Y7186 em ‘9|11eas / YyInos anuaAe pigz 9161
dnoa3-ugdisop-asnoyAe|d

|
=

~ z .-
Bt
T
R Ll -

w
a.
oz
£s
<«
-
a

October 28, 2013

Streamlined Design Review

1804 25th Avenue / Seattle, WA 98122



PROJECT

Address: 1804 25th Ave / Seattle, WA 98122

Zone: LR—2 g¥
DPD #s: 3016306 / 6380128

APN: 982870-2100 —

AdVITERV

\!

DPD Staff: Marti Stave

| |||\ W

A

\

AN
AN

]

PROPOSAL

Il
I

[ AR

‘_4‘-.

The proposal of this project at 1804 25th Ave consists of two townhouse duplexes
with roof decks. Each duplex is only connected at a portion of the first floor in
order to maintain a greater level of privacy. Parking is provided off the alley.

Al

CONTEXT

The 4800 sf lot is situated just outside the Madison—Miller Residential Urban
Vilage on the East slope of Capitol Hill. It’s is flanked by an apartment complex
to the North, two single family houses to the South, an dalley to the East, and
25th Ave along the West. Madison Ave lies two blocks and a half to the North.

The grade at the site slopes down approximately 16" from the street to the alley,
towards a decent view of Lake Washington, Bellevue, and the Cascade Mountains in
the distance.

Other buildings along this block consist of many newer town houses and a few
older single family residences & apartment buildings. A neighborhood park and a
YMCA lie a two blocks east on 24th Ave with a Safeway a few blocks to the
Northwest.

1804 25th Avenue / Seattle, WA 98122 Streamlined Design Review
October 28, 2013



’ﬁ"”ﬁhme “‘i =

/X 2\
\V4
VIEWS OF LAKE WASHINGTON AND PLAYHOUSE
CASCADE MOUNTAINS
1804 25th Avenue / Seattle, WA 98122 Streamlined Design Review

October 28, 2013



z i |
b EXISTING | |
| MULTIFAMILY \ | |
z | #1812 \ |
g | | N \ | |
z g ke |
| 2
5 | \ \ | I Lot 18
o | \ N !
N ‘ 3 | Rip-Rap Wall \{ |
[ g | /s CONCRETE |
\ DRIVEWAY | 11
N 8-5" 6-0" 1" | _J N
%“) > —L — — e
: 1) - G
~ =] PY18
s o
g [v's
gt . / = |
S Do £ \ ) o |l
» Zx 1) S 2 I |
TR z s \ * g > @
5 © E z T12 SR TI |
° 2k VN1 v A
w = 5 e 3 8 Lot 19
T < Jg AT \ 25|
0 2 S g 5 8l
= © z O &
w d g |
o ( o
2 5 |
o) \ |
(@]
/ |
| 4 x T
‘ 8 \ |
|
% \‘\ Site BM
\ = I EI195.53
|
\ \I\ASPHALTALLEY
0\ EXISTING : 1 % EXISTING |
d \ HOUSE #1800 9-9%% HOUSE #2508 | Lot 20
—— 198 |
\ z Lot 1 A : , I
|
| 1711 |
‘ L
/ | _— |
S ———— —1 -
/ EAST HOWELL STREET
2 N ‘ CONCRETE STREET, 33' ROW FROM CL
|
/ |
HOUSE
1804 25th Avenue / Seattle, WA 98122 Streamlined Design Review

October 28, 2013

existing site conditions 4N



[1] aerial looking west | o ' - [3] rear yard [4] alley

ks | - ) .". 'F"

' - Wi T

[5] street panorama looking west
e xisting 1G '
#1804

a
=

[6] street panorama looking east

PLAYHOUSE

DESIGN GROUP.

