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1 -  PROJECT VISION 

Enhance the Neighborhood

- Sets a precedent for future development in the North Beacon Hill Urban Village.  

- Define the urban edge by reinforcing the corner

- Increase safety with eyes on the Street

Create an Enduring Building

- Architectural design that references context

- Incorporate high quality, durable materials

- Create high-quality living spaces

Respond to the Unique Needs of Beacon Hill Residents 

- Create appropriate buffers for street level occupants

- Provide security and safety at exterior, access and interior spaces
^^ Beacon Hill is growing through Transit Oriented Development

^^ Key Elements: street level interaction, historic architectural lineage, and entries



52902 Beacon Ave S       Early Design Guidance Meeting        01.05.2016        Encore Architects PLLC        Jefferson Park LLC

PROJECT VISION | PROJECT OVERVIEW

Site Area    11,016 SF

Residential Units   46 +/-

Parking Stalls   15 +/-

Retail Area    2,600 SF +/-

Project Objectives

The vision for this development is to create a mixed-use community 
that supports and sets a precedent for future development in the North 
Beacon Hill Urban Village, and is a timeless and elegant design that 
provides a comfortable place for residents and visitors.

The proposed project is a 4 story residential building with ground floor 
retail space on Beacon Avenue South and ground floor residential entry 
and lobby on South Forest Street. The project will have approximately 
46 apartment units and 15 undergound parking stalls.  Parking access is 
proposed from Forest Street at the NE corner of the site.

^^ Sketch perspective

^^  Key Elements: exterior materials, retail along Beacon Avenue South
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10/16/2015 2902 Beacon Ave S  Google Maps

https://www.google.com/maps/place/2902+Beacon+Ave+S,+Seattle,+WA+98144/@47.5774844,122.310096,13z/data=!4m2!3m1!1s0x54906a877acb1881:0xaade3d2d1ad011a9 2/3
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2 -  CONTEXT ANALYSIS 

 Beacon Hill is a diverse community comprised of North 
Beacon Hill, Mid-Beacon Hill, Holly Park and South Beacon 
Hill. Each area has a different character with public parks, civic 
zones, pedestrian retail corridors and residential buildings mostly 
of single family scale. As Seattle’s growth boom continues this 
neighborhood is increasingly attractive to developers for its 
combination of proximity to Downtown and its typically low-rise, 
suburban density. The eastern skyline features views of Mt. Rainier 
and the Cascade Range, while to the west, territorial views of Puget 
Sound and the Olympic Mountains reign. Convenient access to 
the Olmstead-designed Jefferson Park and Cheasty Boulevard 
Trail make Beacon Hill fantastic location for walkers, runners and 
cyclists. 

 There are several landmarks in Beacon Hill such as the 
historic U.S. Marine Hospital, recently declared historic Fire Station 

13, the old Beacon Hill School. Like many Seattle neighborhoods, 
North Beacon Hill is resplendent with natural beauty. Hillsides 
rising from the east and west to the commercial core on Beacon 
Avenue are crowned with trees. A proposed extension of the 
Mountains to Sound Greenway Trail will create bicycle and 
pedestrian trails through an inner-city forested area. Also, the Chief 
Sealth Trail will be the first off-street, multi-use trail in southeast 
Seattle. The trail will provide a fully separated surface and appeal 
to a broad range of users.

 Beyond the Seattle Citywide Design Guidelines, there 
is currently a neighborhood plan which provides an expanded 
framework for specific goals, policies and recommendations aimed 
at helping the area realize its full potential as a thriving social, 
educational, residential and business community. The intention 
of the plan is preserving and enhancing the existing character of 

North Beacon Hill, maintaining the unique features of our mixed 
use housing and commercial neighborhood and improving the 
pedestrian environment.
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Beacon Hill Urban Village

