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SITE ADDRESS: 3603 35TH AVE S. o117 RAINIER AVE S. mixed-use housing, 4-story housing, and 2-story townhouses. It is located along Rainier Avenue and in the North Rainier Hub Urban Village. Rainier Court IV, along with its preceeding Rainier
NUMBER OF SEATTLE, WA ggﬁ?}(iwﬁﬁséif ANDER 206.760.4237 Courf. devglopments, will bg developed on an urt_>on ‘brownfield' into a mixgd—use, pedestrian friendly, affordable housing developmem for §eniors, Rainier Court IV will also help fo Tronsi’rion
from ifs adjacent é-story neighbors to the west to ifs 4-story apartment building, and then to 2-story townhouses along 35th Avenue. This portion of the development along 35th Avenue will
RESIDENTIAL UNITS: 20 ?gflnlggﬂBR AUND. INC consist of 20 townhouses that will correspond similarly to the scale and feel of the adjacent low-rise residential buildings. Pedestrian access into the block and further into the Rainier Court
NUMBER OF 15200 52ND AVE. S. SUITE 200 development, will be through several points along 35th Avenue and in between the townhouse buildings. Parking will be provided along the alley that will be developed in between the
PARKING STALLS: 29 (09 SHARED) i apartment building and the townhouses to allow for uninterrupted pedestrian walkways, street frontages, and landscape between the street edge & building. Adjacent to this development is

SEATTLE, WA 98188

CONTACT: DIANAKEYS 206.766.8300
LANDSCAPE ARCHITECT:

THE LA STUDIO, LLC

15200 52ND AVE. S.,SUITE 210

SEATTLE, WA 98188

CONTACT: CHRIS PETERSEN 206.204.0507

Rainier Court IV - "East" Townhouses

an existing shared public-private park at the northeast corner of the property. This development wil create a sense of community while also promoting safety and security.
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NEIGHBORHOOD AERIAL
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NARRATIVE OF CONTEXT DESIGN CUES:
The area surrounding the proposed site development has many cues fo inform the design. It is an urban site that transitions from more urban/denser

development to single family housing. It is in the North Rainier Hub Urban Village in southeast Seattle along Rainier Avenue, and part of a larger multi-phased
mixed-use urban housing development, Rainier Court. Rainier Court |, Il, and il provide both ground level commercial and residential urban living. The proposed
townhouses along 35th Avenue will relate to the scale and feel of the townhouse developments on the other side of 35th Avenue. Landscape setbacks will be
used along 35th avenue and potentially similar materials and forms could be used. Other potential influences are the townhouses of Rainier Court Il and from
the increasing number of new & contemporary styled townhouses and single-family homes being developed in the blocks immediately adjacent to the east.

See the context map & accompanying photos and the streetscape photos for reference to this narrative.

Rainier/Genesee Business District

< CONTEXT ANALYSIS - VICINITY & ZONING MAPS
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4 Rainier Court lll (4-story apartment bldg.+ townhouses
(affordable senior housing)

9 pedestrian sidewalk & facades

1 4-story storage building

Rainier Court [V - "East” Townhouses <ll> CONTEXT ANALYSIS - PHOTOS (NODES/USES/LANDMARKS) P 4
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12 John Muir School

hank You $i
7 Your sﬂﬁpan of the 2! :
Parks and Greén Spaces Levy provided funding
to acquire this park space.

e funisng,

11 Single Family House 14 Future Park

City of Seattle Parks has purchased 2 acre parcel from SEED to
develop a new public park south of RCIV project site

10 Rainier Avenue 13 Neighborhood Retail Center 17 New contemporary townhouses

(see p4 for map)

Rainier Court IV - "East” Townhouses < CONTEXT ANALYSS - PHOTOS [NODES/USES/LANDMARKS] 5
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SUBDIVISIONS IN NW. 1/4 SEC. 15 & NE. 1/4 SEC. 18 B

) FOR ENLARGED P AN

&Y NOT OPEN

Junity UsE
hRpENS)

Rarvisicn

36th Ave 5.

Township 24 North, Range 4 East, Willamette Meridian
City of SEATTLE KING County State of WASHINGTON

Title: ALTA / ACSM LAND TITLE SURVEY
Amaricon Land Tie Associction / Americon Congress on Serveying & Mopping ond Notionol Sociefy of Professiondl Surveyons

PORTIONS of the NW. 1/4 of SECTION 15, & the NE. 1/4 of SECTION 18

|
oo Lo o [ |

_ SCALE: 1'=140"

WAC, ORD. 82352 1
SOTOTASE 39055

PROJECT INFORMATION

BLOCK LOCATION
Rainier Ave. 5. & 33rd Ave S,

33rd Mve. 5. & 34th Ave. 5.
Hth Ave. 5. & 35th Ave. S.

