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1. Proposal
2618 Eastlake Ave is an existing Single Family Residence currently in use as a commercial space.
The applicant proposes to demolish the existing house and develop the site as two duplexes.
Key Metrics:

Lot size: 6,174 SF
Total Building Area: 6,591 SF

FAR: 5,506 SF X 1.2 (BUILT GREEN) = 6,607 SF
(INSIDE FACE OF WALLS)

Structure Height: 30" + 4” Parapet Allowance
Units: 4
Parking Stalls: 4

2. Analysis of Context:

The structures surrounding this site consist of a mix of single family residences and multifamily
residences between 3 and 4 stories. The existing single family residences neighboring the project
site are currently in use as commercial spaces.

3. Existing Site Conditions:

A drawing of existing site conditions, indicating topography and other physical features and
location of structures and prominent landscape elements on the site can be found on page 6.

4. Site Plan:

A preliminary site plan including proposed structures, open spaces, and vehicular circulation can
be found on page 7. A preliminary landscape plan can be found on page 8.

5. Design Guidelines:
See page 5 for design guidelines.
6. Architectural Concept:

This project bridges the commercial and residential portions of this neighborhood. Its massing
reflects this transition as the building step down the slope from the residential zone in the rear of
the project to the commercial street face. The transition from brick on the entry volume to lap
siding on the rear units reflects this passage from the commercial to the residential.
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7. Adjustments or Departures:
SMC 23.45.518 Setbacks and Separations
Allowable adjustment: Up to 50%

Reason for adjustment: A shallower setback enhances our ability to comply with A-3
Entrances Visible From the Street. The smaller setback make the entrances more
approachable and provides visual interest for the pedestrian.

Required Provided % Difference
Front: 7’ average; 5’ minimum 6’-2” 11%
Sides: 5’ 5’ Compliant
Rear: 0’ 19.5’ Compliant

SMC 23.45.527 Structure width and facade length limits in LR zones

SMC 23.45.527: The maximum combined length of all portions of facades within 15 feet of a
lot line that is neither a rear lot line nor a street or alley lot line shall not exceed 65 percent of
the length of that lot line, except as specified in subsection 23.45.527.B.2

Required: 110’ x 65% = 71.5’
Provided: 74.5’
%Difference: 4%

Allowable adjustment: 10%

Reason for adjustment: A longer facade allows the project to have a larger cantilever on
the rear building, creating a more dynamic form and more coverage above the rear entry
and parking area. This will allow the project to address D-8 Treatment of the Alley. This
adjustment would allow for a more dynamic alley facade and additional coverage over the
rear entrances. The fagade length of the first and second floors is 74.5’ or 67.7% or 110.’
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DESIGN GUIDELINES
Site Planning
A-1 Responding to Site Characteristics

This desigh complements the existing 12’ rise across the site. The lower two units sit at street level
allowing pedestrian interaction while the rear two units sit 10" above the street level. This change in
height reflects the natural topography and allows both the front and rear units to maintain a view
towards Lake Union.

A-2 Streetscape Compatibility

While this project reduces the existing setback for this property, it is in keeping with the streetscape
as a whole. The two street facing units mimic the shallow setback of neighboring apartment
buildings.

A-3 Entrances Visible from the Street

Entries that are visible directly from the street make the lower two units approachable and engage
the pedestrian experience.

A-5 Respect for Adjacent Sites

Windows on the new units are staggered so as not to provide direct views into neighboring
windows. Thoughtful landscaping buffers views on the lower level with trees. The adjacent
properties have replaced rear yards with parking so the decks on the new construction will not
interfere with private backyards.

A-6 Transition between residence and Street

The immediacy of the lower units to the sidewalk allows for terraces with planters to provide
privacy to the ground floor units. A landscaped stair provides pleasant circulation from the street
and alley to the rear units. A courtyard joins the four units and provides space for social interaction
among neighbors.

Height Bulk and Scale
B-1 Height and Scale Compatibility

While the height and scale of this project differ from the existing single family residence the scale is
in keeping with the street as a whole. Neighboring apartment meet or exceed the height we are
proposing for this site.