1804 25th Avenue / Seattle, WA 98122 Streamlined Design Review
October 28, 2013



| |
2 | I
) EXISTING |
z | MULTIFAMILY L |
& | #1812 \ |
z | _ N \ | |
| g | Lot ke | |
g | \ \ | Lot 18
5 |
° | ® | |
w S \ \
N ‘ § | Rip-Rap Wall |
‘ s | NEW FENCE \ CONCRETE |
\ _ . DRIVEWAY | I A
. 8-5" 6-0" 1" | FRONT  16%0" 0] 0" 10-0" INT 16-0" 6-0" 160" 26-4" REAR g0 \? L
S ST ~7— " — Vi) T — b
~ _ - S A == (5 160\ 22-0" MIN BACKUP |+
S 89°28{d8L E 19.8 2 s - _
q L ] S— — R ——l
I = = R RS e, T — > 3 —— = — 7 —T_ —_——
5) \ % PR IR = . S “A{.P.EDEASAT@A{- masway: 1] ecz0es ERR iR QG ?{*G.ElhECYCllE‘g :
% \ . ADDRESS s = N \ i
' $IGN 7 L . SRR . P5og 0505030805050
& N : ' (- L T Besssessssagiessae |
L =2 ‘:‘; I o T IR [ Dgogogobogogog\ogogo =
25 1, g 5 o o R R i e | (N
Z = |2 \ | RS DUPLEX 1A DUPLEX 1B 8 [-" ' DUPLEX 2A DUPLEX 2B S peTeTsTaTaTaTongosol & s o |
ws | - R psgsssserecacazagla gy 2 ||
= v O < L ARER SACRe et 05064959 ol Hw L
<y | 3 o o Cpssseiee Bl I Bl Lot
T E]:J g Lot°2 “Paogi0s0o0,050 oog g g j\g 2 (o]
= = 5 / N_h A ogogogogo ogogogooo g O O |
(Vo) n © o C>c>OoOoOC>C>c>oc>oc>oc>oc>g <] Z o |
0w \ A < podosodogoazetotodilz 8 B
[ PATIO PATIO Y 2.1°69590909696%9090°d) c |
& F avers (pavers) PATIA (@' foJoojo-0 0,059 8
2 . . b « R52ot0 et opmogee o |
Z 2 “ P9 09
3 : § C : s 0305080905 0805050 |
=] 210,33 5 208[83 ° 205.50 B “soz0 OL0L0L0, o
I . . \ lc 00/, 0 0 _O_O_0
’ = A | - S ) SR n
~e T — = = —_——
4 HIGH MAX RETAINING WALL S 89°28'45"E 8 w thPERMEABLE , |
! Y PAVEMENT, TOO L
! STEEP TO MITIGATE,
s © SEE GIS FEASIBILITY [{{| ~ 795 -~ Site BM
ma kS | CHECKLIST ~ | 1 105 53
\ AR/ 4(16) AREA3 (22) AlszAzme') / AREA1 (22) |
| ENGLOSING RECT. ENCLOSING RECT. 'ENCLOSING REET: ENCLOSING RECT. N
\ ASPHALT
4 7 EXISTING % EXISTING | ALLEYTO
g ’ HOUSE #1800 990" HOUSE #2508 d | REMAN
| —— 108 |
z / |
\ 0 Lot 1 700 | I Lot 20
; | |
. | , | |
/ | -
) —_— _
% | [ CONCRETE STREET, 33' ROW FROM CL

*  Amenity Area
Required area per SMC 23.45.522 is equal to 25% of the entire lot area. For townhomes, this

can be provided in either common or private amenity areas, with up to 50% located on

rooftops.
Required = 25% (4800) = 1200 sf
Provided = Private: 600 sf @ ground level + 1080 [(4)270] sf @ roof decks = 1680 sf total

