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PROPERTY ADDRESS:  3309 Beacon Ave S 

ZONING:    NC1-40          

OVERLAYS:   Frequent Transit (50% reduction) 
LOT AREA/FAR:   6,766/3.25 = 21,990 (allowed) 18,476 or 2.73 FAR (proposed) 
PROPOSED UNITS:  18 

PROPOSED STALLS:  9
APPLICABLE GUIDELINES: Seattle Design Guidelines
PART II:  SITE AND DEVELOPMENT INFO

1. Please describe the existing site, including location, existing uses and/or structures, topographical or other physical features, etc.

The site is located on the west side of the primary arterial, Beacon Avenue S., in the Beacon Hill neighborhood.  The Beacon Hill Light Rail Station is less than half  a mile to the north and Jefferson Park is two blocks to 
the south.  The lot is flat, has no existing structures and is currently used as surface parking lot with a gravel surface.  The parcel is located mid-block between Beacon Ave S to the east and Alamo Pl. S to the west.  Ac-
cess to the existing parking lot is off of Alamo Pl. S

2. Please indicate the site’s zoning and any other overlay designations, including applicable Neighborhood Specific Guidelines.

The site is zoned NC1-40 and is located on a Frequent Transit Corridor (Beacon Ave S) which allows for a 50% reduction in the parking stall requirement. North Beacon Neighborhood Guidelines do not apply.

3. Please describe neighboring development and uses, including adjacent zoning, physical features, existing architectural and siting patterns, views, community landmarks, etc.

Zoning to the North, South and East is NC1-40.  Zoning to the West, across Alamo Pl. S, is SF-5000.  On the sites immediate block, the neighboring building uses include the following:

•	 a two-story apartment building on the adjacent parcel to the North

•	 two parcels to the South with a one-story commercial building containing an eating/drinking establishment and outdoor seating in mature landscaped courtyard on the West half (Beacon Ave S) and a one-story single family house 
on the East half (Alamo Pl S.)

•	 single family homes to the west  across Alamo Pl. S

The site is located on a block where the existing physical context lacks cohesion as a result of the varied building types which include low-rise apartment buildings, detached single family homes, and single-story com-
mercial buildings.  There are a variety of uses that occur in the immediate vicinity. Along Beacon Ave S. there are apartment buildings, single family houses containing office space, a child care center and one eating and 
drinking establishment.  Alamo Pl. S. is predominantly single family residential and one 2-story apartment building.

The section of Beacon Ave where the site is located is tree lined with large, mature specimens. Alamo Pl. S is a 40’ ROW with single family houses with vehicular access from the street. There are no street trees.  

Views of Jefferson Park to the South and the Olympic Mountains to the West are anticipated from the upper levels of the development project.

4. Please describe the applicant’s development objectives, indicating types of desired uses, structure height (approx), number of residential units (approx),amount of commercial square footage (approx), and number of parking stalls 
(approx). Please also include potential requests for departure from the development standards.

The development objective is to build a 4-story mixed use building. Uses include 1200 SF of retail space, 9 enclosed parking stalls and 3 levels of apartments above for a total of 18 units.  The design scheme includes a 
centrally located landscaped courtyard for use by the tenants.  Departures are requested from the following code sections:

23.47A.005.C.1.e STREET LEVEL USES

23.47A.008.B.2 TRANSPARENCY

23.54.030.B.1.b PARKING SPACE STANDARDS

PROJECT INFORMATION
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2NEIGHBORHOOD CONTEXT
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BEACON HILL LIBRARY

LIGHT RAIL STATION

JEFFERSON PARK

JEFFERSON PARK
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ZONING

SITE ANALYSIS
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Project Site

Major Arterial

Freeway

Bus Stops

Light Rail Station
and route

Pedestrian Areas

ACCESS OPPORTUNITIES

SITE ANALYSIS

SUN STUDIES

SUMMER SOLSTICE - JUNE 21

WINTER SOLSTICE - DECEMBER 21
N



5 SITE ANALYSIS - BEACON AVE STREETSCAPE
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6SITE ANALYSIS - BEACON AVE STREETSCAPE
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7 SITE ANALYSIS - ALAMO PL STREETSCAPE
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8SITE ANALYSIS - ALAMO AVE STREETSCAPE