SITE

Institution or Notable Structure

Public Park or Golf Course

Frequent Bus Route

Link Light Rail

Protected Bike Lane

Main Arterial Route

Five Minute Walkshed

Freeway

Frequent Route Bus Stop

Link Light Rail Station

Supermarket

DRAWING KEY

Walk score: 81    Transit score: 68    Bike score: 88

Area or Zone As Labeled

SITE

Jefferson Park Jefferson Park Golf Club

Beacon Hill 1st 
Baptist Church

Dai Bai Zan Cho 
Bo ji Zen Temple

Denise Louie 
Education Center

St. Peter Parish

Twelfth 
Avenue 

South 
Viewpoint

Kimball 
Elementary 

School

South Spokane Street

South McClellan Street

Beacon A
venue South

23rd
 A

venue South

15th A
venue South

Beacon Hill 
Public Library

El Centro 
De La Raza 
(Non Profit)

Rainier Valley 
Cooperative School

Beacon Avenue South

Fire Station

CONTEXT ANALYSIS | NEIGHBORHOOD MAPPING
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CONTEXT ANALYSIS | NINE BLOCK STUDY 

RESIDENTIAL

RETAIL

OFFICE

CIVIC

INDUSTRIAL

NEIGHBORHOOD LANDMARKS

1. BEACON HILL PUBLIC LIBRARY
2. STEVENS PLACE
3. BEACON HILL STATION

LEGEND

1

2

3

SITE
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18TH AVE S
S FOREST ST

SITE
S STEVENS ST

S McCLELLAN ST

17TH AVE S

16TH AVE S

19TH AVE S

BEACON AVE S

CONTEXT ANALYSIS | NINE BLOCK STUDY AXONOMETRIC

RESIDENTIAL

RETAIL

OFFICE

CIVIC

LEGEND

INDUSTRIAL
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EXISTING SITE | PROPERTY SURVEY

PROJECT SITE

The site is located on the east side of Beacon Ave South at 2902 Beacon 
Avenue South. The 11,016 SF site is currently occupied by a 1-story brick 
medical office structure on the north portion and a surface parking lot 
serving the building on the south end.  The parcel on this site is zoned NC2-
40 and due to being within the Link Light Rail overlay, the FAR is increased 
from 2 to 4. 

The site slopes down along South Forest Street approximately 4’ from 
the northwest corner (295’) to the northeast corner (291’). Along Beacon 
Avenue South, the site slopes down approximately 1’ from the northwest 
corner (295’) to the southwest corner (294’). On the south side of the parcel, 
the site slopes down approximately 2’ from the southwest corner to the 
southeast corner (292’). 

Directly adjacent to the east and south are single family dwellings. 
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EXISTING SITE | NEIGHBORHOOD CONTEXT

Retail Shops Along Beacon Avenue The Beacon Condominiums

Beacon Hill Public Library Existing Apt Building South of Stevens Place

New Apartment Building in Neighborhood

Beacon Hill Station
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CONTEXT ANALYSIS | STREETSCAPE PHOTO MONTAGES

BEACON AVE. SITE (CURRENTLY WITH ONE-STORY OFFICE BUILDING)

FOREST STREET SITE (EXISTING OFFICE, NORTH ENTRANCE)SEVERAL SINGLE FAMILY RESIDENCES

RECENTLY COMPLETED APT. BUILDING
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CONTEXT ANALYSIS | STREETSCAPE PHOTO MONTAGES

BEACON AVE. ACROSS FROM THE SITE

FOREST STREET ACROSS FROM THE SITE

BEACON HILL LIBRARY

SINGLE FAMILY RESIDENCE RAINIER VALLEY COOPERATIVE SCHOOL

STEVENS PLACE
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CONTEXT ANALYSIS | ZONING SUMMARY
Zoning Code: City of Seattle Zoning Code
Zone: NC2P-40
Lot Area: approx. 11,100SF

23.47A.004- PERMITTED AND PROHIBITED USES
•  Residential use is permitted outright.

23.47A.005- STREET LEVEL USES
•  In all NC and C zones, residential uses may occupy, in the aggregate, no 

more than 20 percent of the street-level street-facing façade in a pedestrian-
designated zone.

•  Along designated principal pedestrian streets, one or more of the following 
uses are required along 80 percent of the street-level street-facing façade…  
Eating and drinking establishments are just one of the many listed uses.