Architectural Elements and Materials
C-2 Architectural Concept and Compatibility

The overall massing of the project features the units stepping down the sloped site and acting as a bridge between
the commercial streetscape on Eastlake Ave and the residential properties behind. The brick entry volume echoes
the materiality and scale of neighboring multifamily buildings.

C-2 Architectural Concept and Compatibility

The overall massing of the project features the units stepping down the sloped site and acting as a
bridge between the commercial streetscape on Eastlake Ave and the residential properties
behind. The brick entry volume echoes the materiality and scale of neighboring multifamily
buildings.

C-4 Exterior Finish Materials
A palette of brick, concrete, and cementitious panel provide a durable and harmonious structure.
The use of brick on the lower units both ties in with the neighboring brick apartments and

demarcates the office portion of the street level units. Carefully detailed cementitious panels serve
as a durable siding material for the units.
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Landscaping

D-6 Screening of Dumpsters, Utilities and Service Areas

The trash and recycling area will be located on the north side of the property on the alley. This
will be adjacent to properties parking and trash collection areas.

D-8 Treatment of Alley

The alley will be activated with rear entrances. It will be well lit and have landscaping to
improve the overall safety and appearance of the alley.

D-12 Residential Entries and Transitions

The street-facing units feature landscaped terraces to bridge the public and private. The use of
awnings and low brick walls demarcate the entry and provide visual interest to the pedestrian.

E-1 Landscaping to Reinforce Design Continuity with Adjacent Sites

We will continue the pattern of street trees in front of our property. All new landscaping will be
in keeping with the scale of existing landscaping on the street.

E-2 Landscaping to Enhance the Building and/or Site

The new residences feature a variety of landscaped areas. The rear alley, the communal
courtyard, the access stair, and the street-facing entrances are all softened with a combination
of grasses, bamboo, and birch trees. The landscaping helps to mark points of entry and
circulation.

DESIGN GUIDELINES 5
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SMC 23.45.518 Setbacks and Separations

Allowable adjustment: Up to 50%

Reason for adjustment: A shallower setback enhances our ability to comply with A-3 Entrances Visible

From the Street. The smaller setback make the entrances more approachable and provides visual

interest for the pedestrian.

Required Provided
Front: 7° average; 5’ minimum 6’-2”
Sides: 5’ 5’
Rear: 0’ 19.5°

SMC 23.45.527 Structure width and facade length limits in LR zones
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SMC 23.45.527: The maximum combined length of all portions of facades within 15 feet of a lot line that
is neither a rear lot line nor a street or alley lot line shall not exceed 65 percent of the length of that lot
line, except as specified in subsection 23.45.527.B.2

Required: 110’ x 65% = 71.5’
Provided: 74.5’
%Difference: 6%

Allowable adjustment: 10%

Reason for adjustment: A longer fagade allows the project to have a larger cantilever on the rear
building, creating a more dynamic form and more coverage above the rear entry and parking area.
This will allow the project to address D-8 Treatment of the Alley. This adjustment would allow for a more
dynamic alley facade and additional coverage over the rear entrances. The facade length of the first
and second floors is 74.5” or 67.7% or 110.”

SITE PLAN 7

JULIAN WEBER

3715 SHUDSON ST. SUITE 105 SEATTLE, WA 98118 | P: 206.953.1305 | www.julianweberad.com



Gl

BRICK PLANTER
WITH SHRUBS
BRICK WITH
MEDIUM GRASSES
SURFACE PLANTER

WINDOW WELL WITH
BAMBOO

24" PAVERS WITH %"
/ STACK )

Conc. Walk™"

()

S d

P

00°00°03”

L
R R

R L L T R x«.e:gg«.qggt.gggt.

P

=

MR NGRSV U

LANDSCAPE PLAN

5'-0

SCALE: 1/167=1"

"
l

1 0!_1 n

\’x UP 3 STEPS TO WOOD

DECK
MEDIUM GRASSES, TYP

39!_0“

37 l_ 0“

y: —}— CONCRETE WALKWAY
Ll . WITH STEPS DOWN TO
5] < SIDEWALK
1

QM[DF'O[NT N

40!_0“

Conc. Walk™~"

Y.

L 92.3'EX.