GALGULATED LAND AREA

62,555 + sq. ft. [or 14361 £ Acres)
110,194 + sq. it [or 25297 + Acres]
118,288 + sq. fl. [or 27155 % Acres]

EXISTING. BUILDING .I

LEGAL DESCRAIPTIONS & TAX ACCOUNT NUMBERS  (As per Pacific Northwest Title Company)

Paresl A = TAX LOT No. 983520-D030 & Neo. S83520-0050

Lots 1 through 20, inclusive, Block 2, York Second Addition ta the City of Seattle, occording
to the plot thereof recorded n Voume 16 of Piets, poge 77, in King County, Woshinglon;
TOGETHER WITH that portion of wocated aley odjsining. which upon vocation, attoched to said
property by operation of ow, o provided by Ordinonce No. B2352 of the City of Seattie.

Parcel B = TAX LOT No. 983520 -0150; -0170; -0180; -0230
Lota 1 through 20, inclusive, Block 3, York Second Addition ta the City of Seattle, according =
to the plot thereof recorded n Volume 16 of Plats, poge 77, In King County, Waoshington, ::g:m mﬁu Hinon's Fokuler Boukavard Addiion 1o e (2 of Seatt
, CO. Garden y e, .
Porcel C - TAX LOT Mo. 335740-0005; —0025 -0035; —0045; -0065 —0075; —0080  sceording 1o the plat thereol recordsd in Wolume 12 of Plals, poge 65, i King County, Weshington. 3
LM: 1, 2. 5 through 10, inclusive, ond Lots 13 through 16, inchusive, Block 44, w
. Dbilimon's Roinker Bowevord Gorden, cccording 1o the plot thereof recorded

in Volmne|2 of Plots, poge 65 in King County, Washington.
Parcel G = TET940-0046 Poreel | — TAX LOT No. 335740-0085

7 ond 18, Biock 44, C.0. Hilkmon's Rainler Bowevord Gorden Addition, - 3
That portion of Lot 9, Block 1, South Byron Addition to the City of Sesttle, occordng to the pist 1018 3 ond 4 ond Lats 1 : ol d
thereof recorded I Vohame 10 of Piats, poge 15, In King County, Washinglen, and of ihe Norihegst SCO7NG to the pat thereo! recorded in Volume 12 of Plats, page 65, in King County, Washinglon. é H
quarter of the Southeast quorter of the Northeast quorter of Section 18, Township 24 North, H
Flonga 4 Enat, Witcmetle Meridian, b King Ceunty, Washington, deacrbed ca folloes:
BEGHNNG ot the intarsaction of the Nertheasterly margn of Renisr Avenus with the
Soulhwastaly ariain of e Nocharetay ine of aud Lot 9, Bk 1, Parcal J ~ TAX LOT No. 787940-0030 .
o cis Rt et e Lota 6, 7, 8, 12, 13, ond 14, Biosk 1, South Byren Additkn to the City of Seatlls, accordn
THENCE Northeasterdy along said extension and along ge Northwesterly fne of sold Lot 8, o the pist thereo! recorded in Voleme 10 of Plats, page 1%, in King [:;aunly_ Washingten; ? }

Parcel D = TAX LOT No. 335740-0125

Lets 5 & ond 7 ond Lots 14 threugh 20, inclusive, Block 45, CD. Himen's Reinier Boulaverd
Garden Addition, occording to the plat thersof recorded in Volume 12 of Plats, poge 65,

in King County, Washington,

Parcal E = TAX LOT No. 335740-0105 & No. 3357400115

Lets 1 through 4. Block 45, C0. Hilmon's Roinler Boultvord Gorden Addtion, eceording to
the Plat thereol recorded in Vilume 12 of Plols, poge 63, in King Counly, Washinglen.

RAINIER COURT
Pacific Northern Construction Company
Renton, WA 98055

334 Woells Ave S., Suite B

SITE BENCHUAR
ELEV, w 4281 FEET-

116.08 feel to the most Northerdy comer of sod Lot
4 TOGETHER WITH pertion of wocated aley, &1 may eltoch by operalion of law:
Streetlys

THENCE Scuttheasterty dieng the Herthecsterly line of said Lot 9, 10 fest;
e [percenia nad fine of o Lol B, 115 faet, more o6 Jes EycERT e Southwesterty 25 feet of Lot & ond the Southwestery 25 feet of the
Morthwesterly 5 feet of Lot 7, o3 conveyed to the City of Seottle by deed
u

to sold hexstody maorgin of Roiier Avenus;
THERCE Northwesterly :‘:bq said Northeosterly margin 10 fest, more o less, nder Recording No, 5592895,

to the ploce of begin
AND Lots 10 ond 11, Block 1, South Byron Addition to the City of Seattle, mg Ie

Paresl K = TAX LOT No. S83520-0005

s @beepEina O 0ead 351

v

THE MONUMENTED CENTERLME OF 5. CHARLESTOWN STREET
TAKEN AS South BS26°45° West

\I'E‘HTICAL DA'I'UM BASIS OF ELE\I'-ITlONs

NORTH Al DATUM OF 1988 AVDES
s ADOPTLD & DE\&LU’ED BY THE CITY OF $D\TI‘1{ PFUBLIC WORKS DEPARTWENT

PROJECT BENCHMARK
\UPUWSSD'B(‘US.SI‘VM SIDEWALK
O SE. QUADRANT OF INTERSECTION OF 5. WPST & RAMER ME 5.