Sample Am enitv reo
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Green Factor Score Sheet SEATTLEXZY
[Project il enter sq 1t
of parcel
Parcel size (enter this value first) [ 4,792 ] [SCorRe 0600
Landscape Elements*™ Totals from GF worksheet 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" 0.1
entersq tt
Revised 4/8/09 2 Landscaped areas with a soil depth of 24" or greater 06 856.2
Green Factor ener s
% % ‘lt‘ '\ ’I"'[‘ l< T" X O ¥ 3 Bioretention facilities 1.0
Worksheet g B Plantings (credit for plants in landscaped areas from Section A)
enter sq ft
Planting Area 1 Mulch, ground covers, or other plants less than 2" tall at maturity 0.1 143
1 2 3 4 5 6 7 8 9 10 11 12 13 14 15 16 TOTAL* enter number of plants
Square foot 2 Shrubs or perennials 2+ at maturity - calculated 2268 03 680
Al 0 at 12 sq ft per plant (typically planted no closer than 18" on center)
sauare feol enter number of plants
A2 q 39 313 233 4 4 5 348 32 45 174 38 4 4 127 57 1427 3 Tree canopy for "small trees" or equivalent 900 0.3 270
R . (canopy spread 8 to 15') - calculated at 75 sq ft per tree S
square feet 4 Tree canopy for "smallimedium trees" or equivalent 0 03
B1 q 39 313 233 4 4 5 348 32 45 174 38 4 4 127 57 1427 (canopy spread 16' to 20) - calculated at 150 sq ft per tree
enter number of plants
B2 # of plants 2 25 3 3 53 7 1 30 3 3 17 10 189 5 Tree canopy for "mediumllarge trees" or equivalent 500 04 200.0
(canopy spread of 21" to 25/) - calculated at 250 sq ft per tree
B3 # of trees 2 3 1 3 2 1 12 enter number of plants
6 Tree canopy for "large trees" or equivalent 0 04
B4 # of trees 0 (canopy spread of 26' to 30') - calculated at 350 sq ft per tree
enter inches DBH
B5 # of trees 2 2 7 Tree canopy for preservation of large existing trees 0 0.8
with trunks 6"+ in diameter - calculated at 20 sq ft per inch diameter
# of trees
B6 0 C Green roofs
enter sq t
B7 #of trees 0 1 Overatleast 2" and less than 4" of growth medium 04 -
square feet enter sq ft
[ 0 2 Overatleast 4" of growth medium 07
c2 square feet 0 aotor sqft
D Vegetated walls 07
square feet
D 0 enter sq ft
e square feet R E Approved water features 07
F Permeable paving
F1 square feet 0 ) . i _ onter sq ft
Square foel 1 Permeable paving over at least 6" and less than 24" of soil or gravel 02
F2 698 698 onter sq ft
A square feet R 2 Permeable paving over at least 24" of soil or gravel 05 349.0
ool ' entersqtt
He | Squaretee 288 | 264 24 2 372 84 60 348 24 24 120 36 1668 G Structural soil systems 02
H2 square feet o Sub-otal of sq 1l = 7,220
H Bonuses
square feet onter sq ft
H3 788 450 669 195 2102 1 Drought-tolerant or native plant species 0.1 166.8
H4 square feet 0 ‘ enter sq ft
2 Landscaped areas where at least 50% of annual irrigation needs are met 02
through the use of harvested rainwater
entersq t
3 Landscaping visible to passersby from adjacent 0.1 210
public right of way or public open spaces
entersq
4 Landscaping in food cultivation 0.1

1804 25th Avenue / Seattle, WA 98122

Green Factor numerator = 2,875

Do not count public rights-of-way in parcel size
* You may count in rights-of-way
|property must comply with the Landscape Standards Director's Rule (DR 6-2009)
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Face of building at 25th Avenue
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proposed buildings
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window alignment at south property line existing trees filter light at north prop line

bird's eye view at north property line southern houses southern exposure

5

Window Study

The windows and walls of the proposed duplexes have been thoughtfully designed to increase light access while minimizing the views into
and from the neighboring buildings, as well as from unit to unit, in order to protect privacy of all occupants.

Along the South property line, the proposed windows are corner windows that direct to the Southeast of acquire morning light. They are offset
from the majority of those on the neighboring house [1], while allowing the proposed bright blank wall to reflect light back into the south
neighbor windows. In addition,we proposed tree plantings along these walls to soften the view. These southern houses also have great
exposure south to E Howell Street [5] where there more public spaces direct.