23.47A.008- STREET LEVEL DEVELOPMENT STANDARDS
•  Blank facades for purposes of this section are not considered blank if they 

include at least one of the following:
  1. Windows
  2. Entryways or doorways
  3. Stairs, stoops, or porticos
  4. Decks or balconies; or
  5. Screening and landscaping
•  Blank segments of the street-facing facade between 2 feet and 8 feet above 

the sidewalk may not exceed 20 feet in width
•  Total of all blank facade segments may not exceed 40 percent of the width of 

the facade of the structure along the street 
•  Street-level street-facing facades shall be located within 10 feet of the street 

lot line, unless wider sidewalks, plazas, or other approved landscaped or 
open spaces are provided.

•  Non-residential street-level requirements:
  1.  Sixty percent of the street-facing facade between 2 feet and 8 feet above 

the sidewalk shall be transparent. 
  2.  Non-residential uses shall extend an average depth of at least 30 feet and 

a minimum depth of 15 feet from the street-level street-facing facade. 
  3.  Height provisions for new structures or new additions to existing 

structures. Non-residential uses at street level shall have a floor-to-floor height 
of at least 13 feet.

•  Where residential uses are located along a street-level street-facing 
facade the following requirements apply unless exempted by subsection 
23.47A.008.G:

  1. At least one of the street-level street-facing facades containing a residential 
use shall have a visually prominent pedestrian entry; and

  2. The floor of a dwelling unit located along the street-level street-facing 
facade shall be at least 4 feet above or 4 feet below sidewalk grade or be set 
back at least 10 feet from the sidewalk.

•  When a live-work unit is located on a street-level street-facing facade, the 
provisions of subsections 23.47A.008.A and 23.47A.008.B, and the following 
requirements, apply:

  1. The portion of each such live-work unit in which business is conducted 
must be located between the principal street and the residential portion of the 
live-work unit. The non-residential portions of the unit shall extend the width 
of the street-level street-facing facade, shall extend a minimum depth of 15 
feet from the street-level street-facing facade, and shall not contain any of 
the primary features of the residential (live) portion of the live-work unit, such 
as kitchen, bathroom, sleeping, or laundry facilities. These basic residential 

features shall be designed and arranged to be separate from the work portion 
of the live-work unit.

  2. Each live-work unit must include an exterior sign with the name of the 
business associated with the live-work unit. Such signage shall be clearly 
associated with the unit and visible to pedestrians outside of the building.

  3. The owner of each live-work unit must keep a copy of the current business 
license associated with the business located in that unit on file.

23.47A.012- STRUCTURE HEIGHT
•  The height limit for the structure is 40 feet.  
•  In zones with a 30 foot or 40 foot mapped height limit: 
  1.  The height of a structure may exceed the otherwise applicable limit by 

up to 4 feet, subject to subsection 23.47A.012.A.1.c, provided the following 
conditions are met:

   a.  Either:
    i.  A floor-to-floor height of 13 feet or more is provided for non-

residential uses at street level; or
    ii.  A residential use is located on a street-level, street-facing facade, 

provided that the average height of the exterior facades of any portion of a 
story that is partially below-grade does not exceed 4 feet, measured from 
existing or finished grade, whichever is less, and the first floor of the structure 
at or above grade is at least 4 feet above sidewalk grade; and

   iii.  The additional height allowed for the structure will not allow an additional 
story beyond the number that could be built under the otherwise applicable 
height limit

•  Rooftop elements: there are numerous additional height allowances for 
rooftop elements, appurtenances, or features in Section 23.47A.012.C.4 

•  Stair and elevator penthouses may extend above the applicable height limit 
up to 16 feet. When additional height is needed to accommodate energy-
efficient elevators in zones with height limits of 125 feet or greater, elevator 
penthouses may extend the minimum amount necessary to accommodate 
energy-efficient elevators, up to 25 feet above the applicable height limit. 
Energy-efficient elevators shall be defined by Director’s Rule. When additional 
height is allowed for an energy-efficient elevator, stair penthouses may be 
granted the same additional height if they are co-located with the elevator 
penthouse.