ALAMO PL S LOOKING NORTH
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9 EDG SUMMARY

OPTION 1 - REQUESTS FOR DEPARTURE:
•	 SMC 23.47.005 STREET LEVEL USES
•	 SMC 23.47A.008   STREET LEVEL DEVELOPMENT
•	 SMC 23.47A.032 B.1a   LOCATION OF PARKING

OPTION 2 - REQUESTS FOR DEPARTURE:
•	 SMC 23.47.005 STREET LEVEL USES
•	 SMC 23.47A.008   STREET LEVEL DEVELOPMENT
•	 SMC 23.47A.032 B.1a   LOCATION OF PARKING

OPTION 3 (PREFERRED) - REQUESTS FOR DEPARTURE:
•	 SMC 23.47.008.2.a TRANSPARENCY

OPTION 4 (CODE COMPLIANT) - REQUESTS FOR DEPARTURE:
•	 NONE

BEACON AVE ELEVATION ALAMO PL ELEVATION
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OPTION 4 - PREFERREDOPTION 3 - CODE COMPLIANT



11 PROPOSAL
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12PROPOSAL

ALAMO PL ELEVATION

BEACON AVE ELEVATION



13 FLOOR PLANS - GROUND LEVEL

BEA
C

O
N

 A
VEN

UE S.

SE

A
LA

M
O

 P
L 

S.

PARKING

SOLID WASTE 
STORAGE

COMMERCIAL

RESIDENTIAL LOBBYBIKES

RES 
ENTRY

RESIDENTIAL USE 

RESIDENTIAL UNITS

PARKING

COMMERCIAL



RE
C

O
M

M
EN

DA
TIO

N
   

   
  3

30
9 

BE
A

C
O

N
 A

V
EN

UE
 S

   
   

   
PR

O
JE

C
T 

#
 3

01
80

98
   

   
   

 F
EB

RU
A

RY
 X

X,
 2

01
6,

14FLOOR PLANS - LEVEL 2
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15 FLOOR PLANS - LEVELS 3 & 4 
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16LANDSCAPE PLAN - ROOF



17 LANDSCAPE PLAN - GROUND LEVEL
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18LANDSCAPE PLANTS



19 EDG RESPONSE - BEACON AVE STREET EDGE

The Board supported the strong street edge along Beacon Avenue South, and encouraged the use of high quality materials. (PL3, DC1-A, DC2-B, DC2-C, DC2-E, DC3-A, DC4-A) 

a. The Board recommended modulating the third and fourth floors to the east, while keeping a strong street edge at the first and second floors (CS2-B, DC2-A, DC2-D). 

Response:  Beacon Ave S façade concept; simple strong form. Refined urban infill with interest through form and materials at street-level. Due to the very large 
existing street trees on Beacon Ave that obscure the upper levels of the building we chose to keep the mass of the upper floors simple with large windows to 
create a “treehouse” feel from the interior of the dwelling units. The building facade at street level is “carved” out of the simple mass to create interest and clearly 
define and differentiate the residential lobby from the commercial space at street level.
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20EDG RESPONSE - BEACON AVE STREET EDGE



21

PL3 STREET LEVEL INTERACTION
ENCOURAGE HUMAN INTERACTION AT THE STREET LEVEL WITH CLEAR CONNECTIONS TO BUILDING ENTRIES AND EDGES
...design primary entries to be obvious, identifiable and distinctive.     Entries need to provide privacy and security for residents but also welcoming to visitors...     Design the entry as a collection of coordinated elements...     
Engage passersby with opportunities to interact visually with the building interior using glazing and transparency...     consider incorporating space in the project design into which retail can be extended.

