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ATTACHMENT A

CITY OF SEATTLE | APPLICATION FOR EARLY DESIGN GUIDANCE
PART I: CONTACT INFO

1. Property Address: 12705 30th Avenue NE
2. Project number: #3024131
Additional related project number(s): none

4. Owner/Lessee Name Low Income Housing Institute

5. Contact Person* Name Robin Amadon

Firm Low Income Housing Institute
Mailing Address 2407 First Avenue Suite 200
City State Zip Seattle, WA 98121

Phone
E-mail address

6. Applicant’s Name Michele Wang, AIA
Relationship to Project Architect

7. Design Professional’s Name Michele Wang, AIA

Runberg Architecture Group
Address One Yesler Way- Suite 200
Phone (206) 956-1970

Email address michelew@runberg.com.com

8. Applicant’s Signature Date
*Only the contact person will receive notice of the meeting. The contact person is responsible for
informing other pertinent parties.

PART Il: SITE AND DEVELOPMENT INFO

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

The site is currently occupied by the former Lake City Fire Station 39, at the NW corner of 30th Avenue
NE and NE 127th, a few blocks west of Lake City Way. The site measures approximately 140’ x 120’ and
is generally flat and lacks full curbs and sidewalks. There is no alley serving the site. An existing tree
onsite has been identified by a certified arborist as a Macedonian White Pine with 32” diameter trunk,
meeting the criteria in Director’s Rule 16-2008 to be considered “exceptional.”

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

The site is currently zoned C1-65" and is in the boundary of the Lake City Hub Urban Village. As such,
the Lake City Design Review Guidelines will also apply. There is a future legislative rezone proposed that
will rezone the site to NC3-65’ with additional lot coverage restrictions, and identify NE 127th and 30th
Ave NE as requiring facade modulation, maximum width of structures, and setbacks.

LIHI Lake City Family Housing - DPD #3024131

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

The site is adjacent to the new Fire Station 39 (to the west) and a single-story commercial building (to
the north). Across the street to the east is a single story shopping center (Lake City Center) with the back
doors only (and no windows) facing 30th Ave NE. The Cedar Park retirement community is just north of
this shopping center. Across the street to the south is the Bill Pierre Ford dealership.

Adjacent zoning is all currently zoned C1-65’ except for kitty-corner to the southeast, which is zoned
NC3-85'.
The future legislative rezone would change the C1-65’ to NC3-65'.

The Lake City Community Center and Lake City Public Library are 1-2 blocks away to the southwest.

The Civic Core is a block away to the east.

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

The development objectives include: provide ground-level preschool for 80 children (approximately
6000 sf) and 60-70 units of workforce family housing in a total 6-story building. Four drop-off short
term parking spaces will be provided on site and four long-term parking spaces. Potential departure
requests at this time include:

* Exceed 20% street frontage for residential use (SMC 23.47A.005.C) (This departure would not

be needed under the future rezone).

e Allow parking at street-level without an intervening use (SMC 23.47A.032.B.1.a) - (This

departure only needed under the future rezone).

e Allow less than the code-minimum parking requirement for the Preschool use.

e Allow minimum drive way width of 10’ corresponding to residential use in lieu of non-residential

use (requirement is 12’ one-way, 22’ two-way).

Early Design Guidance Meeting - June 13 2016



LOW INCOME
HOUSING

PROJECT OVERVIEW
PROJECT VISION | PROJECT DATA

The Low Income Housing Institute (LIHI) is a nonprofit corporation whose mission is to develop affordable rental housing for working individuals and their families in Seattle. The Low Income Housing

Institute has a long tenure as a developer and operator - It was founded in 1991 and owns and/or manages over 1,700 housing units at 50 sites. LIHI served a range of household incomes, ranging
from 30% to 60% of Seattle’s Area Median Income.

