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DESIGN OVERVIEW

Previous Projects Designed by Hybrid Architecture

- ,i' i
mm— e

Betula Apartments Integration of Gabion walls, concrete, cedar sidin
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Harvard Avenue Apartment

Killebrew Apartments Bellevue Avenue Midrise Main Entry at Redwood Apartments
Architect: Design Objectives: Development Objectives:
Hybrid Architecture
1205 E Pike St #2D, Seattle, WA 98122 ) o ) )
W\x/gv.hybridarc.com | 206.267.9377 Create lasting, dqrabte a.nd elegant building Prov!de 38 Apartment Units

Enhance pedestrian environment Provide 12 parking spaces + 5 tandem spaces

Owner Foster a sense of community and security Provide 22 bicycle parking stalls
740 Ha.rvard LLC Provide parking (vehicular & bicycle) Provide 2000 sf of amenity area
Seattle WA Encourage connection with the environment through in a 15,096 sf (to FAR) building

exterior circulation, courtyards and roof decks
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CONTEXT & SITE ANALYSIS | PROPOSAL
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Project Summary

The project is proposing one, five-story structure over
ohe-story parking containing 36 residential units. The struc-

ture has 15 SEDUSs, 1 EDU, and 20 one bedroom apartments, two of

which are Type A units, the rest being Type B. Parking for 16 vehicles

including one ADA van accessible stall to be provided below grade.

Existing structure to be demolished.

Site Location
Site Zoning
Residential Units
Overlay

SEPA Review

Parking
Required

Height
23.45514

Site Area

Floor Area Ratio
23.45.510

Floor Area Ratio
Compliance

Gross Floor Area

Setbacks
23.45.518

Amenity area
23.45.522

Amenity
Compliance

740 Harvard Ave E

LR3

36 (15 SEDU + 1 EDU + 20 ONE-BEDROOM)
Capitol Hill Urban Center Village

Yes

(0) Required / (16) Provided (5 tandem spaces, 1 ADA stall)

Base Height
Max Height

8,000 SF

40’
44’ (not inc rooftop features)

Apartments

2.0 if inside Urban Center &

meets requirements of 23.45.510.C

8,000 X 2.0 = 16,000 SF max FAR

(ground floor area per SMC.23.45.510.E.4 and bike storage
area per SMC.23.54.015. K 5- Council Bill #118201 are exempt
from FAR calculations)

Project FAR = 15,996 SF < 16,000 SF
(Complies)

Gross Floor Area = 28,128 SF

Front setback: 10-1" provided (5-0" req)

Rear setback: 10" provided (15' req. departure - see p.32)
Side setback: 7' ave. 5'min provided (complies)

8,000 SF x 0.25 = 2000 SF required

Project Amenity = 3,597 > 2,000 SF (complies)

REC



CONTEXT & SITE ANALYSIS
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The site exists within LR3 zoning that acts as a transitional zone between Transit Line The site is at the north end of the Capitol Hill neighborhood. Nearby public and commercial facilities
dense commercial activity along Broadway E to the south and the include the Broadway avenue commercial center, Volunteer park, and Kerry Hall of the Cornish College of
residential character of the Harvard Belmont District to the north. the Arts. The site is also close to bus lines along Broadway, which include Metro routes 49 and 9.
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CONTEXT & SITE ANALYSIS
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olo Adjacencies

The site is bordered by a relatively
new condo structure to the north
and an older apartment building
to the south. Across Harvard to
the west is a mixture of townhome
structures and a newer apartment
building that is scheduled to be
completed by 2017.

a—

Broaaway Single-Story Mixed Use

[ civie
Single Family/Townhome
Duplex/Triplex/Fourplex
| Apartment/Condominium
Mixed Use

B office

Retail

P Restaurant

Singlé Family Residence

4 V;-‘}‘}ll - - j
P ;i.’lﬂl W % H
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Corner Craftsman Home

4 Apartment Under Construction
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CONTEXT & SITE ANALYSIS | STREET PANORAMAS

site

Harvard Avenue East - East Elevation

Along the east side of Harvard Ave are a mix of apartment buildings, condominium projects and a
commercial property to the south along E Roy St. Directly across from the site are several trees that
help screen the adjacent property from the street. A large retaining wall with landscaping makes up the
streetscape at this location.

B

across from site

Harvard Avenue East - West Elevation

The west side of Harvard Avenue consists of condominium projects to the south, townhome projects
immediately to the north and south of the site, a single family residence to the north of the block and an
educational facility to the south of the block. The streetscape consists of fences and high retaining walls
to the south and lower retaining walls and landscaping to the north.
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CONTEXT & SITE ANALYSIS | EXISTING SITE CONDITIONS

30' to centerline of right of way Existing Site
‘ ‘ kS P !
8 E r ndominium
£ ‘ ‘ 0 %EE & R oA dOm . SET REBAR/CAP ‘ Uses
o o1 & B 88858 R oas L There is an existing two story masonry clad apartment
—G— G —a — 6 E %‘ { N 89°54'41” E = structure with 8 units on the site with an at-grade garage with
. ' 340 | B P A L { : : spaces for two automobiles in addition to parking along the
T2 2 1 AT . e CA south property line.
G * 4 - — KRR R T
e \K e s ‘
o o 8 I ¢ T < T B Lo Topography
w g A4 a4 4 OTN'OF COR The rear of the site (east end) is @ele ~348', which is the
. w I B%gi i = M highest point on the site. The ground slopes down gradually
T s So g7 8% 8%/|a SRRl to ~@ele 345’ at the west edge of the existing building. The
& | - I =& g | o e % 5 site then slopes steeply about 10’ down to ~@ele 335’ at the
o Q @x"o’ 8@, Q4 ;:632 APARTMENT BLDG % ;g’i% sidewalk
[ 9 8% 57 +1931 SQ. FT. g o
§ I s” =g e fF ELev- 8 Access
o . g Sp & H FF ELEVER There is no alley access on the site therefore pedestrian
<C| S P T (E) 2 story apartment access as well as trash and recycling are taken from Harvard
T ) yap = yclng
! ] building to be : . Ave E to the west of the site.
. e I o 2 demolished | <~
a7 de : %E) 3 story house Views and Solar Access
o o I = 2 2 o The property will have partial views to the west towards
" 7 -l = oo = downtown and lake union. Solar access will be partially
¢ I‘ 3 Py . , s blocked by an existing apartment building to the south. The
N =z project will feature a rooftop deck that will provide views out
o 4 STEP%M’ irage Tl to the west.
Existing Trees to‘ be ¥ -l i 7{57 My 5°c.3 - 2 K[
Removed & Rep! ’ace# % Trees
per Landscape g If» 4 f 8 (non-exceptional, to be verified by arborist) to be removed
Existing Trees to'be | m—"—— > ; . . . :
Re ovged se e l N ?fi \ ] 10" deciduous , 6" deciduous, 8" deciduous, 6" deciduous,
L | 4 \&P\,\ PQ'O\X\S& n o 10" conifer, 6" conifer, 6" conifer, 18" conifer
: *i ! el N . AN 2 :gf 0 L Site Analysis Summary
% § 7 I i o ASPHALT PARKING i Harvard Ave E
e ’ e 4} 8 e =—0.4'W + Primarily multi-family structures on both sides of street
LS 13025 < i
o6 & e — 3445’ - Parking along the west side of the street.
3 ! T y rY ~r + Mixture of older apartment buildings, newer brick condos
P W @ N 89 5.5‘ LYt 99-%8 SET R and some single family buildings
' B 7 g, \ - Most buildings contain parking within garages accessed
4 off Harvard.
| Solar Access

DRIVEWAY DESCRIR
IN  EASEMENT,
41009037

apartment structures.

Views

+ View west towards downtown / Olympic Mountains

Amenities

+ Restaurants and retail on Broadway, several blocks to the
south east.