EDG RESPONSE - BEACON AVE STREET EDGE
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22EDG RESPONSE - BEACON AVE STREET EDGE

NEIGHBOR’S SOLID WASTE STORAGE



23 EDG RESPONSE - ALAMO PL STREET EDGE

2. Massing: The Board agreed that uses between the parking and Alamo Place South are desirable, and discussed the importance of designing this façade 
to best respond to the scale of existing development. 

b. Adjacent development was discussed, and the Board agreed that modulation of the structure along the west property line was more desirable than 
modulation along the north and/or south property lines (CS2-B, CS2-C, CS2-D, DC2-A). 

Response:  Alamo Pl S facade concept: Levels 2 through 4 are setback and the middle bay is angled out, breaking up the mass of  the building plane.The ver-
tical wood slat rainscreen base treatment at Level 1 extends up to serve as the railing for the porches at Level 2 creating a strong, sculptural form at the street 
edge that provides scale and interest along the street.
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24EDG RESPONSE - ALAMO PL STREET EDGE

CS2  URBAN PATTERN AND FORM
STRENGTHEN THE MOST DESIRABLE FORMS, CHARACTERISTICS, AND PATTERNS OF THE STREETS, BLOCK FACES, AND OPEN SPACES IN THE SURROUNDING AREA.

…create a sense of place where the physical context is less established.     Buildings that contribute to a strong street edge are particularly important to the creation of a quality public 
realm…     Allow characteristics of sites to inform the design…  Consider the qualities and character of the streetscape…   Evaluate adjacent sites and open spaces, determine how best to 
support those spaces through project siting and design…     Look to the uses and scales of adjacent buildings  when designing a mid-block building 



25 EDG RESPONSE - ALAMO PL STREET EDGE
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26EDG RESPONSE - ALAMO PL STREET EDGE



27 EDG RESPONSE - ALAMO PL STREET USES

1. Street-Level Interaction: The Board agreed that Beacon Avenue 
South and Alamo Place South provide an opportunity to design a 
structure that enhances the street-level pedestrian experience. In order 
to best respond to this opportunity, the Board recommended a strong 
street edge along both street frontages. 

       a. The Board did not support parking along Alamo Place South, 
rather support was expressed for the conceptual design of the interven-
ing uses along Alamo Place South, as shown in Option 3 (CS2-B, PL3, 
DC1-A, DC1-B, DC1-C). 

Response:  There is no proposed parking along Alamo Pl S.

b. The Board recommended including an intervening use between 
the parking and Alamo Place South. The Board suggested uses such 
as live-work units, and/or the residential lobby, agreeing that retail may 
be difficult to sustain. (CS2-B, CS2-C, PL3, DC1-A, DC3-B, DC3-C, 
DC3-D) 

Response:  The parking garage is separated from the street along 
Alamo Pl. S. with a private entry and stair to the dwelling unit on level 
2 and a residential lobby entry.  Residential uses along Alamo Pl S 
provide continuity to the existing residential character and scale of the 
street. There are no existing commercial spaces or retail precedent on 
Alamo Pl S.

CS3 ARCHITECTURAL CONTEXT AND CHARACTER
CONTRIBUTE TO THE ARCHITECTURAL CHARACTER OF THE NEIGHBORHOOD

…in neighborhoods where architectural character is evolving, establish a desirable 
context to build upon in the future.     
Site and design new structures to complement or be compatible with the siting pat-
terns of neighborhood buildings.   

• stoops

• front yards

• no commercial

SINGLE FAMILY SOUTH TO PARKEDUCATION
CENTER

SF HOMESITEAPARTMENTS

SINGLE FAMILY SOUTH TO PARK ZEN GARDEN, TEMPLE & APARTMENTS

SITE

a. The Board acknowledged that it may be difficult to provide both 
the courtyard and an intervening use along Alamo Place South. To 
accommodate both, the Board noted support for departure requests 
to other development standards such as non-residential street-level 
requirements. (PL3, DC1-A, DC1-B, DC2-A, DC3-B, DC3-C, DC4-D) 
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28EDG RESPONSE - ALAMO PL STREET EDGE
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29 EDG RESPONSE - COURTYARD 

3. Courtyard and Open Space: 
The Board supported the courtyard and agreed that 
it could serve purpose for both the residents and the 
commercial spaces. 

b. The Board encouraged further development of the 
courtyard, designing it to be a useable space for both 
residents and commercial users (PL3, DC1-A, DC1-
B, DC2-A, DC3-B, DC3-C, DC4-D). 

d. Access to the courtyard from the residential lobby 
and commercial space on Beacon Avenue South was 
encouraged (CS2-C, DC1-A, DC3). 

