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DEVELOPMENT OBJECTIVES

PROJECT TEAM
OWNER:
ISOLA HOMES
555 S RENTON VILLAGE PLACE, STE 570
RENTON, WA 98057
425 282 0435
CONCONTACT: TIM O’SHEA

ARCHITECT:
ALLOY DESIGN GROUP
3220 1ST AVE S, STE 500
SEATTLE, WA 98134
206 325 3041
CONTACT: GREG SQUIRES

PROJECT STATISTICS
LOT SIZE: 2530 SF
ZONE: LR2

EXISTING RESIDENTIAL UNITS: 1
EXISTING RESIDENTIAL UNITS TO BE REMOVED: 1

NEW RESIDENTIAL UNITS: 2
APPRAPPROXIMATE BUILDING AREA: 3284 SF (1642 SF PER UNIT)
NEW PARKING SPACES: 2

REFERENCE PROJECT IMAGES

DEVELOPMENT OBJECTIVES
SITE IMPROVEMENT:
THE EXISTING RESIDENCE ON THE SITE IS BEYOND REPAIR, IS AN EYESORE IN THE COMMUNITY, AND CRE-
ATES A GAP IN THE CONTINUITY OF THE NEIGHBORHOOD. IT IS OUR GOAL TO REPLACE THE DILAPIDATED 
RESIDENCE WITH TWO NEW ROWHOUSES, OF A QUALITY THAT CONTRIBUTES POSITIVELY TO THE FABRIC 
AND USE OF THE NEIGHBORHOOD.

COMMUNITY:
THE NEW HOMES ARE DESIGNED AND ORIENTED TO ENGAGE THE STREET, INTENDED TO STIMULATE ACTIV-
ITY AT THE BUILDING ENTRANCES AND OPEN SPACES. BY ENGAGING THE SIDEWALK AND STREET, THE BUILD-
ING WILL ENHANCE THE STREET WALL, CONTRIBUTING TO A POSITIVE PEDESTRIAN EXPERIENCE. FURTHER-
MORE, PROVIDING EYES ON THE STREET WILL CONTRIBUTE TO NEIGHBORHOOD SAFETY AND SECURITY.

SUSTAINABILITY
WE INTEND TO CONSTRUCT THESE NEW HOMES TO A FIVE STAR BUILT GREEN STANDARD, EXCEEDING THE 
FOUR STAR STANDARD. WE HOPE THAT THIS DEVELOPMENT WILL SERVE AS A MODEL FOR FUTURE SUSTAIN-
ABLE DEVELOPMENT. SOME COMBINATION OF THE FOLLOWING GREEN BUILDING FEATURES AND STRATE-
GIES WILL BE INCORPORATED INTO THE PROJECT: SUPER-INSULATED WALLS, TRIPLE PANE GLAZING, RAINWA-
TER ENCATCHMENT, GREEN ROOF, SOLAR PANELS, DUCTLESS MINISPLIT HEAT PUMP, HEAT RECOVERY VENTI-
LATOR, RAINSCREEN WALL CONSTRUCTION, RECLAIMED, RECYCLED, AND REGIONALLY SOURCED MATERIALS, 
AND DURABLE FINISHES.



ZONING MAP

AERIAL PHOTO

SITE

SITE

ZONING AND LAND USE:
ZONE: LR2
HOUSING TYPE: ROWHOUSES
DENSITY ALLOWED: NO LIMIT
FAR: 1.3 (BUILT GREEN), 2530 SF x1.3 = 3289 SF MAX
BASE HEIGHT LIMIT: 30’-0”
SETBACKS: FRONT 5’, SIDE 0’, REAR 0’ (WITH ALLEY)SETBACKS: FRONT 5’, SIDE 0’, REAR 0’ (WITH ALLEY)
BUILDING WIDTH LIMIT: 60‘
MAX FACADE LENGTH: 65% OF LOT DEPTH (120x0.65=78’) FOR 
PORTIONS OF BUILDING WITHIN 15’ OF SOUTH PROPERTY LINE

URBAN FABRIC:
THE SITE OCCUPIES THE NORTH EAST CORNER OF THE LR2 ZONE, THE SITE OCCUPIES THE NORTH EAST CORNER OF THE LR2 ZONE, 
WHICH IS A TRANSITIONAL ZONE LOCATED BETWEEN NC1P-30 
ZONE  AND THE LOWER DENSITY SF5000 ZONE.  THE LIMITED SIZE 
OF THE SITE INHERENTLY REINFORCES THE TRANSITIONAL NATURE 
OF THE LOCATION BY NECESSITATING A BUILDING SMALLER THAN 
TYPICAL LR2 AND NC1 BUILDINGS.
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CONTEXT:

NEIGHBORHOOD
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VIEWS OF ADJACENT PROPERTIESVIEW FROM SOUTH       SITE

VIEW FROM WEST       SITE

VIEW FROM EAST       SITE

VIEW FROM NORTH       SITE

CONTEXT:

SITE ANALYSIS



 PROJECT SITE

VIEW FROM EAST NEWTON STREET (LOOKING SOUTH)

VIEW FROM EAST NEWTON STREET (LOOKING NORTH)

INTERSECTION OF 42ND AND NEWTON, LOOKING SOUTH SITE

NEARBY CONTEXT: NC1P ZONE, MADISON STREET, LAKE WASHINGTON (1.5 BLOCKS SE)

PROJECT SITE

SITE PROS AND CONS

PROS:
-PLEASANT NEIGHBORHOOD
-WALKABLE LOCATION
-WELL DESIGNED, WELL MAINTAINED, AND INTERESTING ARCHITECTURAL CONTEXT
-VARIETY OF ZONES AND USES IN VICINITY
-PROXIMITY TO COMMERCIAL AMENITIES-PROXIMITY TO COMMERCIAL AMENITIES
-BUS STOP IMMEDIATELY ADJACENT TO SITE
-HAS ALLEY ACCESS
-FLAT SITE, NO ENVIRONMENTAL CRITICAL AREAS

CONS:
-EXISTING RESIDENCE IN DISREPAIR
-UNUSUALLY NARROW LOT
-NORTH FACING (LIMITED SOLAR ACCESS)-NORTH FACING (LIMITED SOLAR ACCESS)
-NEIGHBORING BUILDING TO THE SOUTH FURTHER INHIBITS SOLAR ACCESS
-42ND AVE EAST IS A ONE WAY STREET
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SITE ANALYSIS



SITE SURVEY
1935 42ND AVENUE EAST

SURVEY NOTES:
1. TWO EXISTING TREES ON PROPERTY: (1) 24” CEDAR, (1) 16” ASPEN.
2. ONE EXISTING BUILDING ON THE PROPERTY: ONE STORY SINGLE FAMILY RESIDENCE.
3. SITE GRAD3. SITE GRADUALLY SLOPES DOWN FROM EAST TO WEST, LOSING ABOUT 3’ OF ELEVATION 
OVER LENGTH OF SITE.

EXISTING USE AND ACCESS ANALYSIS

EXISTING THREE STORY 
APARTMENT BUILDINGS (2)

24” CEDAR

16” ASPEN

EXISTING ONE 
STORY RESIDENCE

SLOPE DOWN

SIDEWALK

SI
D
EW
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K
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DESIGN:

ALTERNATIVE ONE - CODE COMPLIANT

ALTERNATIVE ONE
CODE COMPLIANT
DEPARTURES: NONE

PROS:
-COMPLIANT WITH LAND USE REGULATIONS
-PROVIDES GARAGE RATHER THAN SURFACE 
PPARKING
-ALLOWS LARGER SETBACKS IN SOME AREAS

CONS:
-IRREGULAR MASSING, DESIGN DICTATED BY 
LAND USE REGULATIONS (ARCHITECTURAL 
CONCEPT NOT COHESIVE)
--ALLOWS LEAST DEPTH OF LANDSCAPING AND 
SCREENING BETWEEN DRIVEWAY AND PROPERTY 
LINE AT 4’-0”
-BUILDING ENTRIES CLOSEST TO PROPERTY LINE 
AT 3’-6”
-GARAGE AND STAIR ON STREET SIDE OF 
BUILDING MINIMIZE STREET FACING WINDOWS
-POOR ENT-POOR ENTRY TRANSITIONS
-LEAST SIDE STREET SETBACK IS 2’-0”
-CASTS GREATEST SHADOW ON PUBLIC RIGHT OF 
WAY
-ROOF DECKS OVERLOOK PROPERTY TO THE 
SOUTH MORE THAN OTHER OPTIONS
-PROVIDES POOR OPEN SPACE IN REAR SETBACK
-HOMEOWNER M-HOMEOWNER MAY PARK IN DRIVEWAY ILLEGALLY
-GREATER IMPERVIOUS SURFACE AREA DUE TO 
DRIVEWAY
-DESIGN OF UNIT A COMPROMISED BY GARAGE