- Cornish College located to the south

- St Mark’s church located to the north

- Volunteer park to the northeast

|
|
. + Southern exposure partially blocked by adjacent
|
|
\

—— OHT=3R? 4

(E) Driveway easement 7410090375.
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CONTEXT & SITE ANALYSIS | SITE IMAGES

EXISTING BRICK APARTMENT
4 ey " ;s 2

w"

SHARED DRIVEWAY
PER EASEMENT

I s

A - NW Corner of Si

C - E Side of the site - existing building D - South Elevation / Driveway S E - Shared Driveway Looking West
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DESICGN EVOLUTION | MASSING SCHEMES AT EDG

1: H Blocks

45 total (15 One-Bedroom Units + 30 SEDU Units)

Max FAR: 16,000 sf
16,000 sf (max allowable)
Gross SF: 23,475 sf
Height: 44' max
Bike: 26 req.
Parking: 10 (0 req)

Positive

- Below grade parking
Centrally located elevator tower
Mix of unit types
Roof deck on lower volume

Negative

Units facing south and north - reduced
privacy to adjacent property

Large bulk and scale

Driveway not shared with property to south

Departures
None - CODE COMPLIANT

2: Inside Yard

47 total (One Bedroom Units + 30 SEDU Units)

Max FAR: 15,900 sf

16,000 sf (max allowable)
Gross SF: 23,600 sf
Height: 44" max
Bike: 27 req.
Parking: 10 (0 required)
Positive

Shared driveway entry

Internal courtyard with exterior circulation
Roof deck lowered on front volume

Mass broken down

Below grade parking

Negative

+ Units facing south - reduced privacy to
adjacent property
Tall volume along south property line
Courtyard will not get ample daylight
Raised grade along right of way

Departures
+  Rear Yard Setback

supported by Design Review Board

3: Open Court (preferred)

38 total (13 One Bedroom Units + 25 EDU Units)

Max FAR: 15,208 sf

16,000 sf (max allowable)
Gross SF: 22,400 sf
Height: 44' max
Bike: 22 req.
Parking: 12 + 5 tandem (0 required)
Positive

Shared driveway entry

Increased privacy to north and south

Lots of light and air into courtyard
Reduced bulk and scale

Efficient parking layout

Opportunity for outdoor space / circulation

Negative

\Xide facade on west facade
Elevator located on exterior facade

Roof deck adjacent to neighboring properties

Departures
Facade Length

Rear Yard Setback

.

—>
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DESIGN EVOLUTION | PREFERRED SCHEME

The board strongly supported scheme 3 and reacted positively to the proposed massing stepping
down the slope, the balconies along the street-facing facade and the entry sequence from public to

private space.

PUBLIC COMMENT

The following public comments were offered at this
meeting:

- The bulk and scale of the proposal is too large for the
site.

- The proposed use of brick is important to blend into
the neighborhood fabric.

- The density of the proposal is too high with 51 units.

- The massing of Option #3 Open Court, creates a front
facade building height which is a

good fit with neighboring buildings and is a good
architectural proposal.

- The broad steps at the entry are a good relationship-
building to street.

- Option #3 Open Court is the preferred option.

- The proposal to store trash in a trash room is a good
solution.

- There may be false assumptions that guide this design
to a too large bulk and scale.

- The design appears to be too stark in that building
details are lost to modern

interpretations.

+ Use old clinker brick to recall the building that will be
demolished and to fit in the

neighborhood.

- The proposals do not look like a good fit for the
neighborhood due to size, scale and

previously stated reasons.

PRIORITIES & BOARD
RECOMMENDATIONS

1. Height, Bulk and Scale:

a. The Board commented that

Option #3, the Open Court option, was the
strongest concept presented at the meeting,
echoing public comment. It pointed out the strengths
of the lower front massing, balconies on the
street and higher rear massing and directed
the applicant to develop Option #3 going forward.
(CS2A2, CS2D1,2,5)

b. The Board agreed that the proposed
setback from the street was important to
retain as shown to meld with neighboring building
setbacks for a good street building face. (CS2B1, PL2 |,
CS3A1)

2, Relationship to the Street:

a. Similar to public comment, the Board
commended the applicant on the concept of a
broad stair and simple ramp function to
relate easily to the street. (PL2li, PL3A1, A2)

b. The main door at the front facade is an
important element to retain during project design.
(DC1A2, DC2C3)

c. The Board requested the building Sétback
from the street/match the neighboring
developments to best fit in neighborhood context
as shown in the Early Design Guidance packet . (DC2C3)

d. The proposed balconies are an important
element to create a Sense of relationship to the
street and should be retained. (DC2C1)

e. The Board approved of the entry sequence
and asked that the gate at the courtyard by pushed
back as far as possible to leave the @ntry area open
and/inviting and the gate element to meld with the
design and not look like a barrier. (PL2l, PL2B1)

f. The Board agreed with public comment
and approved the trash room location and functional
explanation. (DC1llii)

g The Board was/supportive of an easily
accessible bicycle room and simple access to it
via the ramp or stairs with a rill (a shallow channel) for
bike tires. (PL4B)

3. Materials:

a. The Board feacted positively, and
echoed public comment, to using brick on the exterior
of the building with a residential style lap siding
at other places and at the rear. (DC4A1)

b. The color of the building behind the brick
facade should complement the use, the building and
the neighborhood. (DC4A1)

4. Relationship to Neighboring Sites:

a. The Board affirmed the applicant's suggestion
to keep a large hedge at the rear property line for
a sense of privacy for both sites. (DC4D1)

d. The Board approved of the elevator location
which helps minimize the elevator penthouse
impact on neighboring sites. (CS2D4)

5. Amenity Spaces:

a. The Board requested “quiet” colors for
the courtyard and keen use of quality materials.
They also asked for a well-designed and useable space
for the residents in the courtyard. (DC4A1, Cs31)

b. The Board requested the applicant continue
with the concept to provide Small gathering
areas at the roof top amenity space. (PL1C1)

STEP MASS DOWN
ALONG STREET
FACING FACADE

HYBRID
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DESIGN EVOLUTION

i
i,
i

Project at EDG
Notable Evolutions

1. Articulation

The project has evolved along its western facade by creating
a checkerboard pattern of balconies and extended enclosed
living space. This allows for a more diverse and playful
facade rather than the monotonous facade seen at EDG with
continuous balconies.

2. Materiality

The building maintains the use of brick on the street facing
volume. The specific color and style of brick that has been
chosen is a darker more desaturated brick that lends a
contemporary yet timeless appearance that corresponds

to the more modern design of the building. Finally, the rear
volume features lap siding of a similar tone to the front volume
to visually tie both masses together. The lap siding is more
responsive to the residential structures east of the site.

3. Privacy & Security

A more secure entry gate has been placed at the main entry to
the building to maintain the privacy and safety of the residents.
Furthermore an open metal garage screen has been placed at
the face of the building to add a level of security to the below
grade garage. These elements are to both be constructed of
light metal with as few elements as possible as to preserve
visibility into & out of the courtyard so that an “eyes on the
street” focus to the project can be maintained.

Revised Scheme - View from SW Corner

HYEBRID
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RESPONSE TO EDG | SECTION 1: HEIGHT, BULK SCALE

The board commented that Option #3, the Open court Option, was the strongest concept, echoing
public comment. Strengths were the lower front massing and balconies on the street. The proposed
setback from the street was also important to retain as shown to meld with the neighboring building

setbacks for a good street building face.

EDG 1 DESIGN
GUIDANCE:

a. The Board commented
that Option #3, the

Open Court option, was
the strongest concept
presented at the
meeting, echoing public
comment. It pointed out
the strengths of the lower
front massing, balconies
on the street and higher
rear massing and
directed the applicant

to develop Option #3
going forward. (CS2A2,
CSa2D1,25)

b. The Board agreed that
the proposed setback
from the street was
important to retain as
shown to meld with
neighboring building
setbacks for a good
street building face.
(CS2B1, PL2 |, CS3A1)

EDG# 1

Street Elevation

PROPERTY

BUILDING

LT

rff

PROPERTY. |

©) Aerial View ‘@ EDG

Harvard Avenue

[

K

bl |

]

Street Elevation

PROPERTY

BUILDING

-6

51

k14
COURTYARD

Bl

e T
BUILDING + i Al

SRR = e

PROPERTY

@ Aerial View @ REC Harvard Avenue

RESPONSE:

Option #3 has been
maintained and is
represented as the
scheme in the MUP
plans.

The massing has been
lowered along the front
parti of the building and
balconies have been
maintained along the
street edge.

Front setback increased,
maintained.

HYBRID



RESPONSE TO EDG | SECTION 2: RELATIONSHIP TO THE STREET

The board commended the applicant on the broad stair and simple ramp function that relates easily
to the street and that the main entrance door is an important element to retain during the design. The
building setback is an important design element that helps the structure match the neighboring context.