SEATILE CONTROL POINT MO, SWV=2513 ELEV. = 46.05 FEET
Ql‘l'l IENGHMAR!

NMOST 2° BRASS DISK @ INTERSICTION OF
S DM.ESTONKSY amm_&[sﬂ:mc;

ELEV. = 42.81 FEET
HOTES

1. UNDERGROUND UTILITIES AND FEATURES DEPICTED HEREON AR( BASED ON
FIELD OBSERVATION, INGS, CEVELOP)
DOCUMENTS ONLY. THE FH.IE LOCATION, MATURE. MW’OR

AVAILABLE
RECORD EXISTENCE
OF BELDW GROUND FEATURES, DETECTED OR UNDETECTED, SHOULD BE VERIED.

TALBOT CAMPBELL. JR., (et we) os to Parcel |

RICHARD H. SWEEZEY, DAVID R. SWEEZEY and PAUL C. SWEEZY, trustees
of The Richard C. Sweezey Trust of 1990, os to Porcels J & K.

the plat thereof recorded in Youme 10 of Picts, poge 15, In King County, Washingh H
EXCEPT these portions condemned in King County Superior Court Couse No. B?SBJ; Lots 1. 2, 3, 4.5, 6, 7, B ond 9, Block 1, York Second Acdiion to the City of Secitle, =
Al fhat perticn of the Nerthesat quorter of the Southecst quorter of the Northeast quorter of  Scoording to the plat thereof recarded in Vidume 16 of Plats, page 77, i
Section 16, Township 24 Morth, Ronge 4 Eost, Wilomette Meridion, in King County, Woshinglon, ™ K09 County, Woshingtee; N
SURVEY INFORMATION g orthoanary of ndr z{\lgae:u sslaished by Ktng Couny Superkr Caurt mn TOGETHER WITH portions of vacoted clley and sirest odjoining a3 may attoch by cperation of law. x ¢ =
o, an v production o & ;
PROGEDURE / NARRATIVE Lo} 10, Block 1, Soulh By Addlion 1 he Gty o1 Seolle, ocoording 10 e Pt g 2 .
A PELD TRAGRSE USING 4 S0KXA 100" TOTAL STATON. D "SOR_13" DUA racorded in Volume 10 of Plats, poge 15, in ing County, Woshingters: @ i
COLLECTOR SUPPLEMENTED WITH FELD TRUE " okning o m " w
THE ANGULAR, DISTANGE. AND VERTCAL n:l.»\mnsnps BETWEEN THE IIOWIENTS TOGETHER WITH thot portion of vocaled aley edjining ot would altoch by operclion of low 5 ﬁ “E
PROPERTY LINES, AND TOPOGRAPHIC FEATURES AS SHOWN WEREON. A “LETZ B-Z8 é £ 32 L
lUTMTiC LML WAS USED TO CHECK AND ESTABLISH THE ELEVATION OF g oo =
AND CONTROL POINTS. THE RESULTING DATA MEETS OR EXCEEDS THE T80 aw ¢
LEGEND STNDIATS FOR. LA BOUADARY SRS 46 ST FORTH 1 ot S5 oo T —. S558 ¢
i
/n. 3;_;‘:; OF ‘;"—r“;;"s o " SOUTHEAST EFFECTIVE DEVELOPMENT INC.. o  Wostingon neaprof. corpoticn, Sg EI = gg
3 mam&mﬂﬂommﬂrsmmm@ rlrmmt YOOI m;%’g“ e
Al L o o —
RAINIER COMMUNITY CAPTAL CORPORATION. o Washington Corporation, N o o 2
HORIZONTAL DATUM - BASIS OF BEARINGS us to Parcels D, E. & F. O e DEICATION TrEx §§

o
SOUTHEAST EFFECTVE DEVELOPMENT INC., o Washington nonprofit corporation
PACIFIC NORTHWEST TITLE COMPANY

This i to cortify thet this map or plot ond the survey on which it i3 bosed
were made in accordance with “Minimum Stondard Defil Requirements for
ALTA/ACSM Lond Title Su'w jointly established ond odopted hg
ALTA, ACSM and NSPS in 1995, ond includes ltems 1, 2, 4, 5, B, 9, 10, & 11(g)
of Table A Lha-oal' Fuman! o the Accuracy Standards os adopled by
ALTA, ACSM, and NSPS and in effect on the date of this certification,

the undersigned further certifies that "I.he Pusitional Uncartointies

resulfing from the survey measuremen on the survey

o not exceed the alo-uble Pasitienal Tol:fuwe

ote: Mpgye 7, 2003

Tt T O

Prof rveyor
Washington Registration No. 30582

¢
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land planning
landscape architecture

preliminary planting plan - east site
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LR2-RC ZONING INFORMATION:
-NORTH RAINIER HUB URBAN VILLAGE*
-SOUTHEAST SEATTLE REINVESTMENT AREA*, & RAINIER/GENESEE BUSINESS DISTRICT*
*see accompanying page, P15

Chapter 23.45 — MULTI-FAMILY

SMC 23.45.502 Scope of provisions
A. Lowrise LR2
-Site zoning is LR2-RC.