23.47A.013- FLOOR AREA RATIO
•  Max FAR in the Station Area Overlay District:  40’ = Max. FAR = 4
•  The following gross floor area is not counted toward max FAR:
  1. All underground stories or portions of stories
  2. All portions of a story that extend no more than 4 feet above existing or 

finished grade, whichever is lower, excluding access;

23.47A.014- SETBACK REQUIREMENTS
•  Lot abuts NC zones to the east and south.  No setbacks required.

23.47A.016- LANDSCAPING AND SCREENING STANDARDS
•  Landscaping that achieves a Green Factor score of 0.3 or greater, pursuant to 

Section 23.86.019, is required for any lot with:
  1. development containing more than four new dwelling units or a congregate 

residence
•  Street trees are required when any development is proposed, except as 

provided in subsection 23.47A.016.B.2 and Section 23.53.015. Existing street 
trees shall be retained unless the Director of Transportation approves their 

removal. The Director, in consultation with the Director of Transportation, will 
determine the number, type and placement of street trees to be provided:

  a. to improve public safety;
  b. to promote compatibility with existing street trees;
  c. to match trees to the available space in the planting strip;
  d. to maintain and expand the urban forest canopy;
  e. to encourage healthy growth through appropriate spacing;
  f. to protect utilities; and
  g. to allow access to the street, buildings and lot.
•  General standards for screening and landscaping where required for specific 

uses.
  1. Screening shall consist of fences, walls, hedges, or landscaped berms. 

Any type of screening shall be at least as tall as the height specified in 
subsection 23.47A.016.D.

  2. Landscaped areas and berms required under subsection 23.47A.016.D 
must meet rules promulgated by the Director pursuant to subsection 
23.47A.016.A.1. Decorative features such as decorative pavers, sculptures or 
fountains, or pedestrian access meeting the Seattle Building Code, Chapter 
11, may cover a maximum of 30 percent of each landscaped area or berm 
used to satisfy requirements under subsection 23.47A.016.D.

23.47A.024- AMENITY AREA
•  Amenity areas are required in an amount equal to 5 percent of the total gross 

floor area in residential use, except as otherwise specifically provided in 
this Chapter 23.47A. Gross floor area, for the purposes of this subsection, 
excludes areas used for mechanical equipment and accessory parking.

•  Required amenity areas shall meet the following standards, as applicable:
  1. All residents shall have access to at least one common or private amenity 

area;
  2. Amenity areas shall not be enclosed;
  3. Parking areas, vehicular access easements, and driveways do not count as 

amenity areas, except that a woonerf may provide a maximum of 50 percent 
of the amenity area if the design of the woonerf is approved through a design 
review process pursuant to Chapter 23.41;

  4. Common amenity areas shall have a minimum horizontal dimension of 10 
feet, and no common amenity area shall be less than 250 square feet in size;

  5. Private balconies and decks shall have a minimum area of 60 square feet, 
and no horizontal dimension shall be less than 6 feet.

  6. Rooftop areas excluded because they are near minor communication 
utilities and accessory communication devices, pursuant to Section 
23.57.012.C.1.d, do not qualify as amenity areas.

23.47A.030- REQUIRED PARKING AND LOADING
•  Off street parking spaces may be required as provided in Section 23.54.015, 

Required parking. 
• From table A 23.54.015:  Non-residential Uses in urban centers or the Station 

Area Overlay District:  No minimum requirement.    
•  From table B 23.54.015:  All residential uses within urban centers or within the 

Station Area Overlay District – No minimum requirement.  

departure requested
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No warranties of any sort, including accuracy, fitness, or merchantability accompany this product.  Copyright 2011, All Rights Reserved, City of Seattle,  Prepared December 6, 2011 by DPD-GIS

Village Boundary
Commercial

Industrial

Neighborhood Commercial Multi-Family

Single Family

The North Beacon Hill Neighbor-
hood Design Guidelines apply 
within the Urban Village.

