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SITE AREA: 31,050 sf (approximately 115’ deep x 270’ wide)

ZONING: Neighborhood Commercial 1 (NC1-30)

PROJECT DESCRIPTION:

Proposal for new 3-story live-work and multifamily residential, with demolition of
existing structure. Development proposal includes:

- 13 live-work units + 14 fownhome units

- On-grade, exterior parking for 26 vehicles

- Shared, at-grade amenity space

Tyic P : ¥ 1 : SUMMARY OF DEVELOPMENT STANDARDS:
= s - 'E'_'l';F“"“”'_ E ' . ‘| Height limit: 30' + 4’ bonus (with 13' ground floor) for mixed-use
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& - Parking: Residential: 1 space per dwelling unit (SMC 23.54.015)

Commercial: under 1,500 sf exempt from parking
(SMC 23.54.015)

Parking Access: Alley access preferred, but allowable off side street
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SITE > any non-required parking off alley must be screened

from neighboring residential zone (to the east)
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2.5 (mixed-use) (SMC 23.47A.013)
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Setbacks: 15" above 13’ bordering residential zone (east)
: SW _BBADF(?IRD-ST > half the width of the 16’ alley can be counted as part of
the required setback (SMC 23.47A.014)

Solid Waste: 9-15 dwelling units: 150 sf
5,001-15,000sf commercial: 50% of 125 sf (mixed-use)

212.5 sfreq’d total (SMC 23.54.040)
Amenities: 5% of gross floor area (SMC 23.47A.024)

Landscaping: Green Factor score of 0.30 or greater (SMC 23.47A.016)
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@ CONTEXT & SITE PRIORITIES & BOARD RECOMMENDATIONS 8

a CONCEPT + SITE DESIGN:

> CS2-B 2: Connection to the Street

Carefully consider the qualities and character of the streetscape in siting and

maintain assymmefrical massing along CA Ave, ensure a well-proportioned courtyard that maximizes solar access,
designing the building

> CS2-C 3: Full Block Sites

Break up long facades to avoid a monolithic presence. Consider designing g LIVE-WORK UNITS:
the project as an assemblage of buildings and spaces

maintain setbacks along side streets, provide functional, attractive site stairs and frash areas

Provide variation in unit size, employ design strategies that encourage transparency at sidewalk, provide entrances

> CS2-D 1: Existing Development and Zoning

near piazza to activate enfry courtyard
Complement scale and development of both existing and anticipated site P v v

neighbors
CORNER TREATMENT:

> CS2-D 3: Zone Transitions

. . o . Provide generous glazing that wraps around to the side street, define corners from rest of CA Ave facade
Provide an appropriate transition to complement the adjacent zone

> CS2-D 5: Respect for Adjacent Sites
Respect adjacent properties with design and site planning to minimize
disrupting the privacy of residents in adjacent buildings

existing free fo remain, SINGLE-FAMILY HOMES
@ PUBLIC LIFE typical indication

_—landscaped buffer

{4 1
> PL2-B 3: Street-Level Transparency ‘ — ‘ |_—existing tree to be
Ensure transparency of street-level uses and include views into open spaces —] replaced with
] t
beyond where appropriate ! [ newlrees)
/ P -
> PL3-A 3: Individual Entries ~{|~7
. . . 5 : —
Ground-related housing should be scaled and detailed appropriately to § L/< d / _
1 n
provide for a more infimate type of entry g L — XVML/,,/¥ Pe — f HH L %
L —
> PL3-B 4: Interaction o o/ o ﬂ ES 1 - | TOWN fWES | a)
. e . . . 14 e o e s e e e &
Provide opportunities for interaction among residents and neighbors O / _,("I#Ei == L/ == ) o
z SN - |z
« L - [Z¢)
@ DESIGN CONCEPT T
[
> DCI1-B 1: Vehicular Access Location and Design =
Choose locations for service and vehicle access to minimize conflict with the o= — - - S ;
public realm T ( , . S @
> DC2-C 1: Visual Depth and Interest ‘ L o \7 v o i -
Add depth to facades by incorporating secondary elements (canopies, = o 7(:AL|FOR7NIA Avgw - - - o
decks, etc) and add detail at the street level to engage the pedestrian SITE PLAN PRESENTED @ EDG
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RESPONSE TO EDG GUIDANCE

- assymmetrical massing along California Ave has been
enhanced by eliminating one live-work unit, allowing entry
piazza to better align with existing street tfree rhythm, and

allow better solar access into piazza.