SMC 23.45.504 Permitted & prohibited uses
-Residential use is permitted.

SMC 23.45.510 FAR(floor area ratio) limits
B.Table A: Town houses in LR2 zones shall have a FAR of 1.0 or 1.2(see requirements in 23.45.510.C).
C.1. The higher FAR limit is allowed if it follows the green building performance standards.
-The FAR limit is 1.2

SMC 23.45.512 Density limits-Low-rise zones
Table A, exception 2. There is no density limit in LR2 zones for townhouse developments.
-There is no density limit.

SMC 23.45.514 Structure Height — Low-rise zones
A.Table A: Maximum height for townhouse developments in LR2 zones are 30 feet.
D. Pitched roof exception: 1. In LR zones, pitched roofs with a min. slope of 6:12 may extend an additional 5 feet above the
height limit.
E. Shed & butterfly roofs in LR zones may extend 3 to 4 feet above the height limit.
H&J. Parapets, chimneys, and other rooftop features may extend an additional 4 to 10 feet depending on the feature.
-The height limit is 30 feet, but pitched roofs and shed roofs may extend an additional 3 to 5 feet.

SMC 23.45.518 Setback requirements - Low-rise zones.
A._ In LR zones: front & rear setbacks for townhouses are 7 feet (average), and 5 feet minimum. Side setbacks for facades

40 feet of more are also 7feet (average) and 5 feet minimum.
H. Projections are permitted in required setbacks.
-Setback of 7 feet average and 5 feet minimum are required on all sides(front, rear, & side).

SMC 23.45.522 Amenity area.
A.1. For townhouse developments in LR zones, 25% of the lot shall be amenity space.
A.2. Amin. of of 50% of amenity space shall be at the ground level.
A.3. Amenity space on ground level for townhouse developments may be either private or common.
A.4. An unenclosed porch shall be a min. of 60sf.
A.5. Common amenity area for townhouse developments shall not be less than 250 sf, and a min. dimension of 10 feet.
-9,102sf(25% of 36,408sf) of amenity area is required if the park is included as lot area. 8,313sf(25% of 33,251sf) is
required if park is not included.

SMC 23.45.524 Landscape standards.
A.2. A Green Factor of 0.6 or greater is required in LR zones.
-A Green Factor of 0.6 is required.

SMC 23.45.526 LEED, Built Green, Evergreen Sustainable Development standards.
-Development will follow Evergreen Sustainable Development standards.

SMC 23.45.527 Structure width and facade length limits in LR zones.
A.Table A: Townhouse developments in LR2 zones shall have a max. 90 foot width.
B._ Max. fagade length in LR zones: the max. combined length of all portions of facades within 15 feet of a lot line that is
neither a rear lot line of street or alley lot line shall not exceed 65% of the length of that lot line.

Rainier Court IV - "East" Townhouses

RAINIER COURT ASSOCIATES 2015-V, LLC

JOHNSON BRAUND e

SMC 23.45.536 Parking location, access, and screening.

A._ Min. parking requirements.

-Per chapter 23.54.015 Table A, no parking is required.

B&C. Parking shall not be between principal structure and street lot line. Alley access is required.
-Parking is located in the alley way in between blocks.

SMC 23.45.578 Public or private parks & playgrounds.
-There is a sculpture park on the north east corner of the lot and a P-Patch community garden across the street
from the park.

Chapter 23.53 REQUIREMENTS FOR STREETS, ALLEYS, & EASEMENTS - both Multi-family & Commercial

SMC 23.53.005 Access to lots.
A.1. For residential uses, 10 feet of lot line shall abut a street.
A.2. For non-residential uses, at least 5 feet of lot line shall abut a street.
A.3. For non-residential uses that provide parking, an amount of lot line sufficient to provide the required driveway width
shall abut a street or an alley improved to the standards of section 23.53.030.
-There is both access to street and alley along both frontages.

SMC 23.53.006 Pedestrian access and circulation.
A._ Pedestrian access and circulation are required on all streets in all zones.
C._ Within Urban Villages, sidewalks are required whenever new lots are created through the platting process.
-New sidewalks will be provided along 34" & 35" Avenues.

SMC 23.53.015 Improvement for existing streets in residential and commercial zones.
Table A: A 40 foot right-of-way width is required for LR2 zones; 52 feet for C1 zones.
C.2.a. Existing non-arterial streets with less than the min. right-of-way width shall have a dedication requirement of
additional right-of-way to be half the difference between the current right-of-way and the min. right-of-way width.
34" Avenue is required fo have a 1’ site dedication for a total R.O.W. width of 52°. 35" Avenue is required to have a
7’ site dedication(3.5’ each side) for a total R.O.W. width of 40’.