INSTITUTE
The Low Income Housing Institute’s mission is consistent with long-standing the City of Seattle policy to encourage the development and operation of affordable housing in central neighborhoods or
along transit lines, as adopted in the City’s Comprehensive Plan and many other City policies. As apartment rents continue to escalate in the post-recession economy, more of our children, friends and
neighbors are unable to afford a place to live in neighborhoods that have good access to jobs, services, schools and other amenities. There is a greater need for affordable housing today than at any
time in our recent history.
PROJECT DATA
PROPERTY ADDRESS: 12705 30TH AVE NE,
PROJECT VISION

MULTIFAMILY PROJECT WITH:
* APPROXIMATELY 60-70 RESIDENTIAL UNITS OF WORKFORCE HOUSING.

HOUSING STABILITY &
e APPROXIMATELY 1,500 SQUARE FEET OF ACTIVE RESIDENTIAL AMENITY ON ROOF
RENTERS WITH DISCRETIONARY INCOME DECK
RESULTING IN A VIBRANT
* APPROXIMATELY 9 PARKING STALLS
MIXED RESIDENTIAL / COMMERCIAL NEIGHBORHOOD

* 5 FLOORS OF TYPE-VA CONSTRUCTION (RESIDENTIAL UNITS AND AMENITIES) OVER

1 FLOOR OF TYPE-IA CONSTRUCTION (LOBBY/ TENANT AMENITIES, UNITS AND
PARKING)

ORGANIZATION GOAL: AFFORDABLE WORKFORCE HOUSING
THE TRIPLE BOTTOM LINE

Social: As families and individuals are able to afford rent, their stresses are reduced, their children
succeed in school, and they can save for the future. The result: vibrant, diverse communities.
Economic: Employers experience less absence and turnover when working people live near jobs and transit.

Businesses thrive when people have more discretionary income.
Environmental: People who live near jobs, transit, and services drive less. The outcome: improved air quality.

AFFORDABLE, WORKFORCE HOUSING
TRANSIT-ORIENTED DEVELOPMENT
RESULTING IN LESS MISSED WORK

LOCAL BUSINESSES THRIVE

o RUNBERG 3
HOUS NG ARCHITECTURE
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HISTORIC CONTEXT

BOTHELL Repo
L A-NETES
PITLT YOy,

- S E e i s N e A
A) Lake City Way NE (formerly Bothell Road), King ~ B) Image of Jolly Roger Restaurant. E) Northgate Mall and North Seattle, F) Portion of public sculpture Gateway (Michael
County, 1912. The Jolly Roger was a popular

April 17, 1956. Sweeney, 1979) in Lake City, 2001.
dancehall and restaurant built in
1929.

D) 1950 Lake City Pioneer Days parade

1950’s-1960’s

r N\ N\ N\ (o N ([ _ h
The invention of automobile shaped Lake In 1916, Washington joined In 1949, when Lake City incorporated as a township, The opening of the Northgate De\);?ig?}&?gg;gié‘:ﬁ? (;I;?i/zed
City development and neighborhood Prohibition, and Lake City saw the area had more than 40,000 residents, making it the Shopping Center in 1950 and o ra'selzomone to renovate tﬁe areq
character. With the development of an upswing in commercial fourth largest community in the state. Interstate-5 in 1967 pulled ! ney
. : - customers away from the along Lake City Way NE at 125th Street.
Zutorlnobl(;e, Ithe C(;mmerge o;ther:nty activity. neighborhood. Sidewalks and tree plantings made the
evelope at?(r;ﬁe; Set(r)opas- rather than \. J The area was annexed into the City of Seattle in the mid- L area friendlier to pedestrians. In 1979,
1950s. J "Gateway" a sculpture in several parts,
g J was added to the median as part of the
\. J Urban Spaces Il program.
g J
Information Sources: historylink.com (www.historylink.org/index.cfm?DisplayPage=output.cfm&file_id=3449), pauldorpat.com (www.pauldorpat.com/2012/02/25/seattle-now-then-the-jolly-roger-on-lake-city-way),

Seattle Pi (www.seattlepi.com/local/article/Longtime-Seattle-parade-might-not-happen-1438015.php) (www.seattlepi.com/local/seattle-history/slideshow/Seattle-History-Northgate-Mall-15725/photo-1095636.
php).