Note: Design Review does not apply to all zones. See the Seattle Municipal Code, section 23.41.004 for more details. 
Additionally, zoning areas shown on this map are for general reference only. For confirmation of a specific property’s zon-
ing, contact the Department of Planning and Development. 

Map 2: North Beacon Hill 
Residential Urban Village  
and general zoning

CONTEXT ANALYSIS | ZONING MAPS

SITE

^ PROJECT IS IN AN NC2-40 ZONE WITH SLOPING GRADE FROM WEST TO EAST

FOREST STREET

BEAC
O

N AVENUE
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"$ "$

S FORESTT ST
17TH

 AVE S

BEACON AVE S

Seattle, WA
Beacon Hill Family Bicycle and Pedestrian Circulation Plan
Source: SDOT
Date: May, 2011

Figure 4.3  South    Forest Street, Beacon Avenue South, and 17th Avenue South Conceptual Improvements

I 0 5025
Feet

2. Add ADA compliant curb ramps on all approaches.
3. Add curb extensions on Beacon Avenue and realign crosswalk to shorten crossing distance. Add crossbike to aid cyclist crossing.

Back-in angle parking

"$

Greenstreet elements

Greenstreet elements

5. Full closure of 17th Avenue South as recommended in Urban Design Framework.
6. Support reconfiguration of Beacon Avenue South as shown in section and proposed in Urban Design Framework. 
    If implemented this recommendation supercedes #3.

1

4

3

6

2

2

3

4

5

5

3 -  KEY DESIGN GUIDELINES
CS2 - URBAN PATTERN AND FORM
CS2. B.2 - Connection to the Street

Identify opportunities for the project to make a strong 
connection to the street and carefully consider how the 
building will interact with the public realm.  
For buildings that span a block and face two streets, each 
street frontage should receive individual and detailed 
site planning as well as architectrual design treatments to 
complement the established streetscape character.  This 
is especially important for through streets and triangular 
shaped lots.
Build at or near the edge of the sidewalk and restrict 
grade separation where commercial uses occupy the 
ground floor.  

RESPONSE:

The project will address the differing characters of the 
street frontages.  Beacon Avenue S. will be primarily 
commercial at grade level with larger expanses of glazing 
and separate retail entries.  Forest Street will be primarily 
residential and will employ setbacks, planters and grade 
difference to provide privacy separation for ground level 
units.

CS2. C.1 - Corner Lots      

Consider using a corner to provide extra space for 
pedestrians and a generous entry, or build out to the 
corner to provide a strong urban edge to the block.  

Provide for a prominent retail corner entry.
Typical corner developments should provide:  a main 
building entrance at the corner, an entrance set back 
to soften the corner and enhance the pedestrian 
environment; and use of a hinge, bevel, notch or open 
bay or setback in the massing to reflec the special nature 
of the corner and draw attention to it.

RESPONSE:

The project will provide a strong corner presence at the 
intersection of Beacon Ave S and S Forest St. by carving 
the mass of the building in a way that creates relief along 
the street exposures, but also creates an apex at the 
corner. By programmatically locating retail space at the 
ground level of this corner, the street frontage will remain 
active and lively. Glazing and lighting will offer “eyes on 
the street” and promote neighborhood safety. 

^^ A sketch rendering of of the preferred design option that marks the corner with a distinct volume. The rectangular shape also mimicks the 
scale and quality of the Beacon Hill Light Rail Station which is nearby. 

^^ Example of an open corner with high ceilings ^^ Beacon Hill Family Bicycle and Pedestrian Circulation Plan
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KEY DESIGN GUIDELINES  |  RESPONSES

CS3 - ARCHITECTURAL CONTEXT AND CHARACTER
CS3. A.4 - Evolving Neighborhoods
     
New buildings in existing neighborhoods should be 
compatible with the architectrual character and siting 
patern of neighboring buildings.  Facade articulation and 
architectural detail are important considerations...
New development should respond to several architectural 
features common in the North Beacon Hill business district 
to preserve and enhance pedestrian orientation and 
maintain an acceptable level of consistency with the 
existing architecture.   