SMC 23.53.025 Access easement standards.
D.2. Easement shall provide a roadway of at least 24 feet wide.
D.4. A turnaround shall be provided unless the easement extends from street to street.
-The alley will be improved to 22 feet wide. Approved alley improvement exception allows for connection to 34t
Ave. § & 35" Ave. S in lieu of steep grade to Spokane St.

SMC 23.53.030 Alley improvements in all zones.
E.1. Existing alleys shall meet the min. width and improvements shall be provided for access to parking spaces.

Chapter 23.54 PARKING STANDARDS & WASTE STORAGE. —Multi-family

SMC 23.54.015 Required parking.
A.Table A: No min. parking is required for residential and non-residential uses within an Urban Village and is located within
1,320 feet of a street with frequent transit service.
-No parking is required on site.
K. Bicycle parking: 1 per 4 dwelling units - long term.
-6 long term bicycle parking spaces are required. (20 units/4 = 5)

SMC 23.54.030 Parking space standards.
A.2. Medium vehicle stalls are §'x16'
B.1.b. When 5 or more parking spaces are provided, a min. of 60% of stalls shall be sized for medium vehicles.
E.Exhibit C. Parking aisles shall be a min. of 22 feet wide for medium stalls at 90d.
F. Curb cuts
-Medium sized stalls and a 22 foot aisle width is provided.

SMC 23.53.040 Solid waste & recyclable storage and access.
A.Table A: 225sf of shared storage space is required for 16-25 units.
-225sf is required, 20 units are provided.

DATE: 10-13-2015
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NORTH RAINIER HUB URBAN VILLAGE
North Rainier Hub Urban Village:

The proposed development of Rainier Court IV is within the North Rainier Hub Urban Village. It meets the goals of a Hub Urban Village
by adding residential density, mixed-use with commercial services that support the residential population, location along a major arterial
street with frequent transit service, and much more. Below is a brief summarized list of definitions and goals of Hub Urban Villages as
it relates to the project:

From Seattle's Comprehensive Plan/Towards a Sustainable Seattle, January 2005: Urban Village Element

Hub Urban Village Goals:
UVG24  Accommodate concentrations of housing and employment at strategic locations in the transportation system
conveniently accessible to the city's residential population, thereby reducing the length of
work-trip commutes.

UVG25  Provide convenient locations for commercial services that serve the populations of the village, surrounding
neighborhoods, the city, and the region.

UVG26  Accommodate concentrations of employment and housing at densities that support pedestrian and fransit use and
increase opportunities within the city for people to live close to where they work.

Hub Urban Village Policies:
UV25  Designate as hub urban villages areas that are consistent with the following criteria:
1. Zoning that allows a mix of uses to accommodate concentrations of employment and housing.
3. The area presently supports, or can accommodate under current zoning, a concentration of residential
development at 15 or more units/acre within 1/4 mile of the village center.

4, Surroundings comprised primarily of residential areas that allow a mix of densities, and non-residential activities that
support residential use.
6. A broad range of housing fypes and commercial and retail support services either existing or allowed under current

zoning to serve alocal, citywide, or regional market.
7. A strategic location in relation to both the local and regional transportation network, including:
a. Transit service with a frequency
of 15 minutes or less during peak hours, and 30-minute transit headways in the off-peak hours, with direct
access fo at least one urban center, with the possibility of improved connections to future high capacity transit
stations

b. Located on the principal arterial network, with connections to regional transportation facilities
8. b. Accessibility to major open space resources in the general area via either existing or potential urban trails,
boulevards, or other open space links, or anticipated major public investment in open space.
9. Opportunities for redevelopment because of a substantial amount of vacant or under-used land within the village.

SOUTHEAST SEATTLE REINVESTMENT AREA,

Chapter 23.67 - SOUTHEAST SEATTLE REINVESTMENT AREA

The proposed development is within the Southeast Seattle Reinvestment Area and follows the intent of the area. It is proposed to revitalize an
existing brownfield along Rainier Avenue. It is proposed to increase residential pedestrian activity and provide retail services for the residences.
See below for descriptions of the Area and its boundary gualifications.

23.67.010 - Purpose and intent.

The purpose of this chapter is to implement the Southeast Seattle Reinvestment Area Policy, Resolution 28401 and adopted Land Use
Policies by creating a Southeast Seattle Reinvestment Area (SESRA). The intent is to promote community revitalization and investment,
and to encourage development which supports business activity and provides employment opportunities and needed services to the
residents of Southeast Seattle.

23.67.040 - Southeast Seattle Reinvestment Area-Rezones for boundary changes.