A) historylink.com, UW Special Collections, Webster & Stevens Collection, B) pauldorpat.com, C) historylink.com, UW Special Collections, D) Seattle Pi., E) Seattle Pi., F) historylink.org , Photo by David Wilma.
4

LIHI Lake City Family Housing - DPD #3024131 Early Design Guidance Meeting - June 13 2016



é )

Some of the Neighbrhood Action
Teams

HISTORIC CONTEXT

Lake City Neighborhood Alliance
(LCNA)

Meadowbrook Community Council
Pinehurst Community Council
Victory Heights Community Council

North Seattle Chamber of
Commerce

Lake City Greenways
North Seattle Family Center
Hunger Intervention Program
Douglas Park Cooperative (DPC)
Families for Lake City

\

J

G) Lake City Visioning Project J) Community members working with the City L) Lake City Way Traffic Safety Action M) Formal Award of OIS grant to Lake City N) Seattle launches integrated city

Future First planning in Lake City neighborhood

PRESENT
AND
FUTURE

é ) (" \ ( N\ )
In early 2012, a design studio Neighborhood Action Teams formed Some of the projects resulting from In early 2014, the Seattle Office of Mayor Ed Murray announced that
from the University of Washington the Neighbrhood Action Teams Economic Development awarded an Lake City is the first neighborhood
developed design concepts and included the Traffic Safety Corridor “Only in Seattle” grant to the Lake in Seattle to benefit from a
worked closely with the Lake City Project, repaving/bike lane on NE City community to help strengthen new integrated planning effort
community residents, businesses, 125th Street, the Olympic Hills the local business district and coordinated by Seattle’s new
and organizations. Greenway, and the funding for senior address other community topics Office of Planning and Community
services. including urban design. Development.

Information Sources: Lake City Urban Framework (http://www.seattle.gov/dpd/cs/groups/pan/@pan/documents/web_informational/p2422380.pdf), Lake City Visioning Project (https://dl.dropboxusercontent.com/u/60587864/Lake%20City_
Blog/Presentation_Open%20), Lake City Greenways (http://seattlegreenways.org/neighborhoods/lake-city/), A Shared Vision for Lake City (http://www.seattle.gov/dpd/cityplanning/completeprojectslist/lakecity/background/House.pdf), Lake City
Neightborhood Alliance (http://www.seattlemet.com/articles/2014/11/14/pedestrian-chronicles-lake-city-statement-of-intent-november-2014, )Seattle Bike City Blog (http://www.seattlebikeblog.com/2011/08/23/changes-to-ne-125th-create-
a-better-neighborhood-street-for-all/), OIS Grant (http://lakecityfuturefirst.org/timeline/ois-timeline/), City Planning in Lake City Neighborhood (http://murray.seattle.gov/seattle-launches-integrated-city-planning-in-lake-city-neighborhood/#sthash.
pHxpUcSu.H5zCGAvx.dpuf)

G) Lake City Visioning Project, H) Lake City Neightborhood Alliance, |) Lake City Greenways, J) A Shared Vision for Lake City, K) Seattle Bike City Blog, L) Lake City Greenways, M) OIS Grant, N) City Planning in Lake City Neighborhood
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SITE CONTEXT & URBAN DESIGN ANALYSIS
ZONING MAP

CURRENT ZONING

uuuuuuuu

55555
o701

LIHI Lake City Family Housing - DPD #3024131

PROPOSED REZONING BY URBAN FRAMEWORK DRAFT

@ Information Sources: http://www.seattle.gov/dpd/cs/groups/pan/@
pan/documents/web_informational/p2399220.pdf

SITE ZONING

e Zone: C1-65
* Overlay: Lake City Urban Village
* Street Classification: 30th Ave is a Collector Arterial

* Neighboring Zoning is C1-40, NC3-65, and NCP-65 to the east; C1-40
and MR to the west; NC3-85, NC3P-85, and NC3-65 to the South; LR2
and C1-40 to the north

23.47A.004 USES

Residential, Offices and General Sales and Services Permitted Outright

G. In the Lake City Urban Village Live-work units shall not occupy more
than 20% of the street-level street-facing facade

23.47A.005 STREET-LEVEL USES

C. In all neighborhood commercial and C1 zones, residential uses may
occupy, in the aggregate, no more than 20 percent of the street-level
street-facing facade; The total of all blank facade segments may not
exceed 40 percent of the width of the facade of the structure along the
street.