SITE PLAN

PARKING AND SCREENING

4’-0” LANDSCAPE BUFFER

ENTRY AT SIDEWALK

ENTRY ENTRY

BUILDING MASSING FROM NW

BUILDING MASSING FROM SE

NEWTON

FLOOR PLANS
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DESIGN:

ALTERNATIVE TWO - SMALL PARKING

ALTERNATIVE TWO
DEPARTURE: 
MODIFIED SIZE OF PARKING SPACE

PROS:
--ALLOWS GREATEST DEPTH OF LANDSCAPING 
AND SCREENING BETWEEN SIDE STREET PROP-
ERTY LINE AND PARKING AT 7’-0”
-PROVIDES BETTER OPEN SPACE IN REAR SET-
BACK
-ALLOWS GREATER DISTANCE BETWEEN ENTRIES 
AND PROPERTY LINE AT +/- 9’-0”
-ALLOWS FOR BETTER ENTRY TRANSITION, 
STOOP, CANOPIES, ETC.
-PROVIDES LARGER SIDE STREET SETBACK
-PROVIDES BETTER BUILDING MODULATION
-CASTS SMALLEST SHADOW ON PUBLIC RIGHT 
OF WAY
-COHESIVE ARCHITECTURAL CONCEPT
-NO GAR-NO GARAGE OR STAIR BLOCKING WINDOW 
ACCESS TO SIDEWALK AND SIDE STREET
-LEAST IMPERVIOUS SURFACE AT PARKING AREA

CONS:
-REQUIRES DEPARTURE FROM REQUIRED PARK-
ING SPACE SIZE
-SMALLER SETBACKS IN SOME AREAS

BUILDING MASSING FROM NW

BUILDING MASSING FROM SE

SITE PLAN

NEWTON

PARKING AND SCREENING

6’-0” LANDSCAPE BUFFER,
7’-0” TO PARKING

ENTRY AT SIDEWALK

ENTRY ENTRY

FLOOR PLANS
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DESIGN:

ALTERNATIVE THREE - PARKING LOCATION

ALTERNATIVE THREE
(PREFERRED)
DEPARTURE: 
MODIFIED PARKING LOCATION

PROS:
--ALLOWS GREATER DEPTH OF LANDSCAPING AND 
SCREENING BETWEEN SIDE STREET PROPERTY LINE 
AND PARKING AT 6’-0”
-PROVIDES BETTER OPEN SPACE IN REAR SETBACK
-ALLOWS GREATER DISTANCE BETWEEN ENTRIES 
AND PROPERTY LINE AT +/- 9’-0”
--ALLOWS FOR BETTER ENTRY TRANSITION, STOOP, 
CANOPIES, ETC.
-PROVIDES LARGER SIDE STREET SETBACK
-PROVIDES BETTER BUILDING MODULATION
-CASTS SMALLEST SHADOW ON PUBLIC RIGHT OF 
WAY
-COHESIVE ARCHITECTURAL CONCEPT
-NO GAR-NO GARAGE OR STAIR BLOCKING WINDOW 
ACCESS TO SIDEWALK AND SIDE STREET
-LESS IMPERVIOUS SURFACE AT PARKING AREA

CONS:
-REQUIRES DEPARTURE FROM REQUIRED PARKING 
LOCATION
-SMALLER SETBACKS IN SOME AREAS

DEPARTURE RELATIVE TO DESIGN GUIDELINES:
MODIFIED PARKING LOCATION

THIS DETHIS DEPARTURE ALLOWS US TO PROVIDE PARKING WITHOUT A 
GARAGE. THE ONLY CODE COMPLIANT ROUTE TO PROVIDE PARKING 
FOR THESE UNITS REQUIRES A GARAGE, WHICH HAS SEVERE IMPACTS 
ON THE BUILDING AND THE SITE. WITH THE GARAGE, THE DESIGN 
OF THE BUILDING BECOMES DETERMINISTIC, BASED UPON THE 
GARAGE. IT PUSHES THE BUILDING CLOSER TO THE STREET, AND 
MINIMIZES LANDSCAPING BETWEEN THE DRIVEWAY AND THE STREET. 
BY ALBY ALLOWING SURFACE PARKING IN THE REAR, THE BUILDING DESIGN 
IS MORE FLEXIBLE, ALLOWING FOR A BETTER DESIGNED BUILDING, 
BOTH AESTHETICALLY AS WELL AS IN ITS FUNCTIONAL RELATIONSHIP 
TO THE NEIGHBORS, SIDEWALK, AND STREETS. BY ELIMINATING THE 
GARAGE, WE CAN PROVIDE MORE LANDSCAPE BUFFER BETWEEN THE 
SIDEWALK AND THE PARKING AREA, THE ENTRIES OF THE BUILDING 
WILL HAVE A MUCH IMPROVED RELATIONSHIP WITH THE SIDEWALK, 
AND THE BUILDING WILL SIMPAND THE BUILDING WILL SIMPLY BE MUCH BETTER ALL AROUND.