B.  SESRA Boundaries.
2. In addition to the above criteria, one (1) or more of the following conditions shall be met:

a.  The area contains vacant land, or vacant or dilapidated structures, parking or open storage uses and is abutting or
across the street or alley from an existing concentration of commercial activity; or

C. Rezone criteria.

1. The proposed designation shall strengthen and reinforce existing commercial nodes, and encourage the development ana
retention of businesses while retaining or providing adequate buffers between commercial and residential areas; or

2. The proposed designation shall enhance the vitality of business activity according to the following:
a.  Increase and enhance pedestrian activity, thereby increasing property surveillance and public safety, and
¢.  Increase retail, enterfainment, or personal services for residents of the surrounding area, or

d.  Encourage development on land which is vacant or contains abated or dilapidated buildings, or

Rainier Court IV - "East" Townhouses

RAINIER COURT ASSOCIATES 2015-V, LLC

APPROVED ALLEY EXCEPTION REQUEST 3019909 & 3019913

EXISTING ALLEY ROW IS NOT DEVELOPED.

ALLEY ROW CONNECTS SPOKANE STREET TO A DEAD-END CONDITION ON SITE.

SPOKANE STREET IS ALSO A DEAD END CONDITION.

DUE TO STEEP GRADE CONDITIONS, CONNECTION TO SPOKANE STREET IS NOT FEASIBLE FOR A SAFE & ACCESSIBLE DEVELOPMENT.

APPROVED ALLEY EXCEPTION ALLOWS THE ALLEY TO NOT CONNECT TO SPOKANE STREET. INSTEAD ALLEY IS IMPROVED BETWEEN WEST AND EAST PARCELS OF
THE RAINIER COURT IV DEVELOPMENT. THE ALLEY IS CONNECTED TO 34TH AVENUE S. AT THE SOUTHWEST END OF THE WEST SITE AND TO 35TH AT THE NORTHEAST
END OF THE EAST SITE.

LONING SUMMARY

JOHNSONBRAUND e
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LR2-RC (Townhouses)

CS2 Urban Pattern & Form

Strengthen the most desirable forms, characteristics, and patterns of
the streets, block faces, and open spaces in the surrounding area.

A. Location in the city & neighborhoods: 1. A sense of place,

2. Architectural Presence
Response: The preferred option helps to create a sense of place and architectur-
al presence by fronting itself with porches, gables, & windows towards both 35th
Ave. S. & alley.

B. Adjacent sites, streets, & open spaces: 1. Site characteristics, 2. Connection
to the street, 3. Character of open space

Response: All of the options respond to the slope of 35th Avenue by stepping
each of the buildings down. Alternate 2 & Preferred schemes have pedestrian
walkways that connect to semi-private shared open spaces and further across
alley to shared indoor & outdoor amenity spaces.

D. Height, bulk, and scale: 1. Existing development & zoning, 3. Zone transitions,
4. Massing choices, 5. Respect for adjacent sites

Response: The townhouses respond appropriately to the adjacent low-rise zon-
ing, which has both 3-story townhouses & 2-story single-family houses, by using
similar forms of pitched roofs & similar two-story massing. The massing from the
length of the three townhouse buildings are broken down further by projections,
gables, & porches. This responds to the smaller massing of the adjacent buildings
across 35th avenue.

Aerial view - scale - neighborhood transition

Rainier Court IV - “East” Townhomes

CS3 Architectural Context & Character

Contribute to the architectural character of the neighborhood.

A. Emphasizing positive neighborhood attributes: 1. Fitting old and new together,
3. Established neighborhoods, 4. Evolving neighborhoods

Response: The preferred option responds to the existing adjacent residential
neighborhoods with similar pitched roof forms, materials, colors, and details. It
also exhibits positive neighborhood values by opening itself to the street with
porches, windows, gables, and within a landscaped setback.

35th Avenue -looking north

PL2 Walkability

Create a safe and comfortable walking environment that is easy to
navigate and well-connected to existing pedestrian walkways and
features.

A. Accessibility: 1. Access for all, 2. Access challenges

Response: All of the options allow access through the block in between the
buildings with landscaping and walkways to the mid-block alley and to the other
residential amenities in the other Rainier Court developments to the west. Parking
will be accessed from the mid-block alley way, but will have pedestrian walkways,
& residential porch entries directly accessing the parking and within a landscaped
buffer. The approved alley improvement exception eliminates the steeply sloped
righ-of-way and provides an accessible route of travel through site and connectivi-
ty to both 34th Ave. S and 35th Ave. S.

B. Safety and security: 1. Eyes on the street
Response: All of the options both front the street and the alley way to have “eyes

on the street”.

DC2 Architectural Concept

Develop an architectural concept that will result in a unified and func-
tional design that fits well on the site and within its surroundings.

A. Massing: 1. Site characteristics and uses, 2. Reduced perceived mass

Response: The townhouses are broken into three separate buildings that step down
the sloped site. The massing of each of these building is further broken down by
projections and recesses, gable ends, and porches. In the preferred option, the pitched
roofs and eaves reduce the perceived height and respond to the adjacent homes.

B. Architectural and facade composition: 1. Facade composition

Response: The preferred option is composed of projections and recesses, covered
porches with painted columns and railings, gabled ends with projected eaves, large
windows with trim, and painted trim boards and siding to cover the exterior.