Response:  The courtyard is landscaped with trees, 
native groundcovers and shrubs.Residents pass 
through the courtyard at ground level from the main 
residential lobby to the parking garage and across the 
elevated walkways that connect the east and west 
wings of the building at levels 2 through the roof.

Because the unit bedrooms face the courtyard, the 
intent is that it be a quiet, tranquil, beautifully land-
scaped space with seating areas for gatherings of 2-4 
people at a time.  While the commercial space will 
have views to the courtyard, only the residents will be 
allowed to occupy the space. There are no parking 
stall located in the courtyard.

DC3     OPEN     SPACE    CONCEPT
...Develop an open space concept to ensure that interior and exterior spaces relate well and support the functions of the development...     Plan the open space to meet the needs of the users...     place outdoor seating 
and gathering spaces where there is sunny exposure and shelter from the wind...     Site and design open spaces to connect with, or enhance, nearby public open spaces...     look for opportunites to support uses on 
adjacent properties...     Design common spaces for use by all residents to encourage social interaction...     Reinforce existing open space.

NEIGHBOR’S COURTYARD/PATIO

NEIGHBOR’S TREE

COMMERCIAL
VIEW WINDOW
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30EDG RESPONSE - COURTYARD

VIEW THRU COMMERCIAL TO COURTYARD VIEW THRU LOBBY  TO COURTYARD

VIEW THRU COURTYARD LOOKING NORTH

NCOMMERCIAL
VIEW WINDOW



31 ELEVATIONS - EAST/BEACON AVE S
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32ELEVATIONS - NORTH
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33 ELEVATIONS - WEST/ALAMO PL S
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34ELEVATIONS - SOUTH
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35 ELEVATIONS - COURTYARD WEST
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36ELEVATIONS - COURTYARD EAST

 423



37 RESPONSE TO DPD - BLANK WALLS

DPD STAFF COMMENTS: 
Use materials and/or colors to provide visual treatment 
to avoid large blank walls.

Response in favor of the elevations as proposed:

Siding on North and South elevations is finely textured, 
as opposed to large scale panels.

Overall bulk and scale is reduced with building massing 
of East and West “wings” separated by a courtyard.

The NE,NW and partial SW walls are obscured by very 
large trees which are fully leafed out for most of the year.

OUTLINE OF 
ADJACENT 
APARTMENT 
BUILDING 

SOUTH ELEVATION - PROPOSED

NORTH ELEVATION - PROPOSED
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38RESPONSE TO DPD  - BLANK WALL EXAMPLES

2



39 RESPONSE TO DPD - BLANK WALL TREATMENT OPTION 1

OUTLINE OF ADJACENT 
APARTMENT BUILDING 

SOUTH ELEVATION

NORTH ELEVATION
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40RESPONSE TO DPD  - BLANK WALL TREATMENT OPTION 2

2

“ART LINK” VIEW

SOUTH ELEVATION



41 EXTERIOR LIGHTING PLAN
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42SIGNAGE CONCEPT



43 REQUEST FOR DEPARTURE - STREET LEVEL USES

CODE    CODE REQUIREMENT     PROPOSED DEPARTURE       RATIONALE
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44REQUEST FOR DEPARTURE - TRANSPARENCY

CODE    CODE REQUIREMENT     PROPOSED DEPARTURE       RATIONALE



45 REQUEST FOR DEPARTURE - PARKING SPACE STANDARDS

CODE    CODE REQUIREMENT     PROPOSED DEPARTURE       RATIONALE