23.47A.008 STREET-LEVEL DEVELOPMENT STANDARDS

A.2B Blank segments of the street-facing facade between 2 feet and 8
feet above the sidewalk may not exceed 20 feet in width.

B.2 Transparency for non-residential uses:
a. 60% of street-facing facade shall be transparent.

b. Transparent areas shall be designed to maintain view into and out
of structure except for institution uses (e.g., preschool).

D.1. Where residential uses are located along a street-level street-facing
facade the following requirements apply unless exempted by subsection
23.47A.008.G:

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

Early Design Guidance Meeting - June 13 2016



SITE CONTEXT & URBAN DESIGN ANALYSIS

ZONING
23.47A.012 STRUCTURE HEIGHT 23.47A.032 PARKING LOCATION AND ACCESS
A. Base and maximum height limits: 65 feet A.3 Structures in C Zones with residential uses shall meet requirements for NC Zones.
C. Rooftop Features. A.1.c. NC Zoness: if access is not provided from an alley and the lot abuts two or more streets, access is
Open railings, planters, skylights, clerestories, greenhouses, solariums, parapets and firewalls may permitted across one of the side street lot lines per 23.47A.032.C.
extend as high as the highest ridge of a pitched roof permitted by subsection 23.47A.012.Borupto 4 B.1.a. In an NC zone, parking shall not be located between a structure and a street Iot line. Within a
feet above the otherwise applicable height limit, whichever is higher. structure, street-level parking shall be separated from street-level, street-facing facades by another
In zones with height limits of 65 feet or more, solar collectors may extend up to 7 feet above the permitted use.
otherwise applicable height limit, with unlimited rooftop coverage. B.1.c. Parking to the side of structure shall not exceed 60 feet of street frontage.
Except as provided below, the following rooftop features may extend up to 15 feet above the applicable C.1. When a lot fronts on two or more streets, Director will determine which of the streets will be
height limit, as long as the combined total coverage of all features gaining additional height listed in considered the front lot line.

this subsection 23.47A.012.C.4 does not exceed 20 percent of the roof area, or 25 percent of the roof
area if the total includes stair or elevator penthouses or screened mechanical equipment:

23.47A.024 AMENITY AREA FOR RESIDENTIAL USES
Solar collectors; Mechanical equipment; Play equipment and open-mesh fencing that encloses it.

Typical requirements; 5% of gross area in residential use.

23.47A.013 FLOOR AREA RATIO PER TABLE A
e Total FAR permitted on a lot that is solely occupied by residential use or non-residential use. (4.25)
* Total permitted for any single use within a mixed-use structure (4.25)

e Total FAR permitted for all uses on a lot that is occupied by a mix of uses, provided that the FAR limit

for either all residential uses or the FAR limit for all non-residential uses shall not exceed the FAR limit ) . .
established in Row 1. (4.75) * Bicycle Parking shall be provided per 23.54.015 K. and Table D

23.54.015 REQUIRED PARKING
e TABLE D MINIMUM PARKING REQUIRED OR PUBLIC USES AND INSTITUTIONS

1 space for each 10 children or 1 space for each staff member, whichever is greater; plus 1 loading
and unloading space for each 20 children.

A.3. Except as provided in subsection 23.47A.013.D.7, parking that is within or covered by a structure of
portion of a structure and that is within a story that is not underground shall be included in gross floor area  23.54.030 PARKING SPACE STANDARDS

calculations. F.2.a.2. Curb cuts - Table C
Street Frontage > 80’ up to 240’: 2 Permitted.

23.47A.014 SETBACK REQUIREMENTS (2) Director may allow two one-way curb cuts to be substituted for one two-way curb cut (Type |
C. Minimum 5 ft landscaped setback may be required per 23.47A.016. decision).

23.47A.016 LANDSCAPING AND SCREENING STANDARDS
A.2. Green Factor score of 0.3 or greater.
B. Street Trees
D.1.a. Landscaping for surface parking areas not required for less than 20 stalls (Table C).
D.1.b. One tree is required for every 10 parking stalls.
D.1.c. 3 ft high screening is required along street lot lines.