The balconies are an important element to creating a sense of relationship to the street.

EDG 1 DESIGN
GUIDANCE:

a. Similar to public com-
ment, the Board com-
mended the applicant on
the concept of a broad
stair and simple ramp
function to relate easily to
the street. (PL2li, PL3A1,
A2)

b. The main door at the
front fagcade is an impor-
tant element to retain
during project design.
(DC1A2, DC2C3)

¢. The Board requested
the building setback
from the street match

the neighboring devel-
opments to best fit in
neighborhood context as
shown in the Early Design
Guidance packet. (DC2C3)

d. The proposed balco-
nies are an important ele-
ment to create a sense of
relationship to the street
and should be retained.
(DC2C1)

BALCONIES HIGHLIGHTED IN ORANGE

j,"L,‘I"\ ‘7:;\

GARAGE

B B

RESPONSE:

The stair has been
maintained and the ramp
has been kept hidden
with planter walls.

The building has been
setback 10-1" from the
street to closely align
with the neighbors. It
extends slightly beyond
the plane of the adjacent
structures but has been
pushed back from the
street to an increase of
202% from the required
5-0" min. to provide more
openness in the central
courtyard.

The front facing
balconies have been
staggered to create
more visual texture in
the facade and interest

B from the street. This

subtle massing move

B articulates the scale

of the surrounding
neighborhood.

HYEBRID
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RESPONSE TO EDG | SECTION 2: RELATIONSHIP TO THE STREET

The board approved the entry sequence and asked that the gate at the courtyard be pushed back
to leave the entry area open and inviting and not look like a barrier. The trash adjacency next to the

entrance and bicycle parking in the garage were approved.

EDG 1 DESIGN
GUIDANCE:

e. The Board approved of
the entry sequence and
asked that the gate at
the courtyard by pushed
back as far as possible to
leave the entry area open
and inviting and the gate
element to meld with the
design and not look like a
barrier. (PL2l, PL2B1)

f. The Board agreed with
public comment and
approved the trash room
location and functional
explanation. (DCallii)

g. The Board was sup-
portive of an easily
accessible bicycle room
and simple access to it
via the ramp or stairs with
a rill (a shallow channel)
for bike tires. (PL4B)

BIKES

CONTEXTUAL RELATIONSHIP =
SEPARATION BETWEEN VEHICULAR & PEDESTRIAN ENTRIES

RESPONSE:

Response: The project has moved forward with the preferred entry sequence and the
entrance was kept wide to maintain visibility into the courtyard beyond and out towards

the street. In order to maintain security, relate to the datum established at the lower level,
and maintain a visual relationship between the gate at the driveway and the gate at the
entrance, the fence was kept in the current location. Both of the garage gate and entry gate
shall be constructed out of thin steel members and painted white to allow for minimal visual
obstructions.

Precedent Image - Anhalt Apartments Main Entry Gate

The trash room location has been maintained at the southwest corner of the building and
shall be enclosed within the structure. It will be close enough to the street that the trash
contractors can come get the trash and return it to the room without needing to leave it in
the right of way.

Response: Bicycle storage is located in the parking garage and can be easily accessed
by the ramp down to the garage or internally via the building's elevator. This location is
preferred for its safety and security and to not hinder the paths of egress on the main level.

HYBRID
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RESPONSE TO EDG | SECTION 2: RELATIONSHIP TO THE STREET

| - \_,.,._,-.-sl |

Northwest entry ramp and vehicular driveway ramp down to below grade parking garage Central west entry

South trash screened roll up door

Pedestrian entry to north gate Garage ramp entry with roll up light grey metal door Main Entry Gate with Call Box - white steel flat bar at 4" o.c. Surface mount steel address - 12" sans serif font Trash room with roll up door - easy in/out

HYRRID REC



RESPONSE TO EDG | SECTION 3: MATERIALS

The board reacted positively, echoing public comment, to using brick on the exterior of the
building with a residential style lap siding at the rear. The colors should compliment the use, the
building, and the neighborhood.

EDG 1 DESIGN
GUIDANCE:

a. The Board reacted
positively, and echoed
public comment, to using
brick on the exterior

of the building with a
residential style lap siding
at other places and at the
rear. (DC4A1)

b. The color of the
building behind the
brick facade should
complement the use,
the building and the
neighborhood. (DC4A1)

P

RESPONSE:

Brick has been maintained as the dominant
cladding material for the front of the building that
will wrap around to the entire volume of the street
facing mass. The rear facing mass will be clad in lap
siding to reflect the lap siding of the neighbors to
the east.

L & TTHEE

TR

The secondary color behind the brick facade will
be a simple white cladding that will emphasize the
uniform masonry “shell” of the building. A clean
and modern interior will compliment the exterior. A
series of simple reveals at the window and balcony
“head” conditions will also create relief and depth
to the facade by articulating the white mass behind
the brick.

e el ) L

Brick massing on street facing facade with whité base and interior cladding

Horizontal Lap siding at rear of the building to correspond with residential materiality towards
the east

REC



RESPONSE TO EDG | SECTION 4: RELATIONSHIP TO NEIGHBORING SITES

The board affirmed keeping the large hedge at the rear property line to maintain a sense of privacy. The
elevator was approved in the location shown which minimizes the penthouse impact on neighboring

sites.

EDG 1 DESIGN
GUIDANCE:

c. The Board affirmed the
applicant's suggestion to
keep a large hedge at the
rear property line for a
sense of privacy for both
sites. (DC4D1)

d. The Board approved
of the elevator location
which helps minimize
the elevator penthouse
impact on neighboring
sites. (CS2D4)

RESPONSE:

The overall health and viability of the
hedge will be maintained. Furthermore,
planting will be added along the northern
property line to increase the privacy to

the adjacent condo building to the north
and windows have been minimized at the
ground floor units facing south to maintain
privacy along the driveway of the adjoining
south apartment building.

The elevator location was maintained
on the south side of the building to help

reduce shadows cast on the adjacent
property to the north.

Elevator location has minimal impact on the neighbors

Hedge will be maintained for privacy

HYEBRID
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RESPONSE TO EDG | SECTION 5: AMENITIES

The board requested “quiet” colors for the courtyard and keen use of quality materials. The courtyard
should also be well-designed and provide useable space for the residents. The roof should support and
provide small gathering areas as an amenity.

EDG 1 DESIGN
GUIDANCE:

a. The Board requestex
‘quiet” colors for the
courtyard and keen us
of quality materials. Th
also asked for a well-
designed and useable
space for the residents

in the courtyard. (DC4A1,

Cs31)

b. The Board requested
the applicant continue
with the concept to
provide small gathering
areas at the roof top
amenity space. (PL1C1)

Roof Deck Perspective

Courtyard looking at main entrance

RESPONSE:

The courtyard will feature brick on the west facing mass and lap siding on the east facing mass. These two colors will be complimentary and shall lend the quiet
atmosphere that was mentioned at the EDG meeting. Benches are scattered throughout the courtyard and a landscaped nook has been designed to the north. A mail
room adjacent to the courtyard provides additional seating and lounge space for residences.

The roof deck plan, which has been pulled back from the fagade of the building, has been divided into smaller gathering areas for more intimate interactions rather
than one large open roof deck.