...--‘---};smnpom'r N

93.4" EX.

_ MIDPOINT 8
o =

\\\\\\\\\\»&K§\\\

HEIGHT CALCULATION PLAN  SCALE: 1/167=1"

2618 EASTLAKE AVE. STREAMLINED DESIGN REVIEW

FEBRUARY 5TH, 2013

E

~—4— 16"-0"x4'-7" DESIGNATED
TRASH AND RECYCLE
AREA

—}— GRASSCRETE PARKING
AREA W/ CRUSHED
GRANITE,

12" CONCRETE BORDER

~}— CONCRETE PLANTER WITH
PINE SHRUBS

—}— SURFACE PLANTER WITH
JACQUEMONTI BIRCH

Alley

Concrete

AVERAGE GRADE CALC - BLDG A
89.0 x 37.0 (N) + 90.1 x 37.0 (S) + 90.6 x
40.0(E) + 86.8 x 40.0(W)

3293.0 +3333.7 +3624.0 + 34720 =
13,722.7/ 154 (LENGTH OF SIDES) = 89.1'
AVERAGE GRADE = 88.9'

AVERAGE GRADE CALC - BLDG B
92.3x39.0 (N) + 96.1 x 39.0 (S) + 93.4x
40.0(E) + 91.3 x 40.0 (W)

3599.7 + 37479 + 3736.0 + 3652.0 = 14,7356
/158 (LENGTH OF SIDES) = 93.25'
AVERAGE GRADE = 93.2'

PLANT LIST
BLUE FESCUE (Festuca glauce Elah Blue). SEDGES &

100+ | smar

2.00°9 JACOUEMC

22| (Botuls Jacquamont) R SHORT wra

1 L COMMON

1,500 BLOODGOOD MAPLE “ | aamaco

{Acer Broocpood)

MIXED PINE SHRUBS

EVERGAREEN SHRUS.

LANDSCAPE PLAN & HEIGHT CALCULATION PLAN

8

JULIAN WEBER

3715 SHUDSON ST. SUITE 105 SEATTLE, WA 98118 | P: 206.953.1305 | www.julianweberad.com



woo pelagamuelnmmm | GoeT'€56'902 :d | 81186 YM ‘I1LLV3IS SOT 3LNS 1S NOSANH S ST.E

- OTI'NOISIO+ IO
d394M NVITNC

(o)
—
o
L
O
Z
@)
O
1
|
|
3
- 4
™
—
o
N
-
—
Lo
>
a
<
2
nd
m
L
L

2618 EASTLAKE AVE. STREAMLINED DESIGN REVIEW



woo pelagamuelnmmm | GoeT'€56'902 :d | 81186 YM ‘I1LLV3IS SOT 3LNS 1S NOSANH S ST.E

- OTI'NOISIO+ IO
d394M NVITNC

CONCEPT 10

FEBRUARY 5TH, 2013

2618 EASTLAKE AVE. STREAMLINED DESIGN REVIEW



woo pelagamuelnmmm | GoeT'€56'902 :d | 8TT86 VM ‘I1LLV3S GOT 3LINS 1S NOSANH S STZE