RUNBERG 7
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SITE CONTEXT & URBAN DESIGN ANALYSIS
URBAN DESIGN FRAMEWORK

URBAN DESIGN FRAMEWORK -
APPLICABLE NODES

URBAN DESIGN FRAMEWORK -
GUIDING PRINCIPLES*

1. Strong Sense of Place

2. Economic Vitality
3. Transportation Excellence
4. Pedestrian Orientation
5. Diversity and Housing
6. Sustainable Development

7. Environmental Stewardship

CIVIC CORE
MAP KEY

Gateways mark
* entrance into Lake

The project site is part of the Hub Urban
Village of Lake City. Although, it is not

located in the Civic Core of Lake City, City (the North

the site is located immediately north of , i -~ District) Hub Urban Village
the border of the Core. The civic core - ; ' ' Nodes emphasize Civic Core
Ay sl bvdreses neighborhood Y Auto Row

of Lake City, including the library and
community center, has long been viewed

INMYFLUTAUR‘E(E Ty

THERE WI

Headry Hossng

nnection
connections E Thorton Creek

. Gase plas Ty
\Li?is ‘\v?m\h bike

Public art celebrates

® # ¢

as the center of the North District. It ¥ % b Thornton Creek || 30th Street
provides the central gathering places, : crossings 31st Street
retail core, and visible center of Lake City. Enhance Civic Core [ 33rd Street

The project site is located nearby two Hub Urban Village Both 30th & 31st

pedestrian corridors, 29th Ave NE and NE Boundary
130th St.* ) ) . .

Information Sources: Lake City Urban Framework (http://www.seattle.gov/dpd/cs/groups/pan/@pan/documents/web_informational/p2422380.pdf)
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URBAN DESIGN FRAMEWORK -
GATEWAYS AND NODES
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GETTING AROUND THE HUB URBAN VILLAGE

improve east-west
onnections across Lake City
Way and to the civic core

tJL L1 ]

festival street k|
‘ ‘

L |

L

mid-block
crossings improve
east-west
connections

improve alley
7 drainage

W \um

MAP KEY

Main Vehicular Route

mmmmm Bicycle Lanes (Existing)
s Bicycle Lanes (Recommended)
Pedestrian Corridors (from Neighborhood Plan)
mmmm  Pedestrian Connections
w Pedestrian Connections

@ Bus Stops

s Bus Route

= Festival Street

SITE CONTEXT & URBAN DESIGN ANALYSIS

BUS, BICYCLE, AND PEDESTRIAN ROUTES

To University of Washington and
Downtown Seattle

»

TRAFFIC & WALKABILITY

The project is located in an area
where Lake City Way is critical north-
south connector for residents in the
area, offering vehicle and public
transportation routes south to
Downtown Seattle and North to Lake
Forest Park and beyond. East-West
movement along NE 125th St leads to
Interstate 5 (West) and Burke Gilman
Trail (East).

Residential streets have generally
low walkability due to inconsistent
sidewalks.

The Traffic Safety Corridor Project and
Safe Routes to School are making
numerous improvements along Lake
City Way and around the North District.

As part of the UDF, a streetscape
concept plan will be developed to
create a Festival Street in the Civic
Core at 28th Avenue NE. The NE
130th Street Light Rail Station will
help connect Lake City to other
neighborhoods.

Information Sources: Lake City Urban Framework
(http://www.seattle.gov/dpd/cs/groups/pan/@
pan/documents/web_informational/p2422380.
pdf)

ILOW INCOME|
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SITE CONTEXT & URBAN DESIGN ANALYSIS
OPPORTUNITIES

A SHARED VISION FOR LAKE CITY - A SHARED VISION FOR LAKE CITY - FUTURE DEVELOPMENTS
GOALS - - ‘_ | T

New development standards for new
buildings that create a more walkable
streetscape and pedestrian-friendly
neighborhood.