C. Secondary architectural features: 1. Visual depth and interest, 3. Fit with neighbor-
ing buildings

Response: All of the options show visual depth by projections and recesses, eaves
from pitched or shed roofs, and porches. The preferred option fits within the immediate
context of homes by its pitched roof with hip & gable ends.

D. Scale and texture: 1. Human scale
Response: The preferred option breaks down the pedestrian scale with shed roofs
over the porches and trim boards at the pedestrian height at the next floor level.

Alley - looking north

RAINIER COURT IV ASSOCIATES 2015-1V, LLC

JOHNSON BRAUND e

PRIORITY - DESIGN GUIDELINESP17

DATE: 10-13-2015



SPOKANE STREET

35TH AVENUE SOUTH

RETAINING WALL

ALLEY

CONNECTION

T0 35TH

"FRONT'YARD

10

1"

12

‘ | "KEAF" FARD

13

14

15

16

17

29 | 28

27

26

25

24

23 22 21 | 20 19 18 17 16 15 | 14 13

20

improved ALLEY ROW

TRASH

160"

PROPERTY LINE

| transf.
pad

34

33 32

31 30

29

28

27

26

25 24 23 22 19| 18

17 16

—

15

14 13

™

residential

RC IV WEST

3019909
4-STORY MIXED-USE APARTMENT BUILDING

lobby

13-0"

Y1

Y1

1D

[

commercial

Y1

L _ T T Tl _ T T T Tl ___ T

v

ALLEY
ACCESS
TO

34TH

& SURFACE PARKING
(11) stalls for commercial

ACCESS

1

10

=T
«°

DESIGN ALTERNATE 1:
TYPICAL 15 FT. WIDE TOWNHOUSE

2-STORY RESIDENTIAL TOWNHOUSE BUILDINGS INCLUDES:
(2) 5-PLEX & (1) 7-PLEX = 17 UNITS TOTAL

TYPICAL  TOWNHOUSE
CONFIGURATION.

- FRONT ENTRY PORCHES ARE SITUATED OFF OF 35TH AVE. SOUTH.
- REAR PORCHES ARE SITUATED OFF OFF ALLEY.

-FRONT AND YEAR LANDSCAPED "YARD."

UNIT  WITH FRONT TO BACK

PROJECT STATISTICS:
TOTAL: 19,896 SF

FAR: 19,896 1 36,409
PARKING:

17 UNITS
55
29 ONSITE

OPPORTUNITIES:
1. LARGE LANDSCAPED "FRONT" YARDS ON 35TH AVENUE.
2. IARGE LANDSCAPED "REAR" YARDS ON ALLEY.

CONSTRAINTS:

1. BUILDING CONFIGURATION HAS A "FRONT & BACK." WHILE
FRONT PORCH ENTRIES ENGAGE THYE STREET, THE UNITS  TURN
THEIR BACK ON ADJACENT SHARED DEVELOPMENT.

2. BUILDING CONFIGURATION DOES NOT MAXIMIZE UNIT COUNT
OR OPEN SPACE OPPORTUNITIES.

3. NARROW WALKWAYS BETWEEN BUILDINGS, POOR DEFENSIBLE
SPACE.

DEPARTURE REQUESTS: NONE

Rainier Court IV - "East" Townhouses

mid-block

crossing to
pedestrian
promenade

34TH AVENUE SOUTH

¢

RAINIER COURT ASSOCIATES 2015-V, LLC
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SCALE: 1"=30-0"
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35TH AVE. LOOKING NORTH

BUILDING MASSING FROM NORTHEAST LOOKING SOUTHWEST

ALLEY LOOKING SOUTH (FROM PARK

)

HALLEY LOOKING EAST FROM WEST APTS CONNECTION

BUILDING MASSING FROM SOUTHEA LOOKING NORTHWEST

P19
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Rainier Court IV - "East" Townhouses
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DESIGN ALTERNATE 2:
"TWO FRONTS" TOWNHOUSE

2-STORY RESIDENTIAL TOWNHOUSE BUILDINGS INCLUDES:
(2) 8-PLEX & (1) 4-PLEX = 20 UNITS TOTAL

TOWNHOUSE UNIT WITH "FRONT" ONLY CONFIGURATION.
BUILDING CONFIGURATION HAS UNIT ENTRIES ON BOTH 35TH
AVE. SOUTH AND ALLEY.