- OTI'NOISIO+ IO
d394M NVITNC

—
—
(7]
=z
<
—
o
_ _
N B ppreseiindnd S toneeall ol 7 |
L | | ] <
I | 0B
4 | | | w
| ! _ _ | |E 9
: | | " = :
_ | | | _ vl BB B |6
[ | I EEg |89
_ _ | i _ W « % &
| | |
I _ 0 E|s8s
: I | I S| 823
| | | nl|lAad
| [ | I | L e
: | | ! U538 |7
| i I [ | x mEm o]
N [ | I | o (=
= - | | |
o | | | " |
2 _ _ _ | _
. | _ " &
_ [ _ I _ -
I | |
. _ | | Q_Hu @
| ! ! [ | |z 5
; _ _
_ I | “ _ H_v wm t ﬁm
L _ i x| £ 7 2|28
_ | | | _ < o
! ! __ “ HEEE:
_ | _ [ | |5[8¢2 38
._ _ “ AEEY
| | | I | Tl 5 e I
) ! _ ! FAR RIS
Y B I ! | |<|=oFR
| |
| |
ﬂ | |
- |
_ _
| |
_ _
| . | o
| ™% X | m
. oh i § o< -
| g2 “ “ 32 | mw _u|n
1 Kol
_ il _ o
t [a' g
_ Al I & <
[N | " R - | — | & T
| e - B &
| 3 ° WL RPN ° : 2
A , R (S o | B
™ : £? __E_MM £ 1 17}
| i R [ £ | &
| | | | &35 Z
_ i _ | e S
: [ ! [ A L
| ! 8o 8 | _ = |u o
: | g2 =4 _ S|3 Z
| = om | S|a G
_ | @ <h I _ =
- | O~ dm.m “ B
_ | _ _ a)
: _ !
| i | ! o
I
| | | | =
1 T O BRI _ 2
s U Y _-MME_::_l.-_sl_ra_:u T s Rt S - I U F.MW-_l:_ss_l | %
I A = 1) O s o o o o
~ 1L 0 1 ) O TP [ o 1 o [ A 1 0 R [ o IV P SN R . _ wn
i el s e o e i i e = o O VO Y O L, e L
TR B 1 T
_|__ _\_J.._i._lp_ _J.FLLF _\_|I J >
| R P S | iy i <
ML P | S I A S I |
1 Il 1 Il 1 1 1 Il “
<
..OI. SOI.ON ..OI.QN ..cl- n_m
<
L
[o0]
—
O
AN



woo pelagamuelnmmm | GoeT'€56'902 :d | 8TT86 VM ‘I1LLV3S GOT 3LINS 1S NOSANH S STZE

- OTI'NOISIO+ IO
d394M NVITNC

[qV]
—
o)
Z
<
|
o
; of
m 8:
X NP
o c
= ©
%
| .
o
o
o=
-—
£
2 = M E
-] ] -
& & |4
i ) Bl
=E
&
A
W
|
| ™
| S
_ Y
| =
i & 5
| o <
2 Y -)
| 5 z
_ o H
m._v . [
ol | o
™ _ m
: o
_ o =
: n w
| N >
L
_ 1O <] L
& = - N
_ . : : 2y G
J 5 3 3 = m =
_ £¢ B = o
. ()]
| a
i L
_ Z
5 —
5 S
i 5
5 | -
~ _ wn
: L
4 Lo—.— Avn
L
~
<
q -
..Qu.m :On.ON .-D _ON :Qu.m a n_m
S
0
—
O
AN



?!_0" 35!_0“ 10!_1 " 35._0"

5.-0"

living/dini 5T
Iagdining - O

m. bed
160712437

20|“0||

Bz I

20-_0n

living/dini
ITAJ'%’S‘-S' ng

5"'0"

units 1&2 third floor plan units 3&4 second floor plan

SCALE: 1/8" = 1' \U SCALE: 1/8" = 1'

2618 EASTLAKE AVE. STREAMLINED DESIGN REVIEW FEBRUARY 5TH, 2013 PLANS 13

3715 SHUDSON ST. SUITE 105 SEATTLE, WA 98118 | P: 206.953.1305 | www.julianweberad.com

JULIAN WEBER



.70 35-0" 101" 39-0"
N —— — — — — — — —t — — — — — — — — — — — o o st o r e e b ¢ e b bt 4t — — —f — — — —
?:I) I 2'_0"
o :
I —
I
I
| roof deck
. 260158 -1 -1
I nardin A
5 | Lyingigining Fidtchen,
Q .
| .
| ] 7
. 3
4 at
! — -y HIGH-CLEREFTORY
| S TIIEEREREF I
I
I
I 6l o 0 o el ol o l  ——
- 5
| .
- 3
I L 2|
I
2
S g e,
i oo decx [
I
I
. I
5 |
wn
Ny — —

units 1&2 roof deck

SCALE: 1/8" = 1" \JJ

2618 EASTLAKE AVE. STREAMLINED DESIGN REVIEW FEBRUARY 5TH, 2013

units 3&4 third floor plan /T

SCALE: 1/8"=1"