RESPONSE:

The project will contribute to the architectural context 
by taking inspiration from historical organization and 
proportions while remaining true to a “clean” and 
contemporary aesthetic.  By successfully implementing 
modern materials and attention to detail, a coherent 
design that not only responds to the new developments 
of the neighborhood, but also to those that are historic in 
nature can be created.  A strong base element through 
the use of materiality can be achieved, while clear 
organization of the fenestration patterns above can elude 
to classical proportions that are simple and timeless.  ^^ Referencing the historical context in the Beacon Hill neighborhood by having the building facades follow the the street geometry. Also, using 

natural materials like wood and brick to relate to the adjacent buildings like the Beacon Hill Library. Photo of Beacon Hill Library’s exposed wood 
ceiling is above, right. 

CS2 - URBAN PATTERN AND FORM (CONT’D)
CS2. D.5  - Height, Bulk and Scale Compatibility

Review the height, bulk and scale of neighboring buildings 
as well as the scale of development anticipated by zoning 
for the area to determine an appropriate complement 
and/or transition.  

Large, monolithic buildings are discouraged.  Proper 
consideration of the scale, massing, and detail of 
individual buildings will contribute to a project’s 
compatibility with surrounding residential areas and a 
satisfying public environment.  

RESPONSE:

As an area in transition, the project builds upon similar 
scale mixed-use developments to the north while 
reinforcing the existing 3 & 4 story mid-rise apartment 
buildings nearby.  Setbacks and canopies are proposed 
to define a clear transition between street level base and 
upper residential floors.  

^^ These buildings are the typical, existing multi-unit apartment buildings in the neighborhood. The proposed project continues this lineage of 
scale and will potentially also include brick in order to relate to the material quality. 
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DC2 - ARCHITECTURAL CONCEPT
DC2. B.1 - Architectural and Facade Composition 
 
New multi-story developments are encouraged to consider 
methods to integrage a building’s upper and lower 
levels.  Mixed-use buildings are encouraged to create 
a building base that orients to the street and/or defines 
public space.  Establish a building’s overall appearance 
on a clear and pleasing set of proportions.  A building 
should exhibit a sense of order.  The use and repetition of 
architectural features and building materials, textures and 
colors can help create unity in a structure.  

RESPONSE:

Upper level overhangs and canopies are proposed to 
define a clear base to the building and reinforce the 
street level retail while also providing pedestrian friendly 
signage and weather protection.  

KEY DESIGN GUIDELINES  |  RESPONSES

PL2 - WALKABILITY
PL2. B.1 - Eyes on the Street

Eyes on the Street:  Create  a safe environment by 
providing lines of sight. Lighting for Safety:  Provide 
lighting at sufficient lumen intensities and scales. Street-
Level Transparency:  Ensure transparency of street-level 
uses, where appropriate.  

The principles of Crime Prevention Through Environmental 
Design (CPTED) are highly encouraged. Good design is 
one of the most effective crime deterrents. Implement 
defensible space, access  control, and surveillance.

RESPONSE:

Highly prominent retail at the corner and frontage along 
Beacon Ave will enhance visibility through glazing and 
lighting treatments. Grade separation and landscape 
screening will provide effective privacy boundary for 
ground level residential units.

^^ Residential units on the ground level that do not have exterior access provide the ideal combination of CPTED design: eyes on the 
street without compromising security. Photo is a previously completed project by the architect.

^^ Proposed project will incorporate finely detailed facades that consider fenestration, material joints, balconies or decks and human 
scale at the ground level. The photo above represents a previous project completed by the architect
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PL3 - STREET-LEVEL INTERACTION
PL3. C.1,2 - Retail Edges

Provide for sidewalk retail opportunities and connections 
by allowing for the opening of the storefront to the street 
and the display of goods on the sidewalks.  

Install clear glass windows along the sidewalk to provide 
visual access into the retail or dining activities that occur 
inside. 

Maximize window widths and heights along the sidewalk 
face of buildings to create an inviting and interactive 
atmosphere between indoor and outdoor activities.  

