 23.47A.022

Lot Coverage
Lot Area
Proposed Building Footprint
Proposed On-site Impervious
Allowable FAR
Proposed Floor Area

6000 SF or 0.14 Acres

4 x 6,000 = 24,000 SF4 x Site Area

Ground Floor Apartments
First Floor Church

Apartments
Second Floor Church

Apartments
Total Area

Church Total Apts. Total
Setbacks Front & Side Zero

Rear next to L-3 zone
0' setback @ grade, 15' setback from center of Alley @13'
above grade & setback tapers @ 10/2 ratio @ 40' above grade

Maximum Height See Diagrams on this sheet for additional information
Allowable Height Base Height 40'-0"

13'+ 1st Floor Bonus 4'-0"

Total Allow. Height 44'-0"

13'-0" Floor-to-floor Height @ Religious Institution

Residential - 24'-0" or 23%

Street Level Frontage

Not Required when less than 30 units and less than

332 SF of Residential Open Space provided

Slope Bonus 0'-0"

Street Level Uses
Apartments
Church

1,059 SF
3,339 SF

Religious Institution - 81'-0" or 77%

Building Width = 42'-4" or 508"

Building Width = 105'-0" or 1,260"

29% of Allowable FAR

24%
76%

Non-Residential Use > 50% of Street Level Uses

Building Face Area @ 2' to 8' above walk = 6' x 42'-4" = 254 SF

Building Face Area @ 2' to 8' above walk = 6' x 105'-0" = 630 SF

Width of windows & doors

width of windows & doors Measured @ 5' above sidewalk

96" + 152" + 96" + 40" = 384" or 76% of building width on 14th Ave S.

Width of windows & doors
72" + 76" + 32" + (4) 96" = 564" or 45% of building width on S Bayview St.

* Request Departure from SMC 23.47A.008.A.2.c. for S Bayview St. Facade.

Transparency glazed area measured between 2' & 8' above sidewalk
14th Ave S

Area of glazed openings between 2' & 8'
21 + 21 + 21 + 26 + 21 + 21 + 21 = 152 SF
152 SF / 254 SF = 60% glazed area between 2' to 8' above sidewalk

S Bayview St

Area of glazed openings between 2' & 8'
11.1 + 11.8 + 6.7 + 2.6 + 6.7 + 2.0 + 8.2 + 9.6 + 13.8 + 14.9 + 18.5
   + 19.6 + 21.0 + 21.0 + 9.0 + 9.4 = 185.9 SF

185.9 SF / 630 SF = 29.5% glazed area between 2' to 8" above sidewalk
* Request Departure from SMC 23.47A.008.B.2.a. for S Bayview St Facade.

1,033 SF 1,033 SF

1,043 SF
1,486 SF 582 SF

904 SF

2,980 SF

4,355 SF
5,074 SF

4,370 SF

6,889 SF
3,909 SF

3,327 SF

Admin. Design Review
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Concrete Walls Fiber Cement Siding

Windows @ Church

Windows @ ApartmentsIntegral Color Fiber Cement Panels

Fiber Cement Trim

Hot Rolled Sheet Steel Panels

Sandstone Tiles Applications: This directional Wall Luminaire can be
used in both interior and outdoor settings. Typical
locations are in commercial and retail spaces that
contain walls and/or columns that require directional
lighting.

Housing: Constructed from a round, one piece high
grade aluminum extrusion and die cast arm with a
powder coat finish. Fixture includes a mounting bracket
for installation to an electrical junction-box.

Faceplate: Round, one piece die cast aluminum with
baffle and powder coat finish, clear tempered glass lens,
silicone gasket, and an anodized aluminum reflector
(compact fluorescent). Faceplate is secured to the
housing by three (3) captive, tamper resistant, stainless
steel screws. Takes three (3) accessories and lens
holder.

Electrical:
• Line Voltage Lampholder: Medium Base Incandescent
PAR30 Halogen (75W Max.) with high temperature
leads (660W, 600V).
• H.I.D. Lampholder: Porcelain, medium base,
nickel-plated contacts, 4 KV pulse rated with high
temperature leads (660W, 600V). GX8.5 base,
nickel-plated contacts, 5 KV pulse rated with high
temperature leads (750V).
- Metal Halide (MH) PAR30L (20/39W).
- Metal Halide (MHJ) R111 (35W) GX8.5 Base.

Ballast: Electronic, HPF. Available in 120V through 277V
(minimum start temperature -30°C). Also available for
Remote Ballast (RMT): max. distance 48 ft.
• Compact Fluorescent Lampholder (4 Pin): G24q-1 or
GX24q-1 (13W), GX24q-2 (18W), GX24q-3 (26W) rated
75W, 600V. Ballast: Electronic class P, HPF. Available in
120V or 277V (minimum starting temperature -30°C).
Also available for Remote Ballast (RMT): max. distance
15 ft (1 lamp).