-CENTRAL SHARED OPENSPACE - ALIGNED TO WEST PARCEL
CONNECTION

PROJECT STATISTICS:

TOTAL: 22383 SF 20 UNITS
FAR: 22,383 / 36,409 62
PARKING: 29 ONSITE

OPPORTUNITIES:

1. BUILDING CONFIGURATION HAS "TWO FRONTS" ENGAGING
BOTH THE NEIGHBORS ON 35TH AVE SOUTH & ACROSS ALLEY TO
WEST PARCEL.

2. OPPORTUNITY FOR LARGE SHARED OUTDOOR GATHERING
OPEN SPACE.

3. OPEN SPACE IS CENTRALLY LOCATED ON AXIS TO WEST
APARTMENT ENTRY/ CONNECTION.

CONSTRAINTS:

1. LARGE "GAP" IN 35TH AVE. STREETSCAPE.

2. SEMI-PRIVATE SHARED OPEN SPACE IS VERY VISIBLE TO THE
STREET. SECURITY / SAFETY CONCERNS.

2. SINGLE OPEN SPACE DOES NOT ENGAGE ALL (3) BUILDINGS.

DEPARTURE REQUESTS: NONE

Rainier Court IV - "East" Townhouses

34TH AVENUE SOUTH

mid-block
crossing to
pedestrian

promenade

RAINIER COURT ASSOCIATES 2015-V, LLC
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Rainier Court IV - "East" Townhouses
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SPOKANE STREET

35TH AVENUE SOUTH

Jj

DESIGN ALTERNATE 3: "PREFERRED"
"TWO FRONTS" TOWNHOUSE W/
SHARED OPEN SPACES

2-STORY RESIDENTIAL TOWNHOUSE BUILDINGS INCLUDES:

(2) 7-PLEX & (1) 6-PLEX = 20 UNITS TOTAL
1] ] ] L L L L | I
TOWNHOUSE UNIT WITH "FRONT" ONLY CONFIGURATION.
BUILDING CONFIGURATION HAS UNIT ENTRIES ON BOTH 35TH
1 2 3 8 9 10 14 15 16 17 AVE. SOUTH & ALLEY.
I: I: - (2) CENTRAL SHARED OPEN SPACES
ALLEY 5 6 7 11 12 13 18 19 20 PROJECT STATISTICS:
= TC(;?;'S“T'ECT‘ON TOTAL: 22,413 SF 20 UNITS
> FAR: 22,413 / 36,409 8
s . ' ' ' ' ' PARKING: 29 ON SITE
maliy T T T
« OPPORTUNITIES:
1. BUILDING CONFIGURATION HAS "TWO FRONTS" ENGAGING
BOTH THE NEIGHBORS ON 35TH AVE SOUTH & ACROSS ALLEY TO
20 | 28 | 27 |26 |25 | 24 | 23 | 22 | 21|20 | 19 18 |17 |16 | 15 |14 | 13 | 12 | 11 | 10 9 | 8|7 |6 |5 | 4|3 1 WEST PARCEL.
2. OPPORTUNITY (2) FOR LARGE SHARED OUTDOOR GATHERING
OPEN SPACES - ALLOWS FOR MULTIPLE GROUPS.
_ _ ) - _ B B B B improved ALLEYROW B B B B B 3. SEMI-PRIVATE SHARED OPEN SPACES ARE SCREENED FROM THE
o PROPERTY LINE STREET.
- -- -- - -- -- -- -- - - -- -- | » 4. MORE UNIFORM STREETSCAPE ON 35TH AVE. S.
\ I |
transt. 34 | 33 | 32| 31| 30| 20| 28| 27| 26| 25| 24| 23| 22 19| 18 T - - ALLEY 0
1 oad & L 17 | 16 | 15 | 14 | 13 | 12 ACCESS
! s . CONSTRAINTS:
‘ - - 1. WHILE OPEN SPACES ARE NOT ALIGNED DIRECTLY TO WEST
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1 D P L~
| { — — — i ]
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1
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DESIGN ALTERNATE 3 -PREFERRED
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Rainier Court IV - "East" Townhouses
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Common Area Program Elements

The Common Areas are designed as mini-parks with an emphasis on passive recreational uses.
These include casual seating for relaxation, enjoying views of ornamental plantings and focal
elements, barbeques, table games, and small social gatherings. The period of heaviest use is
anticipated to be late spring to early fall, so plants will be selected primarily for ornamental interest
during this period. Plants will also be selected for drought tolerance as an Owner requirement, and
will also feature primarily natives with some well-adapted non-natives as well.

Design elements may include:

Tables and Chairs
Benches

©

Permeable Pavement (Unit Pavers,
Decomposed Granite, or Permeable Concrete)

Vertical Green Screen with Vines
(Reduces Scale of Building Facade)

Pergola (Provides Shade, Defines Space,
Reduces Scale of Building Facade)

Ornamental Plantings

o Natives

¢ Drought Tolerant

Focal Element (Fountain, Sculpture) o Emphasis on Spring & Summer
Ornamental interest

(Flower, Foliage & Fragrance)

Fire Table (with cover to convert to table)

©®

Barbeque Grille

P@®® © O

Outdoor Furniture

common area concepts - east site
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Pervious Pavers ervis Concrete Decomposed Granlte J Stabilized Crushed Stone Metal with Back and Armrests Wood (or Recycled Plastic Wood) Intermediate Armrests on Long Benches

Pervious Paving Benches

Pergola Ornamental Plantings
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