RESPONSE:

Retail storefronts and glazing will be maximized at the 
corner intersection and along the Beacon Avenue 
frontage.  Upper level overhangs and canopies are 
proposed to help extend retail activity out to the sidewalk.  

PL3. A.1 - Entries

Design primary entries to be obvious, identifiable, and 
distinctive with clear lines of sight and lobbies visually 
connected to the street.   Scale and detail them to 
function well for their anticipated use and also to fit with 
the building of which they are a part, differentiating 
residential and commercial entries with design features 
and amenities specific to each.

RESPONSE:

Commercial/retail entries will be focussed along the 
Beacon Avenue frontage.  Common residential entry and 
lobby will be from Forest St, adjacent to the prominent 
retail corner.  Clear definition of entry will be achieved 
using design elements such as canopies, signage and 
lighting.  Glazing transparency at both commerical and 
residential entries is proposed to simultaneously promote 
street level activation and provide visual security.

KEY DESIGN GUIDELINES  |  RESPONSES

^^ These images represent projects completed by the architect that particularly highlight the entries. Creating an open, light atmosphere is 
essential for conveying a sense of community. The canopies provide weather protection as well. 

^^ Retail on the ground level, along Beacon Avenue and at the prominent corner of the site will be a significant addition to the neighborhood’s 
pedestrian quality. New retail will help draw people to the area and be a convenient amenity for residents. 
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4 -  MASSING OPTIONS

PROS: 

- CODE COMPLIANT

- INCREASED VARIETY OF RESIDENTIAL VIEWS

CONS: 

- NO ON-SITE PARKING

- LIVE/WORK UNIT ENTRY ON BEACON AVENUE

- UNITS DIRECTLY FACING RESIDENCES TO THE EAST

PROS: 

- INCREASED UPPER-LEVEL MODULATION

CONS: 

- RESIDENTIAL LOBBY ENTRY ON BEACON AVE

OPTION 1 - PINWHEEL OPTION 2 - TEE
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MASSING OPTIONS  |  PREFERRED MASSING

PROS: 

- PROMINENT URBAN CORNER

- FOLLOWS THE ORGANIZING GEOMETRY OF STREETS

- LOBBY LOCATED ON FOREST STREET

CONS: 

- UNITS ARE PREDOMINANTLY FACING NORTH & SOUTH 

OPTION 3 - TWIN BAR (Preferred)
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MASSING OPTION 1 | “PINWHEEL”

MASS 2 - PINWHEEL

PROS: 

- CODE COMPLIANT

- INCREASED VARIETY OF RESIDENTIAL VIEWS

CONS: 

- NO ON-SITE PARKING PROVIDED

- LIVE/WORK UNIT ENTRY ON BEACON AVE.

Summary: 

The “Pinwheel” massing option maximizes the development potential of the site by 
extending the building edge to the property lines, particularly along Beacon Avenue. 
Live/Work units are located on both Beacon Avenue and Forest Street. The internal 
arrangement of the circulation path drives the arrangement of the units. Views are 
available in all directions. 
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MASSING OPTION 1 | “PINWHEEL”
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MASSING OPTION 1 | “PINWHEEL”

VIEW FROM BEACON AVE - FACING SOUTH EAST

VIEW FROM 17TH AVE S - FACING EAST

VIEW FROM BEACON AVE - FACING NORTH

VIEW FROM FOREST - FACING WEST
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MASSING OPTION 2 | “TEE”

MASS 3 - TEE

PROS: 

- INCREASED UPPER-LEVEL MODULATION

CONS: 

- RESIDENTIAL LOBBY ENTRY ON BEACON AVE

- REDUCED RETAIL SF

Summary: 

The “Tee” design incorporates some facade modulation on the upper levels of the 
building. Residential access is located on Beacon Avenue instead of Forest. Units 
stacking on the North facade create a monolithic aesthetic which could potentially be 
mediated with fenestration patterning. 
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MASSING OPTION 2 | “TEE”
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MASSING OPTION 2 | “TEE” 