Note: Dimming capability for compact fluorescent lamps
requires alternate ballast. Please contact your local
representative or factory for options.

Height (H):
  INC = 8.12"
  PL13, PL18, PL26, MH20, MH39, and MHJ35 = 13.75"

Note: Dark Sky compliant when fixture is in down
position.

Finish: Powder coat. Standard colors in black, white or
natural aluminum finish. Custom colors available on
special order, supply two (2) samples.

Listing: UL / ETL Listed, suitable for wet locations.

Specifications Subject to change without notice

W1D255W1D255W1D255W1D255

5461 West Jefferson Blvd
Los Angeles, CA 90016

Tel: 1-888-4-LUMEN8
Fax: 1-888-7-LUMEN8
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Date :

Approval :

www.Lumenton.com
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XWF2 - Wall Cylinder Down Light
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enter sq ft of 
parcel

Parcel size (enter this value first) * 6,000 SCORE 0.441            
Landscape Elements** Factor Total

A Landscaped areas (select one of the following for each area)
enter sq ft

1 Landscaped areas with a soil depth of less than 24" 3064 0.1              306               

enter sq ft
2 Landscaped areas with a soil depth of 24" or greater 0 0.6              -                 

enter sq ft
3 Bioretention facilities 0 1.0              -                 

B Plantings (credit for plants in landscaped areas from Section A)
enter sq ft

1 Mulch, ground covers, or other plants less than 2' tall at maturity 453 0.1              45                 

enter number of plants
2 Shrubs or perennials 2'+ at maturity - calculated 308 3696 0.3              1,109            

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 10 750 0.3              225               
  (canopy spread 8' to 15') - calculated at 75 sq ft per tree

enter number of plants
4 Tree canopy for "small/medium trees" or equivalent 0 0 0.3              -                 

  (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 2 500 0.4              200.0            
(canopy spread of 21' to 25') - calculated at 250 sq ft per tree

enter number of plants
6 Tree canopy for "large trees" or equivalent 0 0 0.4              -                 

(canopy spread of 26' to 30') - calculated at 350 sq ft per tree
enter inches DBH

7 Tree canopy for preservation of large existing trees 2 40 0.8              32.0              
with trunks 6"+ in diameter - calculated at 20 sq ft per inch diameter

C Green roofs
enter sq ft

1 Over at least 2" and less than 4" of growth medium 0 0.4              -                 

enter sq ft
2 Over at least 4" of growth medium 0 0.7              -                 

enter sq ft
D Vegetated walls 0 0.7              -                 

enter sq ft
E Approved water features 0 0.7              -                 

F Permeable paving
enter sq ft

1 Permeable paving over at least 6" and less than 24" of soil or gravel 610 0.2              122.0            

enter sq ft
2 Permeable paving over at least 24" of soil or gravel 0 0.5              -                 

enter sq ft
G Structural soil systems 0 0.2              -                 

sub-total of sq ft = 9,113
H Bonuses

enter sq ft
1 Drought-tolerant or native plant species 3064 0.1              306.4            

enter sq ft
2 Landscaped areas where at least 50% of annual irrigation needs are met 0 0.2              -                 

through the use of harvested rainwater
enter sq ft

3    Landscaping visible to passersby from adjacent 2,551 0.1              255               
   public right of way or public open spaces

enter sq ft
4    Landscaping in food cultivation 448 0.1              45                 

Green Factor numerator = 2,646                  

Green Factor Score Sheet

* 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)

Project title: 

Totals from GF worksheet

1 2 3 4 5 6 7 8 9

A1
square feet

285 1112 656 294 204 430 83 3064

A2
square feet

0

A3
square feet

0

B1
square feet

87 54 43 131 79 23 36 453

B2
# of plants

25 82 64 13 26 41 57 308

B3
# of trees

2 5 3 10

B4
# of trees

0

B5
# of trees

1 1 2

B6
# of trees

0

B7
# of trees

2 2

C1
square feet

0

C2
square feet

0

D
square feet

0

E
square feet

0

F1
square feet

92 518 610

F2
 square feet

0

G
square feet

0

H1
 square feet

285 1112 656 294 204 430 83 3064

H2
 square feet

0

H3
 square feet

285 1112 656 294 204 2551

H4  square feet
448 448

TOTAL**

* See Green Factor score sheet for category definitions
** Enter totals on the Green Factor score sheet

Green Factor Worksheet*

Bayview Chapel 

Planting Area