Investment in future park sites in the
neighborhood, improvements to existing
parks, and better walking access and
transportation to Meadowbrook Community
Center

New affordable housing with family-sized
apartments and Seattle Preschool Program
classrooms at the site of Fire Station 39

A minimum of 20 blocks of new sidewalks
to support Safe Routes to School and
neighborhood walkability

MAP KEY
On February 2016, Mayor Ed Murray Existing Conditions Sidewalk
announced that Lake City is the first & Community Center & 0016
neighborhood in Seattle to benefit Library ®®® 5)17/2018
from a new integrated planning effort '&| Schools New Shuttle Connections
coordinated by Seattle’s new Office of Parks fbetween Lake City Little
Planning and Community Development. . . Brook & Meadowbrook
The Office of Planning and Community F/ Fire Station ‘

Development will first use an integrated - == Urban Village boundary

planning approach involving all City ... North Neighborhoods @ Parks & Open Space
departments and expanded community Planning Area
input in the Lake Clty neigh borhood. Thorton Creek New Projects Affordable
OPCD is calling the effort a “Shared Housing & Seattle Preschool
Vision for Lake City”. (SITE)
( Funded Pedestrian Safety
Improvements

Information Sources: http://murray.seattle.gov/
seattle-launches-integrated-city-planning-in-
lake-city-neighborhood /#sthash.pHxpUcSu.
r4Ttz5Rq.dpbs, http://www.seattle.gov/dpd/

cs/groups/pan/@pan/documents /web_
informational /p2399231.pdf

‘/”.\) Planned Pedestrian

~—~ Improvements

10
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VISION PROJECT- PROPOSED STREET CHARACTER

Center

Library

Community

VISION PROJECT - CIVIC CORE

LR

SITE CONTEXT & URBAN DESIGN ANALYSIS

OPPORTUNITIES

In early 2012, a design studio from the
University of Washington developed
design concepts and worked closely

with the Lake City community residents,

businesses, and organizations.
The images on the left present a

proposed vision for the civic core.The
design of the Civic Core is intended to

. .. .

strengthen the vitality and walkability of
the neighborhood center by enhancing
the existing commercial character with

active public spaces and uses.

Information Sources:

Lake City Way Visioning Project Final
Report (https://dl.dropboxusercontent.

com/u/60587864/Lake%20City_Blog/LCVP_

S I:-'"k

Final_forweb.pdf)

MAP KEY

ommercial Boulevard
ixed Use Streets

Pedestrian-priority Street
Potential Mid-Block Crossing

R mmmmm Neighborhood Shared Street
= Neighborhood Street

- Key Opportunity Sites

Possible Redevelopment Sites

I Retail/Commercial

B B B |nterior/Secondary Retail
N = == \ixed/Flexible Use

Residential

- Major Public Open Space
€~ =) Dashed Connections

- Plaza

Pedestrian Priority/Festival
Streets

Landmark/Special Area
Landmark
ILOW INCOME|
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CONTEXT ANALYSIS

NEIGHBORHOOD DEVELOPMENT &

Recreation / Open Space
Multifamily / Mixed-Use Residential
Commercial / Retail / Office

Civic / Religious

Hotel / Motel

Industrial / Warehouse / Storage
Institution / Education

Single Family Residential

Future Development

Vacant/Unknown

LIHI Lake City Family Housing - DPD #3024131 ‘ Early Design Guidance Meeting - June 13 2016



CONTEXT ANALYSIS
NEIGHBORHOOD DEVELOPMENT & USES

= 5 iy vem———

E. Bill Pierre Ford Service Center

Il

. -

K. Lake City Public Library

G. Lake City Center (Retail) H. Post Office

4 i
%) o Ed S NOW easing 2084681576

o SUBWAY" | ;

P. Solara Apartment Q. McDermott Place R. 3025 NE 130th Street and 3021 NE

130th Street
118 apartments and 5 townhouses

Information Sources: All photos except for A, K, Q, R, S, and U were taken at site.

A. Fire Station 39 (Photo from www.millerhull.com/html/nonresidential/fs39.htm),

K. Lake City Public Library (Photo from HistoryLink.org by Paula Becker)

Q. McDermott Place (Photo from o.seattletimes.nwsource.com/html/localnews/2010963641_veteranshome0O3m.html)
U. Lake City Court https://seattlehousing.org/housing/communities/locations/lake-city-court/index.html

T. 12350 33rd Avenue NE
Live Work Residential —
=

RUNBERG 13
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CONTEXT ANALYSIS
ARCHITECTURE OF LAKE CITY

Lake City is not defined by any particular architectural style. But here are some of notable buildings in the area from the past and present.