HYBRID
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CONCEPT DEVELOPMENT | BUILDING SECTION

ERERERS)
i

(D Level 1 Floor Plan

Transition through Experience

1. Public

Public paths from the street to the front entry gate are
enhanced with metal and concrete planters and light features
that promote a sense of way-finding and entry.

ouT
WAL

=—

OOR
WAYS

Neighboring
Residence

> >
= =
2. Semi Public g 4 i a
After entering through the entry gate, there is a portal witha i || T | (== @Ol | u &
soffit overhead that indicates entry into the semi public space ™ = o
through to the open courtyard, complete with outdoor seating = —
and an adjacent amenity seating area. = A
L
3. Semi Private ] ||
Cues to the semi private space are indicated with covered .
— X -
exterior walkways establishing a sense of privacy and A tEg'rSet;]qgi:'edge
ownership for each of the units. n
| —HE
4. Private r COURTYARD
The final transition is the private rooms which COVERED ENTRYWAY .
have access to outdoor air, light, and some Partially sunken
with balconies. landscaped
PUBLIC SEMI PUBLIC SEMI PRIVATE privatepatio
PRIVATE
Section Through Site
HYRBRID REC



CONCEPT DEVELOPMENT | BUILDING SECTION

il r
m I \
-5 JRRESG | RRNRE |
|
(D Level 1 Floor Plan i @ 0
|
‘ m—
| —
. ! IE T
Activated Courtyard ] | /
| % | | 7‘ = :
_ | - ) i =
1. Public : - & PRIVATE
Once in the courtyard, they public path and street can be seen i E j
from beyond. | = .
| g === ==
: . i - —
2. Semi Public | - | SEMI
The semi public courtyard is activated by exterior seating, i E ! PRIVATE
landscaping, integrated lighting, and amenity seating in the | & ‘ : L
interior space beyond. w B gas e >
- - = N
A | ° |\
i i = — ! O
3. Semi Private | g - i | == | Neighboring
The courtyard can be seen throughout building with the semi ol o In I ——— J== ‘/ Residence
private open walkways. i } T J—‘j
\ f“?“'*Lr‘ | A } H
Neighboring 23]
i Resid
The final transition is the private rooms which have access to COURTYARD
outdoor air, light, and visibility into the courtyard. Interior amenity
PUBLIC WALKWAY BEYOND seating beyond
SEMI PUBLIC COURTYARD
Section Through Site
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CONCEPT DEVELOPMENT | FLOOR PLANS
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CONCEPT DEVELOPMENT | FLOOR PLANS
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CONCEPT DEVELOPMENT | ELEVATIONS

1

3 ) Steel & Concrete Courtyard

4 Lap Siding at Rear Volume

West Elevation
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East Elevation

South Elevation
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CONCEPT DEVELOPMENT | PRIVACY STUDY

| |

I = & &8 - l

BilE'S ke >
— T E | = \

B : i

T I S

= 1
4 H 4 &= [ g

— - e ———

North Elevation Privacy Study East Elevation Privacy Stud South Elevation Privacy Study

. . . Window placement to be adjusted to reduce direct Most windows on south neighbor are placed high within
Level 1 COﬂdP IS concerned aPOUt privacy mt.o.rear visibility between adjacent sites & upper level roof decks rooms and most views are focused west, away from the

space. Level 1 windows in the rear volume will

be located towards the east to respect privacy.
The proposed courtyard is located close to the
existing dining space to allow for mid day sun

to travel through the site. There will be ample
landscaping planted along the side yards to assist
in maintaining privacy between the two structures
& window placement will be designed to minimize
direct visibility as well.

Level 1 central dining room Rear Yard / SE corner - Rear Yard - Existing balcony / screening
existing tree, hedge and fence to provide privacy Existing hedge to assist in privacy on lower level element

HYERID REC



CONCEPT DEVELOPMENT | MATERIALITY

West Facade - Enlarged Detail Image

White cement board panel cladding
inside walls and soffit of balcony

White vinyl windows and sliding door (typical)

&—— White Steel Flat Bar Railing with vertical
metal balusters at 4" o.c. (max)

Black aluminum flashing - jamb

€& Black aluminum flashing- sill

Coal Creek brick

&— Black aluminum flashing - brick base

A

Unvented white architectural grade =
exterior rated - acoustic panel soffit

Vertical white cement board cladding

at base

|

]

White Steel Flat Bar entry gate with
horizontal steel rods @ 4" o.c. (max)

HYEBRID

REC



CONCEPT DEVELOPMENT | MATERIALITY

HYEBRID
-
© HYBRID ARCHITECTURE AND ASSEMBLY

1205 E PIKE STREET, SUITE 2D, SEATTLE, WA 98122

p: 206.267.9277
w: www.hybridarc.com

740 HARVARD AVE E | Seattle, WA

'\IHH Hm “H?‘

w

M]MW F’ M
E

western - front facing - facade
dark brick over white base

roof deck
wood decking with steel planters

courtyard view
concrete pavers, lap siding right, brick left

Brick - Stack Bond - Slimbrick

. _ ' : ; SW7019 - Gauntlet Grey
courtyard view towards entry main entry Mutual Materials - Architectural Series
brick volume above, white cement board soffit, concrete paver courtyard and steel planters

scored concrete walkway, steel planters and building address

| | K K Cement Board Cladding - 4” Lap Siding
Color: Coal Creek - Grout: Dar Rear massing volume cladding

i
i et i

C———————
¥

S——E
e 3

- =
S ——

e e

———— —

e

-

1 ————_
e
=Y

Concrete .
Foundation / Walls at Ground Floor WOOd - Hallway & Roof FIoorlng Metal Accents Metal Accents
Stair Treads 1x4 - Tight Knot Cedar w/

SW7005 - Pure White
Cement Board Cladding
Roof, Interior Courtyard & Base

: Black - Planters, Coping, Railing, Vent Hoods White - Railing, Vent Hoods, Accents
Clear Stain (UC40577 - Duranar - Black) (UC43350 - Duranar - Bone White)
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CONCEPT DEVELOPMENT | EXTERIOR LIGHTING PLAN

LF-7

LF-8 @ | LF7 |

LF-7 LF7

LF-11 LF-11

(M Level 1 Lighting Plan




CONCEPT DEVELOPMENT | EXTERIOR LIGHTING PLAN

LF- 5 - EMBEDDED PUCK LIGHTS LF-8 - RECESSED CAN LIGHT

LIGHT FIXTURE
SCHEDULE

LF-1- DOWN LIGHT

LF-2 - UPLIGHT

LF-3 - PENDANT A

LF-4 - CONCEALED STRIP LIGHT

LF-5 - EMBEDDED PUCK LIGHTS

LF-7 & 13 - LINEAR STRIP LIGHT

LF-6 - PENDANT B

LF-7 - EXTERIOR STRIP LIGHT

LF-8 - RECESSED CAN LIGHT B8

LF-9 - SURFACE MOUNTED LIGHT

LF-12 - EXTERIOR UP LIGHT LF-11 - RECESSED LINEAR

LF-10 - BOH LIGHT

LF-11 - RECESSED LINEAR LIGHT A

LF-12 - EXTERIOR UP LIGHT

LF-13 - RECESSED LINEAR LIGHT B

LF-14 - SCONCE

(M Roof Deck Lighting Plan
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CONCEPT DEVELOPMENT | LANDSCAPE