1/

PLANS 14

JULIAN WEBER

3715 SHUDSON ST. SUITE 105 SEATTLE, WA 98118 | P: 206.953.1305 | www.julianweberad.com



101" 39'-0"
T e et TR . i
!
| 1
i -
|
|
: ks
| L
| :
| = e
! 5~ = 75 BEEEEE
|
|
! Bl | |2 |2 5 |2 |2 [5 =
| z
| —
|
| ool ek
|
!
|
|
!
|
e e e e e e e e e e e e 4 4 4 4 4 b o ¢ ¢+ § b 4 4t § e 4 t E t b b b — — — — — — R
units 3&4 roof deck T
SCALE: 1/8" = 1° W
2618 EASTLAKE AVE. STREAMLINED DESIGN REVIEW FEBRUARY 5TH, 2013 PLANS 15

3715 SHUDSON ST. SUITE 105 SEATTLE, WA 98118 | P: 206.953.1305 | www.julianweberad.com

JULIAN WEBER



woo pelagamuelnmmm | GoeT'€56'902 :d | 81186 YM ‘I1LLV3IS SOT 3LNS 1S NOSANH S ST.E

- OTI'NOISIO+ IO
d394M NVITNC

INNANENNA

SCALE: 1/8"=1

IGI:%.IJI P
T
89 / i
] P A
/| /
¥l
l]
I
I
I]
I
I
|
_
b
_
I
Il
[
[
_
_‘ |
_
|
_
|
_
%
|
_
@ ||
_._.__ E
m_ H
— 2 | |
m.: |
H |
1
|
|
N
4§
N
|
%
|
[
|
|
|
I
|
||
[l
I
I
|
\ |
l
/ I
_____;__ 1
| Il
H [l
[
[l
M_
X
(
| 5
| o
[ >
[}]
[ °©
| ¥ =
Sl 5
.} S DI 2 =

ELEVATIONS 16

FEBRUARY 5TH, 2013

2618 EASTLAKE AVE. STREAMLINED DESIGN REVIEW



4' PARAPET ALLOWANCE

T

—

i

. /

I

' 82.3' EX/FIN

south elevation
SCALE: 1/8"=1"

2618 EASTLAKE AVE. STREAMLINED DESIGN REVIEW

FEBRUARY 5TH, 2013

ELEVATIONS 17

JULIAN WEBER

3715 SHUDSON ST. SUITE 105 SEATTLE, WA 98118 | P: 206.953.1305 | www.julianweberad.com



woo pelagamuenmmm | GoET'€56'902 'd | 8TT86 WM ‘IT1LIV3S SOT 3LNS "IS NOSANH S STZE

d39dM NVIINC

3
a wl o —_———— —. %I —— = —
5 2l 3| 2 _ 1%
7 2 = 3 %
i a3 I 3 =
: g sl 5
2 m_ | R DRI, T
] S g
M | R
_ | | |
_ | | |
_ |
_ | _ |
5 :
_ _ . L..JJ.-HJ.
_ | HHHHH
_ | 1 T
_ | Pt
_ | __\1 |
| | it
_ _ HHH
_ | -
_ | - TSI
. i
_ | T
_ | §
_ | |
_ |
_ | _ c
I L S
. i 5
il - Slle HE
= i
il TR 2|3
| | —_— e — — — — QI.IAT PV
wl el
( =
m_ 2l
8 3 o
2| 1| =,
m = 2
_ 2 o
sl z
o
| <
| >
_ m
_ t
_
_
I =
I 0
i :
L
| v
Z
| O]
_ 75}
L
| )
il 5
i 5
| s
| <
_ L
| 5
| L
| >
_ S M
_ S| <
b 1} ﬁ—ﬂu
| [ORE3 <
_ —-— b LLl
_ =5 n
_ _ © m —
Dla ©
I I ©
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FACADE LENGTH

DATUM @ 100" 35.0' BLDG W + 33.0' BLDG E = 68'
DATUM @ 104" 35.0' BLDG W + 35.0' BLDG E = 70’
DATUM @ 108" 30.5' BLDG W + 35.0' BLDG E = 65.5'
DATUM @ 112" 30.5' BLDG W + 39.0' BLDG E = 74.5'
DATUM @ 116" 30.5' BLDG W + 32.5' BLDG E = 63.0'
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