BUILDING MASSING FROM NW

BUILDING MASSING FROM SE

SITE PLAN

NEWTON

PARKING AND SCREENING

5’-0” LANDSCAPE BUFFER,
6’-0” TO PARKING

ENTRY AT SIDEWALK

ENTRY ENTRY

FLOOR PLANS
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DESIGN:

COMPARISON OF ALTERNATIVES

ALTERNATIVE ONE
CODE COMPLIANT
DEPARTURES: NONE

PROS:
-COMPLIANT WITH LAND USE REGULATIONS
-PROVIDES GARAGE RATHER THAN SURFACE 
PPARKING
-ALLOWS LARGER SETBACKS IN SOME AREAS

CONS:
-IRREGULAR MASSING, DESIGN DICTATED BY LAND USE 
REGULATIONS (ARCHITECTURAL 
CONCEPT NOT COHESIVE)
--ALLOWS LEAST DEPTH OF LANDSCAPING AND SCREENING 
BETWEEN DRIVEWAY AND PROPERTY LINE AT 4’-0”
-BUILDING ENTRIES CLOSEST TO PROPERTY LINE AT 3’-6”
-GARAGE AND STAIR ON STREET SIDE OF 
BUILDING MINIMIZE STREET FACING WINDOWS
-POOR ENTRY TRANSITIONS
-LEAST SIDE STREET SETBACK IS 2’-0”
--CASTS GREATEST SHADOW ON PUBLIC RIGHT OF WAY
-ROOF DECKS OVERLOOK PROPERTY TO THE SOUTH MORE 
THAN OTHER OPTIONS
-PROVIDES POOR OPEN SPACE IN REAR SETBACK
-HOMEOWNER MAY PARK IN DRIVEWAY ILLEGALLY
-GREATER IMPERVIOUS SURFACE AREA DUE TO DRIVEWAY
-DESIGN OF UNIT A COMPROMISED BY GARAGE

ALTERNATIVE TWO
DEPARTURE: 
MODIFIED SIZE OF PARKING SPACE

PROS:
--ALLOWS GREATEST DEPTH OF LANDSCAPING AND 
SCREENING BETWEEN SIDE STREET PROPERTY LINE AND 
PARKING AT 7’-0”
-PROVIDES BETTER OPEN SPACE IN REAR SETBACK
-ALLOWS GREATER DISTANCE BETWEEN ENTRIES AND 
PROPERTY LINE AT +/- 9’-0”
--ALLOWS FOR BETTER ENTRY TRANSITION, STOOP, 
CANOPIES, ETC.
-PROVIDES LARGER SIDE STREET SETBACK
-PROVIDES BETTER BUILDING MODULATION
-CASTS SMALLEST SHADOW ON PUBLIC RIGHT OF WAY
-COHESIVE ARCHITECTURAL CONCEPT
-NO GAR-NO GARAGE OR STAIR BLOCKING WINDOW ACCESS 
TO SIDEWALK AND SIDE STREET
-LEAST IMPERVIOUS SURFACE AT PARKING AREA

CONS:
-REQUIRES DEPARTURE FROM REQUIRED PARKING SPACE 
SIZE
-SMALLER SETBACKS IN SOME AREAS

ALTERNATIVE THREE
(PREFERRED)
DEPARTURE: 
MODIFIED PARKING LOCATION

PROS:
--ALLOWS GREATER DEPTH OF LANDSCAPING AND SCREENING 
BETWEEN SIDE STREET PROPERTY LINE AND PARKING AT 6’-0”
-PROVIDES BETTER OPEN SPACE IN REAR SETBACK
-ALLOWS GREATER DISTANCE BETWEEN ENTRIES AND PROP-
ERTY LINE AT +/- 9’-0”
-ALLOWS FOR BETTER ENTRY TRANSITION, STOOP, CANOPIES, 
ETC.
-PROVIDES LARGER SIDE STREET SETBACK
-PROVIDES BETTER BUILDING MODULATION
-CASTS SMALLEST SHADOW ON PUBLIC RIGHT OF WAY
-COHESIVE ARCHITECTURAL CONCEPT
-NO GARAGE OR STAIR BLOCKING WINDOW ACCESS TO 
SIDEWALK AND SIDE STREET
-LESS IMPERVIOUS SURFACE AT PARKING AREA