Plant Schedule

PLANT SCHEDULE

Botanical/ Common Name Size/ Remarks
TREES:
Acer circinatum/ VINE MAPLE min, 1-1/2" cal.
Carpinus b. ‘Fastigiata’ COLUMNAR EUROPEAN min. 2-1/2" cal., Stree
HORNBEAM Tree form : -
Cotinus obovatus/ AMERICAN SMOKE TREE min. 2" cal.
in. 8-0" hot G G @ G N 7— - - —— - = —!
wmin. 2 cal a4 4 3 REEEEERERERRRRE !
Parrotia p. "Vanessa IRONWOOD min. 2" cal., single trunk ; \ } 4 4 ‘ ‘ ‘ ‘ ‘ ‘ ‘ !
)
min. 2" cal (] 4
<7 . ) 4 B !
SHRUBS/GRD.COVERS/PERENNIALS: < - s
9 ®  Arctostaphylos Massachussetts'/ KINNICKINNICK 1gal. < % I
la
10 & 1gal '
8 () Buwss. ‘Suffuiticosa BOXWOOD min. 15" spr. — I
75 * 1 gal. . 1 :1, |
: © i 28 B Raised ervious Pavement — - hLW
min. " spr. A . LI
18 () Epimedium x v.'Sulpherum’ BISHOPS CAP min. 1 gal. [ Planter (typ) _ L gthﬁ"S)
23 & 1 gal =222
2 99( 5gal. can ) It
6 e 1 gal. = - L] =
4 I Helianthemum *Henfield Brilliant/ SUNROSE 1 gal. 130 ™ Bio-retention F— xican Beach Pebble
29 * 1o Plan " " Bio-retenti
2 min. 18" spr. | \& F ulch (1-1/2 -2-1/2 ) typ. fo-retention
1 ®  Mahonia repens! CREEPING MAHONIA 1 gal. g 3 5 ﬂ Planter #4
2 P Miscanthus s. "Morning Light/ MAIDENGRASS 5 gal. can ) Note H//’ = I
4 > Nandina d. *Compacta’’ HEAVENLY BAMBOO min. 24° hgt. ~ Bambh i pogon‘ P
48 by Rote 4 pots @ 12" 0., - NN
161 2 Pennisetum a. Hamiyn/ DWARF FOUNTAIN GRASS 1gal © J- N3 NDO
19 O Pittosporum t. "Wheeler's Dwarf) TOBRIA min. 18" spr. - 3 GRA
39 Polystichum munitum / SWORD FERN min. 5 fronds @ 12" o.c. «n o
8 & min. 5 fronds @ 12" o.c. c O = \VL—_“
11 new + (17) Q Prunus laurocerasus! ENGLISH LAUREL min. 4-0" hgt. w — J :ﬂ
28 b Prunus |. "Mt. Vernon'/ DWARF LAUREL 2 gal. can 2] . = EXiSting Eng“sh I
17 & Sarcococca humilis/ LOW SARCOCOCCA min. 12" spr., spreading forms. ] Flagstone N
10 jb";@ #10, min. 7' hgt. > 7} Laurel Hedge g
! Vaceinium ovatum/ EVERGREEN HUCKLEBERRY min. 24" hgt. < | o7qn to Remain
v Pre-planted with LIVE ROOF/ o ams Planter/ Plants l
as required "LVE ROOF' Lic Modtar Tray System (414 So GREENFEATHERS*Forest Gl ° Not Applied t H =
D B oo R . il -
creanet BEZ beg) o Modular Tray System (44" Sof roon Canpet AN, GO, S5 Us > N GreenFactor 1 T
asrequied  [EEEE]  Lawn No. 1 Sod -
s 9 - }:]] g
T /]
/b=
, S0 = =
""" """ """ " = = =9 5'0"F|re)< N ’?‘Ai N NtdjlnH;tallanapproved
. sV PO " i io- i
S T GelMatenance 1 Hydrant Offset N Og,lyé’%o 4" deep Root Barrier Bio-retention
i * ‘ Bl WAL T < comptetelyjaround all Planter #3
= o R SehRA0-0" 75 Qp‘;&'ﬁ’*, || . . u Fptet _
U] TS e ‘v,g%g‘y;% |~ Bio-retention Bgmboo-planting areas
| = @ Tt 0§:§?} Planter #2 ad|directed| by Landscap
10'0" Power s AT DA Anchitect
P RIS Z A =< i 5 Itec
s Pole Offget RN 0> i 4
TahFab T\ ¥ T
I | /
| / b/

P—— Raised Pamgrs

Firepit |: (min. 30" hgt

g

A \',\\\;\\@&\ \%&x\\\&x&xm

|
|
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i @ Level1
i
|
|

- - \Metfal Divider |
& o Bee o __ D
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CONCEPT DEVELOPMENT | LANDSCAPE

-]
ticosa

get Barberry
i

Aurea Sedge Mountain Laurel
- “-.*'.‘.,;EE . -q,'g "

Dwarf Fountain Grass \Xheeler's Dwarf
i J R

oy, A

Maiden Crass Heavenly Bamboo Flowering Currant

guadua bamboo Low Sarcococca Lawn - Sod Roof Deck
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CONCEPT DEVELOPMENT | DEPARTURES

DEPARTURE #1 - SETBACKS AND SEPARATIONS

23.45.518 - SETBACKS AND SEPARATIONS

15-0" REAR SETBACK REQUIRED /
10-0" REAR SETBACK PROVIDED

5-0" FRONT SETBACK REQUIRED /
11-0" FRONT SETBACK PROVIDED

5 MIN / 7' AVG SIDE SETBACK REQUIRED /
5'MIN / 7' AVG SIDE SETBACK PROVIDED

Rationale:

In order to best respond to one of the project's primary design guidelines, CS2.C - Relationship to
the block, the project is setback 11-0" from the front property line (a 101% increase from the 5-0"
min. requirement). Due to this increased front setback the project is requesting a 33% departure
from the rear yard setback requirements where the project will be setback 10-0" from the rear
yard as opposed to the required 15-0" minimum, since no alley is located at the rear of the site. To
help mitigate this reduced rear yard setback there will be adequate planting and trees to provide
visual privacy with adjacent sites and help better respond to CS2.B - Adjacent Sites.

101% PROPOSED

/_ INCREASE
15-0"
i

33% DECREASE
(DEPARTURE
REQUESTED)

i
|

(D Setbacks

DEPARTURE #2 - FACADE LENGTH

23.45.527 - STRUCTURE WIDTH AND FACADE LENGTH LIMITS IN LR ZONES

100' X .65 = 65-0" MAX FACADE LENGTH REQUIRED
76.25' PROVIDED @ SOUTH FACADE - REQ. 15% DEPARTURE
65.83' PROVIDED @ NORTH FACADE - REQ 1.2% DEPARTURE

Rationale:

Per CS2.D.5 - Respect for adjacent sites - the project has located its elevator along the south property line, closest to an existing apartment
building and parking lot that will be least affected by its placement. The alternatives would be the north property line, that would cast shadows
on the adjacent condo structure, the street facing property line, which would have negative impact on the street-scape or the rear property
line, which would also have a negative impact on the existing single family residences. The elevator could also be internalized into the project
but that would inhibit the courtyard open space and detract from PL1.A1.

Per DC2.B - Facade composition - In order to create a more varied and playful facade that shall provide added visual interest, the project
features a "checkerboard” pattern of recessed balconies and extended enclosed living spaces. This back and forth of in-fill & recessed space
creates a varied facade that provides visual interest and adds to the character of the neighborhood.

REQUESTED DEPARTABLE
FLOOR AREA =12 SF

_ 100-0"
10" 65' - 10" FACADE LENGTH

1.2% DEPARTURE

-~ ©

oY Y “
‘ —

T Xy
i

i

i

i

| A,

|

| o
.

i

i Retaining Wall
| .

D Q

I o

oo |

[ S N o 1

76-3" FACADE LENGTH
15% DEPARTURE

REQUESTED DEPARTABLE
FLOOR AREA = 105 SF

(M Facade Length

HYBRID
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APPENDIX | DESIGN GUIDELINES

- .-lrllzmll: ?
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PL1: CONNECTIVITY

Complement And Contribute To The Network Of Open
Spaces Around The Site And The Connections Among

A.NETWORK OF OPEN SPACES

. Enhancing Open Space: Design the building and open spaces to
positively contribute to a broader network of open spaces throughout
the neighborhood. Consider ways that design can enhance the features
and activities of existing off-site open spaces. Open space may include
sidewalks, streets and alleys, circulation routes and other open areas of all
kinds.

CAPITOL HILL SUPPLEMENTAL GUIDANCE

. Personal Safety and Security: Project design should consider
opportunities for enhancing personal safety and security in the environment
under review.
pedestrian-scale lighting, but prevent light spillover onto adjacent
properties;

c. transparent windows allowing views into and out of the structure— thus
incorporating the “eyes on the street" design approach.

Create inviting space for residents to circulate through and interact
but also be mindful of privacy and security. An eyes on the street
approach should be taken so residents can look out onto Harvard as
well as internally to the courtyard.

[
=

-
.I.u

PL3: STREET-LEVEL INTERACTION

Encourage Human Interaction And Activity At The
Street-Level With Clear Connections To Building
Entries And Edges.

A.ENTRIES

Ensemble of Elements: Design the entry as a collection of coordinated
elements including the door(s), overhead features, ground surface,
landscaping, lighting, and other features.

Main entry should be apparent from the street and provide an inviting
threshold to the project that is also coordinated within the language

PL4: ACTIVE TRANSPORTATION

Incorporate Design Features That Facilitate Active
Forms Of Transportation Such As Walking, Bicycling,
And Use Of Transit.

B. PLANNING AHEAD FOR BICYCLISTS

Bike Facilities: Facilities such as bike racks and storage, bike share stations,
shower facilities and lockers for bicyclists should be located to maximize
convenience, security, and safety.

DCI1:

B. VEH

C.PAR

PROJECT USES AND ACTIVITIES

Optimize the arrangement of uses and activities on
site.

ICULAR ACCESS AND CIRCULATION

Access Location and Design: Choose locations for vehicular access,
service uses, and delivery areas that minimize conflict between vehicles
and non-motorists wherever possible. Emphasize use of the sidewalk for
pedestrians, and create safe and attractive conditions for pedestrians,
bicyclists, and drivers

where driveways and curb cuts are unavoidable, minimize the number
and width as much as possible

KING AND SERVICE USES

Below-Grade Parking: Locate parking below grade wherever possible.
Where a surface parking lot is the only alternative, locate the parking in
rear or side yards, or on lower or less visible portions of the site.