- finer-grain building texture has been enhanced by the
addition of a third wider live-work type at the building

corners, providing more unit variety.

- setbacks from side streets have been maintained to retain
existing street trees (along Charlestown) and add new street

frees
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EDG RESPONSE | Concept + Site Design
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RESPONSE TO EDG GUIDANCE 10
- proportions of interior courtyard have been studied with renderings
> courtyard width varies along length for visual interest with narrower, more

urban proportions near the side streets opening to wider gathering spaces

- gathering spaces are concentrated in areas with greater solar access
- upper-floor setbacks along both sides of the courtyard lend variation/
visual interest to the interior facades and minimize wall height to create a well ﬂl’y ﬂry
9 = I mews mews ~
proportioned space ) o
gateway gateway
> added 3rd floor balconies at live-works to further activate courtyard
> variety of siding materials (brick, cedar, cement board) and fine-scale
materials (cable trellises, patios, metal railings) add human scale for a well- lT
proportianed space entry
setback setback
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Nrrow courtyard precedent image
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DECEMBER 21st ? AM 12 PM 3 PM (Sun has Set) 6 PM
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RESPONSE TO EDG GUIDANCE

13
PROJECT GOAL:
Provide SEPARATION between LIVE

and WORK functions, creating more
SUCCESSFUL settings for each

- separate rear entrance to upper-floor “live” spaces have
been maintained, and enhanced with outdoor patio

seatfing areas

- full separation between live and work functions (via

vertical separation) enhances the privacy of the live

functions, encouraging the work function to be more % [ separate
c residential

tfransparent = entry
- entries fo commercial portions of live-works flanking the J‘/oé.% ﬁj {

< <
enfry piazza have been moved towards the piazza. Large ™
multi-panel sliding doors open up the commercial space USE KEY Cpmmon, unsucqessful

Retail/Commercial - Live-Work model in ‘r/oé‘/{/
both to the piazza and California Ave ) ) Seattle S VS - e
Residential -

Proposed Live-Work model for this project
- variation of unit size has been enhanced by eliminating

one unit and widening units at the building edges rear enfry patios w/
entry to residence
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RESPONSE TO EDG GUIDANCE

- parking access stairs have been sized with the change in topography

- visual interest has been added with cascading planters and

landscaping flanking the stairs

- topography has been pushed east to maximize site width at the

lower courtyard level to maximize solar access @ courtyard
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RESPONSE TO EDG GUIDANCE
- the corners at Charlestown and Bradford
have been enhanced with increased width

of the corner live-work units

- corner live-work units feature a continuous
wrap-around overhead canopy at a higher

elevation than mid-block entry canopies

- generous glazing wraps corner and large
multi-panel sliding doors (or windows where
restricted by topography) open up to both

Cdlifornia Ave and the side streets

- enlarged sidewalk width at the corners
encourages spill-out of commercial functions

for stronger connection to street activity.

15

smaller-scale mid-block

brick and cedar large canopy wraps enlarged sidewalk for
(high quality materials) corner spill-out space
townhouses beyond set generous glazing wraps multi-panel sliding

back from street corner

RENDERING
Corner of Charlestown and California Ave

EDG Response | Corner Character

doors

entry canopies
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TRASH ENCLOSURE/SERVICE AREAS:
|