Along the North property line, the existing apartments have fewl windows, which are across from the stairwells of the proposed buildings while

some align with the gaps in the proposed buildings [3]. The existing windows receive filtered light largely obscured by the existing heavy tree
cover [2, 6]. The proposed development should slightly increase the exposure while maintaining the privacy.

1804 25th Avenue / Seattle, WA 98122

proposed buildings
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window alignment at north property line

deep windows at north property
5 ‘ l{(/ N
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8am in september 10am in september

2pm in september 4pm in september

Shadow Study

The existing apartment to the North only has a few windows facing the proposed project that currently only receive minimal filtered sunlight through the
dense cover of existing evergreen trees. The light quantity of their interior environments will likely increase from the proposed development and be similar in
quality.

The existing houses being situated to the South, are not affected by shadows cast by the proposed project, though the light reflecting off the surface of the

proposed buildings will likely increase the quantity of light reaching their north yards and room interiors. Morning shadows will not project across 25th
Avenue.The late afternoon shadows across the alley will likely remain unchanged due to the high elevation of the hill to the west.

1804 25th Avenue / Seattle, WA 98122

12pm in september

existing conditions
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1804 25th Avenue / Seattle, WA 98122

DESIGN GUIDELINES

A—1 RESPONDING TO SITE CHARACTERISTICS

The buildings step down with the slope of the existing grade in order to maximize views for the individual units. Because of the steep front
yards of the houses across the street, and the current tall evergreen trees on the site, the project will not be blocking or changing views from
across the street. The neighbors to the North and South have few windows along the property lines that aren’t already blocked by existing

vegetation or structures. The apartment units in the SE corner with views will still have the view to the east. The proposed parking is located
off the dalley similar to the adjacent developments.

A—2 STREETSCAPE COMPATIBILITY
The street has a character of dense foliage punctuated by entrances to buildings. The proposed building is similar in that it preserves a tall
western red cedar to the south with private space behind with the entrance to the property and street facing unit to the north.

A—3 ENTRANCES VISIBLE FROM THE STREET
The access path to the units from the street is clearly denoted with an opening in a low fence. The low fence is both attractive and provides
a pedestrian flow barrier while maintaining an unobstructed street view to the distinguished front entrance of the front unit.

A—5 RESPECT FOR ADJACENT SITES
This project doesn’'t maximize square footage or height of the stair tower as a way of respecting neighboring properties. The two buildings

contain 6 separations between units, which allow more light and air to pass thru the site.

A—7 RESIDENTIAL OPEN SPACE
3 of the 4 units will have their own private amenity area at ground level that is screened from their neighbors’ views, as well as individual roof
decks with planters. There is also a landscaped pedestrian path along the North property line.

A—8 PARKING AND VEHICLE ACCESS

Parking is provided in the preferred location off the alley. Due to site topography, in order to maintain a driveway slope less than 15%, the
retaining walls need the alley may need to exceed 4’ in height. The geotechnical report provides gquidelines for retaining walls specific to this
site.

C—4 EXTERIOR FINISH MATERIALS
The proposed exterior finish materials fit within the larger neighborhood context of residences with contemporary finishes which dot the
neighborhood. Though lap siding is not proposed, horizontal wood siding is provided as an accent the painted fiber—cement board siding.

D—6 SCREENING OF DUMPSTERS, UTILITIES AND SERVICE AREAS
Solid waste and recycling will be stored off the alley in a screened enclosure that will not be visible from 25th Avenue.

D—7 PERSONAL SAFETY
The units share a circulation path that connects street to alley allowings interactions among owners as they move to and from their individual
units to street, parking or waste. One unit also has views onto parking area and waste area.

E—2 LANDSCAPING TO ENHANCE THE BUILDING AND/OR SITE.

The site is largely enhances by an exceptional existing street tree in the street right of way. Trees are pooposed to soften and screen the
south blank walls. Planting are proposed in the ammenity areas including rooftop planters.
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