CAPITOL HILL SUPPLEMENTAL GUIDANCE

Parking and Vehicle Access: \¥here alley access is not possible, garage entries
and driveways should be consolidated to enhance the streetscape for pedestrians.
Siting should minimize the impact of automobile parking and driveways on the
pedestrian environment, adjacent properties and pedestrian safety.

Screening of Dumpsters, Utilities, and Service Areas: New developments
should locate service elements like trash dumpsters, loading docks and mechanical
equipment away from the street front where possible. When elements such as
dumpsters, utility meters, mechanical units and service areas cannot be located
away from the street front, they should be situated and screened from view and
should not be located in the pedestrian right-of-way.

Although not required in this zone, if parking is provided it should
located underground in a safe, secure and well screened location as
to mitigate visibility from the street but in a way that is safe for vehicles
and pedestrians as well. Trash services should also be located away
from adjacent properties and screened in a way to mitigate odors and
noise.

Provide bike storage for residents and guests in a safe, secure and
convenient location.

REC



APPENDIX | DESIGN GUIDELINES

DC2: ARCHITECTURAL CONCEPT

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

A. MASSING

. Reducing Perceived Mass: Use secondary architectural elements to
reduce the perceived mass of larger projects. Consider creating recesses
or indentations in the building envelope; adding balconies, bay windows,
porches, canopies or other elements; and/or highlighting building entries.

B. ARCHITECTURAL AND FAGADE COMPOSITION

«  Fagade Composition: Design all building facades—including alleys and
visible roofs—considering the composition and architectural expression
of the building as a whole. Ensure that all facades are attractive and
well proportioned through the placement and detailing of all elements,
including bays, fenestration, and materials, and any patterns created by their
arrangement.

Mass should be reduced in both the overall bulk and scale of the
building as well as through the modulation of the facade and the
potential relief gained from recessed balconies or movement within
the planes of the facade. The overall composition of the project should
be logical and consistent throughout the project.

DC3: OPEN SPACE CONCEPT

Integrate open space design with the design of the
building so that each complements the other.

B. OPEN SPACE USES AND ACTIVITIES

Multifamily Open Space: Design common and private open spaces in
multifamily projects for use by all residents to encourage physical activity
and social interaction.

CAPITOL HILL SUPPLEMENTAL GUIDANCE

Residential Open Space Residential projects should be sited to maximize
opportunities for creating usable, attractive, well-integrated open space.
Create substantial courtyard-style open space that is visually accessible to
the public view.

Landscape Design to Address Special Site Conditions - Neighborhood
Priority: Maintain and enhance existing landscape patterns in commercial
and residential areas.

Courtyard design is an important influence on this project and it
is key to create a space that is welcoming and engaging with the
residents of the project to provide a design that is used for both
circulation and interaction.

DC4: EXTERIOR ELEMENTS
AND FINISHES

Use appropriate and high quality elements and
finishes for the building and its open spaces.

A. BUILDING MATERIALS

. Exterior Finish Materials: Building exteriors should be constructed of
durable and maintainable materials that are attractive even when viewed
up close. Materials that have texture, pattern, or lend themselves to a high
quality of detailing are encouraged.

CAPITOL HILL SUPPLEMENTAL GUIDANCE

«  Exterior Finish Materials: Building exteriors should be constructed of
durable and maintainable materials that are attractive even when viewed
up close. Materials that have texture, pattern or lend themselves to a high
quality of detailing are encouraged.

The project aims to take inspiration from its context within the
Harvard Belmont area to provide a project that features natural
durable materials that reflect the lasting and elegant character of the
surrounding classical structures. Brick, lap siding, dark metal accents,
concrete planters and accents as well as landscaping that helps buffer
and soften the edges of the project.

REC



APPENDIX | DESIGN GUIDELINES

CS1: NATURAL SYSTEMS &
SITE FEATURES

Use Natural Systems And Features Of The Site And Its
Surroundings As A Starting Point For Project Design.

C. TOPOGRAPHY

Land Form: Use the natural topography and/or other desirable land
forms or features to inform the project design.

Elevation Changes: Use the existing site topography when locating
structures and open spaces on the site. Consider “stepping up or down"
hillsides to accommodate significant changes in elevation.

Site building to take advantage of naturally sloping lot. Recess
partially below grade story to provide partial basement units with
lightwells for access to light and air.

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 AND NEIGHBORHOOD

. Sense of Place: Emphasize attributes that give Seattle, the neighborhood,
and/or the site its distinctive sense of place. Design the building and open
spaces to enhance areas where a strong identity already exists, and create
a sense of place where the physical context is less established.

B. ADJACENT SITES, STREETS, AND OPEN SPACES

«  Character of Open Space: Contribute to the character and proportion
of surrounding open spaces. Evaluate adjacent sites, streetscapes, trees
and vegetation, and open spaces for how they function as the walls and
floor of outdoor spaces or “rooms” for public use. Determine how best to
support those spaces through project siting and design (e.g. using mature
trees to frame views of architecture or other prominent features).

Harvard / Belmont area has many examples of classically composed
buildings that use natural materials in ordered facades. Respond to
that context with well composed fenestration and a focus on using
durable materials. There is also a lineage of courtyard apartments and
others that utilize exterior circulation in Capitol Hill that take advantage
of Seattle's temperate climate to provide a pleasant space for
residents to circulate through.

CS3: ARCHITECTURAL CONTEXT
& CHARACTER

Contribute To The Architectural Character Of
The Neighborhood.

A. EMPHASIZING POSITIVE NEIGHBORHOOD ATTRIBUTES

. Contemporary Design: Explore how contemporary designs can
contribute to the development of attractive new forms and architectural
styles; as expressed through use of new materials or other means.

CAPITOL HILL SUPPLEMENTAL GUIDANCE

«  Architectural Concept and Consistency: Preserve and augment the
neighborhood's architectural qualities, historic character and pedestrian
scale. There are many elements in the Capitol Hill neighborhood that lend
to its unique and thriving character, especially its active street life. There
are a variety of ways—architectural concept, human scale and high-quality
materials—that can honor this architectural context.

Take inspiration from context while creating a design that speaks
to the current methods of architecture & design. The language of
the building should be carried through the entire structure with a
consistent rhythm of openings and attention to detail. Materials
may vary by volume but the color palette should be consistent and
coordinated.
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APPENDIX | ZONING MATRIX

ZONING CODE PROVISIONS

COMMENT: COMMENT:
PERMITTED AND ALL USES ARE PERMITTED OUTRIGHT PROPOSED: 2345522 - AMENITY | 23.45.522.A

PROHIBITED USES RESIDENTIAL AREA 1. THE REQUIRED AMOUNT OF AMENITY AREA FOR ROWHOUSE AND TOWNHOUSE | 8000 SF SITE
SMC 23.45.504 - COMPLIES DEVELOPMENTS AND APARTMENTS IN LR ZONES IS EQUAL TO 25 PERCENT OF THE

2345510-FLOOR | TABLE A FOR 23.45.510 PROPOSED: FAR 2.0 LOT AREA. D S AnREQ
AREA RATIO (FAR) | LR3 - INSIDE UC/UV FOR APARTMENTS 1.50R 2.0 SEE G.0.3- COMPLIES

e R R R S 16.510.C. ARE MET 2. A MINIMUM OF 50 PERCENT OF THE REQUIRED AMENITY AREA SHALL BE REQ @ GROUND

C.IN LR ZONES, IN ORDER TO QUALIFY FOR THE HIGHER FAR LIMIT SHOWN IN TABLE
A FOR 23.45.510, THE FOLLOWING STANDARDS SHALL BE MET:

1.GREEN BUILDING PERFORMANCE STANDARDS

PROJECT WILL

PROVIDED AT GROUND LEVEL, EXCEPT THAT AMENITY AREA PROVIDED ON THE
ROOF OF A STRUCTURE THAT MEETS THE PROVISIONS OF SUBSECTION
23.45.510.E.5 MAY BE COUNTED AS AMENITY AREA PROVIDED AT GROUND LEVEL.