- location criteria:
& -
* ;',, _,l::.-

> away from commercial frontage
: )

along California Ave/pedestrian
uses - C— -:l.
> away from primary pedestrian b & - o . _'J X * i
enftries to site (including alley e ,
pedestrian entrances) ! f: b
> SPU requires pickup off alley —~ "..‘_‘
> located at low point of alley _ Ll
topography to meet ADA . 1 _ O
- lush landscaping around and on ' _ ..|. .=: ' :
structure reduces visual impact = ey : ; _ 5 -
- nestled into topography to reduce o ' ; ; .
visual impact . N i
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> project will be platted to create
ownership opppurtunities
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DEPARTURE CODE REQUIREMENT PROPOSED DESIGN JUSTIFICATION
Use frontage SMC 23.47A.005C 1 e Departure 1: 49.9%* of the aggregate The project fronts bustling California Ave--a street with a strong retail and live-work precedent--and two quieter, smaller, residential side streets
along street-level, street-level facade facing Charlestown o the north and south. Existing street-level activity declines dramatically with movement away from California Ave, reflecting the change
street-facing In an NC1 zone, residential is occupied by townhouses set back a to SF5000 zoning to the east and west. The proposed allocation of live-work spaces along California and townhouses to the east mirrors the
facade uses may occupy, in the minimum of 10’ from the sidewalk transition of use in the larger neighborhood, from small business-oriented NC1-30 at the west to SF5000 to the east (GUIDELINE CS2.D.1: Existing
aggregate, no more than Development and Zoning).
- _ . *
20%? of the streef-level, street-  Departure 2. 49 9% of The oggregofe The proposed dwelling units facing the side streefs are set back more than 10’ from the sidewalk in order to preserve (or replace) existing
facing facade street-level facade facing Bradford is e . o . . . L ) .
occubied by fownhouses set back a frees (GUIDELINE CS2.D.2: Existing Site Features). This orientation back from the sidewalk enhances the appropriate existing residential feel of
-CUp Y , USes Charlestown and Bradford streets with a residential use (GUIDELINE CS2.B.2: Connection to the Street). Such a setback from the sidewalk for a
minimum of 10’ from the sidewalk . ; . .
live-work use (greater than 10’) would be less likely to support a commercial use at the ground floor.

I I IE *departure will be 100% residential frontage per platted fownhouse lot
U
1 - g DEPARTURE #1 DEPARTURE #2
A (2) existing frees to new street
remain + new frees frees
> MS 2AY PUcy o
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DEPARTURE CODE REQUIREMENT PROPOSED DESIGN JUSTIFICATION

Live-work units at the building corners have been increased in width and size, above the 1500sf threshold to mandate
required parking, providing a variety of unit sizes and more commercial presence at the corners (GUIDELINE CS2-C-1:
Corner Sites, CS2-A-1: Sense of Place, CS2-A-2: Architectural Presence, and DC2-B-1: Facade Composition).

SMC 23.54.030B 2 @

Parking for commercial/live-work uses: 75% of
parking stalls must be a “large” stall size (8.5 wide
x 19" long with a 24’ disle). The remaining 25%
can be “small” stalls (7.5’ wide x 15’ long with a
20’ qisle)

Note: Per 23.54.030 B 1 b, residential uses require
60% “medium” spaces, with the remaining 40%
allowed to be “small” stalls

Parking for the 4 live-works spaces over

the 1500sf required parking threshold

is provided to residential standards

(60% medium and 40% small) in lieu of
commercial standards. 3 of 4 provided live-
work parking spaces are medium stalls, and
1 of 4 provided spaces are small stalls.

Live-work
parking stall size

It is anficipated that the live-work parking stalls will be utilized for the owner of the unit, who will be residing in the live
portion of the unit. The proposed stall mix matches the requirements for a residential use, and allows greater site area for
landscaping and courtyard width (GUIDELINE PL1-A: Enhancing Open Space)

A code-complying scheme would either maintain all live-work units under the 1500sf size threshold (providing less variety
and corner emphasis), or parking stall size would be increased, narrowing the landscape buffers around the parking area
and reducing the width of the central courtyard space by 5’ to accommodate the large stalls

Considered together, all on-site parking
adheres to residential standards

landscaped buffers

courtyard width maximized (allowing

central court narrows If large parking size

req'd, stalls + aisle maximized trees)
would be 5’ longer and \
2' wider P N Use KeY
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All units same width
(and under parking size
threshold)

CODE-COMPLYING SCHEME

All units same width

(and under parking size (and under parking size

threshold)

All units same width

threshold)

larger units to anchor
corners

CURRENT DESIGN PROPOSAL

varied unit sizes

larger units fo anchor
corners

= live-works over parking size
threshold and approximate
allocation of provided stalls
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