VIEW FROM BEACON AVE - FACING SOUTH EAST

VIEW FROM 17TH AVE S - FACING EAST

VIEW FROM BEACON AVE - FACING NORTH

VIEW FROM FOREST - FACING WEST
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MASSING OPTION 3 | “TWIN BAR” (PREFERRED)

MASS 1 - TWIN BAR (Preferred)

PROS: 

- PROMINENT URBAN CORNER

- FOLLOWS THE ORGANIZING GEOMETRY OF STREETS

- LOBBY LOCATED ON FOREST STREET

CONS: 

- UNITS ARE PREDOMINANTLY FACING NORTH & SOUTH 

Summary: 

The “Twin Bar” massing design includes two parallel bars oriented parallel to Forest 
Street. The juncture of these bars on Beacon Avenue is marked by the corridor. Each 
bar could be differentiated with materials and detailing to reference the different 
characters of Beacon Hill: the civic side and the residential side.
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MASSING OPTION 3 | “TWIN BAR” (PREFERRED)
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MASSING OPTION 3 | “TWIN BAR” (PREFERRED)

VIEW FROM BEACON AVE - FACING SOUTH EAST

VIEW FROM 17TH AVE S - FACING EAST

VIEW FROM BEACON AVE - FACING NORTH

VIEW FROM FOREST - FACING WEST
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5 -  PERSPECTIVES & SKETCHES

VIEW OF CORNER FROM ACROSS BEACON AVENUE SOUTH
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PERSPECTIVES & SKETCHES   | CORNER GLAZING / ACTIVATED STREET LEVEL

VIEW OF INTERSECTION AT BEACON AVE. S. & S FOREST ST. - RETAIL CORNER
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6 -  REQUESTED DESIGN DEPARTURES

1
STANDARD REQUIREMENT REQUEST DESIGN GUIDELINES JUSTIFICATION

Street-level Development 
Standards (SMC 23.47A.008)

Where residential uses are located along 
a street-level street-facing facade the 
following requirements apply unless 
exempted by subsection 23.47A.008.G:

1. At least one of the street-level street-
facing facades containing a residential 
use shall have a visually prominent 
pedestrian entry; and

2. The floor of a dwelling unit located 
along the street-level street-facing facade 
shall be at least 4 feet above or 4 feet 
below sidewalk grade or be set back at 
least 10 feet from the sidewalk.  

The project proposes a 
combination of setback and 
grade differential less than 
the prescribed dimensions be 
applied to dwelling units located 
along the Forest Street frontage.  
These measures, combined 
with landscape screening, are 
proposed to provide privacy 
separation for residents.

CS3.A3 - Established Neighborhoods
“Established Neighborhoods: In existing neighborhoods with a well defined
architectural character, site and design new structures to complement
or be compatible with the architectural style and siting patterns of 
neighborhood buildings. ”

PL3.B1 - Residential Edges, Security and Privacy
“Provide security and privacy for residential buildings 
through the use of a buffer or semi-private space between the development and the 
street or neighboring buildings. Consider design approaches such as elevating the 
main floor, providing a setback from the sidewalk, and/or landscaping to indicate the 
transition from one type of space to another.”

DC2.C3 - Fit with Neighboring Sites
“Use design elements to achieve a successful fit between a building and its neighbors, 
such as using trees and landscaping to enhance the building design and fit with the 
surrounding context, and creating a well-proportioned base, middle and top to the 
building in locations where this might be appropriate. Consider how surrounding 
buildings have addressed base, middle, and top, and whether those solutions—or 
similar ones—might be a good fit for the project and its context.”
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SUMMARY OF DEPARTURE REQUEST: 

On Forest Street we are asking for a departure regarding residential units on the 

ground level. Because the project is adjacent to single family homes we think it fits 

with the neighboring sites to provide residential units on grade (Design Guideline 

DC2.C3 and CS3.A3). We also think that by allowing this departure we are better 

able to provide safe and secure spaces along the street frontage (Design Guideline 

PL3.B1). Eyes on the street is a key element of CPTED design and will be good for 

the community as density in the neighborhood increases. 