23.45.522.D

5.COMMON AMENITY AREAS FOR ROWHOUSE AND TOWNHOUSE DEVELOPMENTS
AND APARTMENTS SHALL MEET THE FOLLOWING CONDITIONS:

A. NO COMMON AMENITY AREA SHALL BE LESS THAN 250 SQUARE FEET IN AREA,
AND COMMON AMENITY AREAS SHALL HAVE A MINIMUM HORIZONTAL DIMENSION
OF 10 FEET.

B. COMMON AMENITY AREAS SHALL BE IMPROVED AS FOLLOWS:

1) AT LEAST 50 PERCENT OF A COMMON AMENITY AREA PROVIDED AT GROUND
LEVEL SHALL BE LANDSCAPED WITH GRASS, GROUND COVER, BUSHES,
BIORETENTION FACILITIES, AND/OR TREES.

2) ELEMENTS THAT ENHANCE THE USABILITY AND LIVABILITY OF THE SPACE FOR
RESIDENTS, SUCH AS SEATING, OUTDOOR LIGHTING, WEATHER PROTECTION, ART,
OR OTHER SIMILAR FEATURES, SHALL BE PROVIDED.

SEE G.0.3 -COMPLIES

23.45.524 - 23.45.524 SEE LANDSCAPE
LANDSCAPING A. LANDSCAPING REQUIREMENTS DRAWINGS -
STANDARDS 2. GREEN FACTOR REQUIREMENT COMPLIES
A LANDSCAPING THAT ACHIEVES A GREEN FACTOR SCORE OF 0.6 OR
GREATER, DETERMINED AS SET FORTH IN SECTION 23.86.019, IS REQUIRED FOR ANY
LOT WITHIN A LR ZONE IF DEVELOPMENT IS PROPOSED THAT HAS MORE THAN ONE
DWELLING UNIT, OR A CONGREGATE RESIDENCE. VEGETATED WALLS MAY NOT
COUNT TOWARDS MORE THAN 25 PERCENT OF A LOT'S GREEN FACTOR SCORE.
B. STREET TREE REQUIREMENTS.
1. STREET TREES ARE REQUIRED IF ANY TYPE OF DEVELOPMENT IS PROPOSED,
EXCEPT AS PROVIDED IN SUBSECTION 23.45.524.B.2 AND B.3 BELOW AND SECTION
23.53.015. EXISTING STREET TREES SHALL BE RETAINED UNLESS THE DIRECTOR OF
THE SEATTLE DEPARTMENT OF TRANSPORTATION APPROVES THEIR REMOVAL.
MAXIMUM SIZE OF RESIDENTIAL UNITS DOES NOT APPLY.
23.45.526 THE STRUCTURE WILL MEET GREEN BUILDING PERFORMANCE STANDARDS BY EARNING A LEADERSHIP IN
o ENERGY AND ENVIRONMENTAL DESIGN (LEED) SILVER RATING OR A BUILT GREEN 4-STAR RATING OF THE
SUSTAINABLE MASTER BUILDERS ASSOCIATION OF KING AND SNOHOMISH COUNTIES (CHOOSE ONE), EXCEPT THAT AN
DEVELOPMENT APPLICANT WHO IS APPLYING FOR FUNDING FROM THE WASHINGTON STATE HOUSING TRUST FUND AND/OR
THE SEATTLE OFFICE OF HOUSING TO DEVELOP NEW AFFORDABLE HOUSING, AS DEFINED IN SUBSECTION
23.45.526.D, MAY ELECT TO MEET GREEN BUILDING PERFORMANCE STANDARDS BY MEETING THE
WASHINGTON EVERGREEN SUSTAINABLE DEVELOPMENT STANDARDS (ESDS). THE APPLICANT SHALL
DEMONSTRATE TO THE DIRECTOR THE EXTENT TO WHICH THE APPLICANT HAS COMPLIED WITH THE
COMMITMENT TO MEET THE GREEN BUILDING PERFORMANCE STANDARDS NO LATER THAN 90 DAYS AFTER
ISSUANCE OF FINAL CERTIFICATE OF OCCUPANCY FOR THE NEW STRUCTURE, OR SUCH LATER DATE AS MAY
BE ALLOWED BY THE DIRECTOR FOR GOOD CAUSE. PERFORMANCE IS 23.90.018 DEMONSTRATED THROUGH AN
INDEPENDENT REPORT FROM A THIRD PARTY, PURSUANT TO SECTION D
23.45.527 - 23.45.527.A: TABLE A - MAXIMUM STRUCTURE WIDTH COMPLIES
STRUCTURE LR3 - OUTSIDE UV/UC - 120 100' X .65 = 65'-0"
WIDTH AND MAX FACADE
FACADE LENGTH 23.45.527.8.1 MAXIMUM FACADE LENGTH IN LOWRISE ZONES LENGTH
LIMITS IN LR THE MAXIMUM COMBINED LENGTH OF ALL PORTIONS OF FAGADES WITHIN 15 FEET OF
ZONES ALOT LINE THAT IS NEITHER A REAR LOT LINE NOR A STREET OR ALLEY LOT LINE

SHALL NOT EXCEED 65 PERCENT OF THE LENGTH OF THAT LOT LINE, EXCEPT AS
SPECIFIED IN SUBSECTION 23.45.527.B.2.

PER SMC 23.86.015.C.4 - PORTIONS OF A STRUCTURE THAT ARE NOT INCLUDED IN
FACADE LENGTH MEASUREMENT - FIRST FOUR FEET OF UNENCLOSED DECKS,
BALCONIES AND PORCHES

71.2' PROVIDED @
SOUTH FACADE -
REQ. 9%
DEPARTURE

61' PROVIDED @
NORTH FACADE -
COMPLIES

23.45.534 - LIGHT
AND GLARE
STANDARDS

23.45.534.A
EXTERIOR LIGHTING SHALL BE SHIELDED AND DIRECTED AWAY FROM ADJACENT
PROPERTIES

SEE EXTERIOR
LIGHTING PLAN

23.54.015 -PARKING

PER TABLE B.. M- ALL RESIDENTIAL USES IN LOWRISE ZONES IN URBAN CENTER
VILLAGE- DOES NOT REQUIRE VEHICULAR PARKING.

SMALL EFFICENCY DWELLING UNIT APARTMENTS REQUIRE 75% OF UNITS TO HAVE
PARKING. 15 SEDU UNITS X 75% = 11 BIKE PARKING REQUIRED + 25% OF NON-SEDU
UNITS (23 UNITS X 25% = 6 BIKES) = 17 BIKE PARKING REQUIRED

17 BIKE PARKING
SPOTS PROVIDED
COMPLIES

23.54.030D.3 -
DRIVEWAY SLOPE
FOR ALL USES

NO PORTION OF A DRIVEWAY, WHETHER LOCATED ON A LOT OR ON A RIGHT OF
WAY, SHALL EXCEED A SLOPE OF 15 PERCENT

15% VEHICULAR
RAMP OFF OF ROW
COMPLIES

CHAPTER 2354 010- | PER TABLE A - FOR RESIDENTIAL DEVELOPMENT WITH 26-50 DWELLING UNITS REQ. | 375 SF REQ /300 SF
LID WASTEAND | 375 SQUARE FEET OF SHARED STORAGE SPACE. 38 UNITS IN BUILDING PROVIDED
RECYCLABLE PENDING SPU
MATERIALS REDUCED SIZE
STORAGE AND APPROVAL
ACCESS