CONCONS:
-REQUIRES DEPARTURE FROM REQUIRED PARKING LOCATION
-SMALLER SETBACKS IN SOME AREAS
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SUMMARY:

DESIGN GUIDELINES AND LAND USE CODE

CODE COMPARISON 
FAR

DENSITY
BUILDING HEIGHT
FRONT SETBACK
REAR SETBACK

INTERIOR SIDE SETBINTERIOR SIDE SETBACK
STREET SIDE SETBACK
BUILDING WIDTH
FACADE LENGTH

PARKING

ALTERNATIVE ONE 
3289 SF MAX, 3284 SF PROPOSED
NO LIMIT, TWO UNITS PROPOSED
30’-0”
5’ MIN., 7’-6” PROVIDED
0’ REQ’D, 28’-6” PROVIDED
0’ REQ’0’ REQ’D, 3’-0” MIN PROVIDED
0’ REQ’D, 2’-0” MIN PROVIDED
18’-0”
74’-0”
(1) SURFACE, (1) GARAGE, ALLEY ACCESS

ALTERNATIVE TWO 

3289 SF MAX, 3284 SF PROPOSED
NO LIMIT, TWO UNITS PROPOSED
30’-0”
5’ MIN., 7’-6” PROVIDED
0’ REQ’D, 24’-6” PROVIDED
0’ REQ’0’ REQ’D, 4’-0” MIN PROVIDED
0’ REQ’D, 3’-0” MIN PROVIDED
16’-0”
78’-0”
(2) SMALL SURFACE PARKING SPACES (DEPARTURE)

ALTERNATIVE THREE 

3289 SF MAX, 3284 SF PROPOSED
NO LIMIT, TWO UNITS PROPOSED
30’-0”
5’ MIN., 7’-6” PROVIDED
0’ REQ’D, 24’-6” PROVIDED
0’ REQ’0’ REQ’D, 4’-0” MIN PROVIDED
0’ REQ’D, 3’-0” MIN PROVIDED
16’-0”
78’-0”
(2) SURFACE PARKING SPACES (LOCATION DEPARTURE)
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SUMMARY:

DESIGN GUIDELINES AND LAND USE CODE

ALTERNATIVE THREE:
DESCRIPTION RELATIVE TO DESIGN GUIDELINES

RRATHER THAN HAVING A GARAGE, THIS OPTION PROPOSES PROVIDING 
PARKING IN THE REAR YARD, OFF THE ALLEY. THE REAR YARD IS CUR-
RENTLY TOO NARROW BY ONE FOOT TO LEGALLY PROVIDE TWO PARK-
ING SPACES, SO WE ARE REQUESTING A DEPARTURE FROM THE RE-
QUIRED 7’ DISTANCE FROM SIDE STREET LOT LINE TO PARKING, TO BE 
REDUCED TO 6’. THIS ACTUALLY ALLOWS A GREATER LANDSCAPE AREA 
TO BE PROVIDED BETWEEN THE PARKING AND THE SIDEWALK THAN 
WOULD BE ALLOWED WITH THE CODE COMPLIANT GARAGE OPTION, 
AS THE REQUIRED DRIVEWAY WIDTH FOR GARAGE ACCESS WOULD 
REDUCE THE LANDSCAPING WIDTH TO 4’.

THE MAJOR IMPLICATION IN PROVIDING GARAGE PARKING FOR THE 
WEST UNIT IS HOW IT IMPACTS BUILDING DESIGN. BY INCLUDING A 
GARAGE IN SUCH A NARROW UNIT ON SUCH A NARROW SITE, THE 
BUILDING DESIGN AND ARRANGEMENT BECOMES DETERMINED BY THE 
GARAGE. STAIR, BEDROOM, BATHROOM, LIVING, DECK, AND WINDOW 
LOCATIONS ALL BECOME ESSENTIALLY DETERMINISTIC DUE TO THE 
GARAGE. THIS IMPACT TRICKLES THROUGH THE WHOLE BUILDING TO 
ULULTIMATELY DETERMINE HOW CLOSE THE BUILDING IS TO LOT LINES, 
WHERE ENTRIES CAN BE LOCATED, AND THE OVERALL BUILDING MASS 
BECOMES NO LONGER AN EFFORT TO CREATE AN OBJECT OF BEAUTY 
SYMPATHETIC TO IT’S SURROUNDINGS, BUT BECOMES AN EXERCISE IN 
HOW TO INCORPORATE A GARAGE INTO A SMALL HOME.
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