COMPLY WITH
2FOR ALL CATEGORIES OF RESIDENTIAL USE, IF THE LOT ABUTS AN ALLEY AND THE | SRCENBULDING
ALLEY IS USED FOR ACCESS, IMPROVEMENTS TO THE ALLEY SHALL BE REQUIRED STANDARDS
AS PROVIDED IN SUBSECTIONS 23.53.030.E AND 23.53.030.F, EXCEPT THAT THE COMPLIES
ALLEY SHALL BE PAVED RATHER THAN IMPROVED WITH CRUSHED ROCK, EVEN FOR
LOTS CONTAINING FEWER THAN TEN DWELLING UNITS. NO PARKING
PROVIDED.
3.PARKING LOCATION IF PARKING IS PROVIDED COMPLIES
4. ACCESS TO PARKING IF PARKING IS PROVIDED
E.THE FOLLOWING FLOOR AREA IS EXEMPT FROM FAR LIMITS:
1.ALL UNDERGROUND STORIES.
4,PORTIONS OF A STORY THAT EXTEND NO MORE THAN 4 FEET ABOVEEXISTING
OR FINISHED GRADE, WHICHEVER IS LOWER, EXCLUDING ACCESS, (SEE EXHIBIT A
FOR 23.45.510), IN THE FOLLOWING CIRCUMSTANCES:
A. APARTMENTS IN LR ZONES THAT QUALIFY FOR THE HIGHER FAR LIMIT SHOWN IN
TABLE A FOR 23.45.510;
2345512 - DENSITY | TABLE A FOR 23.45.512: DENSITY LIMITS IN LOWRISE ZONES PROPOSED:
LIMITS—LOWRISE | LR3 - 1/800 OR NO LIMIT NO LIMIT
ZONES (3) FOR APARTMENTS THAT MEET THE STANDARDS OF SUBSECTION 23.45.510.C, COMPLIES
THERE IS NO DENSITY LIMIT IN LR2 AND LR3 ZONES.
2345514 - 23.45.514 - TABLE A
STRUCTURE HEIGHT | ZONE: LR3 BASE HEIGHT: 40FT
23.45.514.F
FOR APARTMENTS IN LR2 ZONES, AND FOR ALL RESIDENTIAL USES IN LR3 PROPOSED:
ZONES, THE APPLICABLE HEIGHT LIMIT IS INCREASED 4 FEET ABOVE THE 40FT BASE HEIGHT
HEIGHT SHOWN ON TABLE A FOR 23.45.514 FOR A STRUCTURE THAT + 4FT HEIGHT
INCLUDES A STORY THAT IS PARTIALLY BELOW-GRADE, PROVIDED THAT INCREASE =
44FT MAX. HEIGHT
2. THE NUMBER OF STORIES ABOVE THE PARTIALLY BELOW-GRADE STORY IS ALLOWED
LIMITED TO THREE STORIES FOR RESIDENTIAL USES WITH A 30 FOOT HEIGHT 440" PROVIDED
LIMIT AND TO FOUR STORIES FOR RESIDENTIAL USES WITH A 40 FOOT HEIGHT COMPLIES
LIMIT;
3. ON THE STREET-FACING FACADE(S) OF THE STRUCTURE, THE STORY
ABOVE THE PARTIALLY BELOW-GRADE STORY IS AT LEAST 18 INCHES ABOVE
THE ELEVATION OF THE STREET, EXCEPT THAT THIS REQUIREMENT MAY BE
WAIVED TO ACCOMMODATE UNITS ACCESSIBLE TO THE DISABLED OR
ELDERLY, CONSISTENT WITH THE SEATTLE RESIDENTIAL CODE, SECTION
R322, OR THE SEATTLE BUILDING CODE, CHAPTER 11; AND
4. THE AVERAGE HEIGHT OF THE EXTERIOR FACADES OF THE PORTION OF
THE STORY THAT IS PARTIALLY BELOW-GRADE DOES NOT EXCEED 4 FEET,
MEASURED FROM EXISTING OR FINISHED GRADE. WHICHEVER IS LESS.
OPEN RAILINGS, PLANTERS, SKYLIGHTS, CLERESTORIES, GREENHOUSES NOT
DEDICATED TO FOOD PRODUCTION, PARAPETS AND FIREWALLS ON THE ROOFS OF
PRINCIPAL STRUCTURES MAY EXTEND 4 FEET ABOVE THE MAXIMUM HEIGHT LIMIT
SET IN SUBSEGTIONS A, B, E, AND F OF THIS SECTION 23.45.514
23.45.514.0.4
IN LR ZONES, THE FOLLOWING ROOFTOP FEATURES MAY EXTEND 10 FEET ABOVE | PROPOSED:
THE HEIGHT LIMIT SET IN SUBSECTIONS 23.45.514.A AND F, IF THE COMBINED TOTAL | STAIR PENTHOUSE
COVERAGE OF ALL FEATURES DOES NOT EXCEED 15 PERCENT OF THE ROOF AREA | EXTENDS 10'-0"
OR 20 PERCENT OF THE ROOF AREA IF THE TOTAL INCLUDES SCREENED ABOVE HEIGHT
MECHANICAL EQUIPMENT:A. STAIR PENTHOUSES, EXCEPT AS PROVIDED IN LIMIT
SUBSECTION 23.45.514.0.6; COMPLIES
23.45.514.).6 EE?\'/: %ISEIIE\II'JI':}—iOUSE
SUBJECT TO THE ROOF COVERAGE LIMITS IN SUBSECTIONS 23.45.514.J.4 AND EXTENDS 160"
5, ELEVATOR PENTHOUSES MAY EXTEND ABOVE THE APPLICABLE HEIGHT ABOVE HEIGHT
LIMIT UP TO 16 FEET. T
COMPLIES
2345518 - 23.45.518 - TABLE A )
SETBACKS AND FRONT: 5' MINIMUM RO oS MIN
SEPARATIONS SIDE: 7' AVG. / 5' MINIMUM TReVED
REAR: 15' MINIMUM W/O ALLEY e TiES
J.STRUCTURES IN REQUIRED SETBACKS OR SEPARATIONS. S 5N
2.RAMPS OR OTHER DEVICES NECESSARY FOR ACCESS FOR THE DISABLED AND e
ELDERLY THAT MEET THE SEATTLE RESIDENTIAL CODE, SECTION R322 OR SEATTLE | broviDED
BUILDING CODE, CHAPTER 11-ACCESSIBILITY, ARE PERMITTED IN ANY REQUIRED T
SETBACK OR SEPARATION.
4.UNDERGROUND STRUCTURES ARE PERMITTED IN ANY REQUIRED SETBACK OR REAR G T
SEPARATION. Beotioen

8.BULKHEADS AND RETAINING WALLS.

A.BULKHEADS AND RETAINING WALLS USED TO RAISE GRADE MAY BE PLACED|
IN EACH REQUIRED SETBACK IF THEY ARE LIMITED TO 6 FEET IN HEIGHT, MEASURED
ABOVE EXISTING GRADE. A GUARDRAIL NO HIGHER THAN 42 INCHES MAY BE PLACED
ON TOP OF A BULKHEAD OR RETAINING WALL EXISTING AS OF JANUARY 3, 1997.

REQ. DEPARTURE

23.45.518.L.2

FOR STRUCTURES WITH A 40 FOOT HEIGHT LIMIT ACCORDING TO TABLE A
FOR 23.45.514, THE UPPER-LEVEL SETBACK REQUIREMENT IS 16 FEET
ABOVE A HEIGHT OF 44 FEET.

COMPLIES

DEPARTURE MATRIX

CODE PROVISION

RATIONALE

23.45.518 -
SETBACKS AND
SEPARATIONS

5
5

5
9'-1" REAR SETBACK PROVIDED

5'-0" FRONT SETBACK REQUIRED
11'-0" FRONT SETBACK PROVIDED

" REAR SETBACK REQUIRED

MIN /7' AVG SIDE SETBACK REQUIRED
MIN /7' AVG SIDE SETBACK PROVIDED

respond to CS2.B - Adjacent Sites.

In order to best respond to one of the project's primary design guidelines,
CS2.C - Relationship to the block, the project is setback 11'-0" from the
front property line (a 220% increase from the 5'-0" min. requirement).
Due to this increased front setback the project is requesting a 40%
departure from the rear yard setback requirements where the project

will be setback 9'-1" from the rear yard as opposed to the required

15'-0" minimum, since no alley is located at the rear of the site. To help
mitigate this reduced rear yard setback there will be adequate planting
and trees to provide visual privacy with adjacent sites and help better

CODE PROVISION

RATIONALE

2345527 -
STRUCTURE
WIDTH AND
FACADE
LENGTH
LIMITS IN LR
ZONES

100' X .65 = 65'-0" MAX FACADE
LENGTH REQUIRED

71.2' PROVIDED @ SOUTH
FACADE - REQ. 9% DEPARTURE

61' PROVIDED @ NORTH FACADE
COMPLIES

Per CS2.D.5 - Respect for adjacent sites - the project has located its
elevator along the south property line, closest to an existing apartment
building and parking lot that will be least affected by its placement. The
alternatives would be the north property line, that would cast shadows
on the adjacent condo structure, the street facing property line, which
would have negative impact on the streetscape or the rear property line,
which would also have a negative impact on the existing single family
residences. The elevator could also be internalized into the project but
that would inhibit the courtyard open space and detract from PL1.A.1.
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