14
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NEIGHBORHOOD MEETING
DATE: 5-5-2016
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CONTEXT ANALYSIS
STREETSCAPES - NE 127TH ST

A. PROJECT SITE

B. OPPOSITE PROJECT SITE
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EXISTING SITE CONDITIONS
SITE PHOTOS

28TH AVE NE
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EXISTING SITE CONDITIONS
SITE PHOTOS

Zoning: C1-65’

\ '#fﬁ Ei %
—
——a NS

28TH AVE NE
30TH AVE NE

NE 127TH ST

A

|0ME RUNBERG 21
it ARCHITECTURE
GROUP




EXISTING SITE CONDITIONS
SITE PHOTOS

22

LIHI Lake City Family Housing - DPD #3024131

Early Design Guidance Meeting - June 13 2016

28TH AVE NE

F E

30TH AVE NE

NE 127TH ST

D




EXISTING SITE CONDITIONS
CONSTRAINTS AND OPPORTUNITIES

CONSTRAINTS OPPORTUNITIES

Adjacent to Fire Generally flat site

Station 39 on NE

127th St. Potential to help define

neighborhood character
Lack of security

on 30th Ave NE. : R : S ; :
Blank wall. No g & <N d - =, Low rise Eire Statio
eyes on the street. | p e more western sunlig

Diverse community
Increasing density

> - #5 . e Ll N ‘ 4 > Improve pedestrian
: ' g connections and crossing

-

Pl o 7 ’
- CivierCor

-

-

Connect to Civic Core and
Festival Street on the east

N
Community. Center\§ > % N _ :
. Library. = . DR (S g SR S S A Nearby Civic Core
sFarmer's Market <) - - : & & . : T o ! and transit routes to
; _ ST e ’ Y % £ Downtown Seattle,

University of Washington
and Northgate Mall

Access to Parks,
Institutions and
Educational places

Potential Festival Street

Low rise Fire Station
Allows more western
sunlight

21 June 2016: Sunrise 5:12 AM,
Sunset 9:11 PM

21 December 2016: Sunrise 7:55
AM, Sunset 4:21 PM
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DESIGN GUIDELINES

CITY OF SEATTLE AND NORTH DISTRICT/LAKE CITY NEIGHBORHOOD DESIGN GUIDELINES

7)) NATURAL SYSTEMS &
O SITE FEATURES
= =

Use natural systems and features of the
site and its surroundings as a starting
point for project design.

CS1 B. Sunlight and Natural Ventilation

Daylight and Shading: Maximize daylight
for interior and exterior spaces and
minimize shading on adjacent sites
through the placement and/or design of
structures on the site.

Managing Solar Gain: Manage direct
sunlight falling on south and west facing
facades through shading devices and
existing or newly planted trees

RESPONSE:The project’s massing
will allow maximum daylight
penetration to interior units and
outdoor play space. Trees planted
in the Right of Way will aid in
shading lower level residential units
and preschool daycare.
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82 URBAN PATTERN & FORM

Ll

g

L "“" HII"
1] |||4.I| ‘Il II{ "

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

CS2.B ADJACENT SITES, STREETS, AND OPEN SPACES

CS2.B.1. Site Characteristics: Allow characteristics of sites to inform the
design, especially where the street grid and topography create unusually
shaped lots that can add distinction to the building massing.

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. Consider the qualities
and character of the streetscape-its physical features and its function-in
siting and designing the building.

NORTH DISTICT/LAKE CITY SUPPLEMENTAL GUIDANCE

CS2.1l. Corner Lots: Hub Urban Village: Projects on corner sites should
“erode” the structure at the corner in order to promote visibility and
to encourage comfortable gathering places for people and space for
pedestrians waiting to cross arterials.

CS2.D HEIGHT, BULK, AND SCALE

CS2.D.1. Existing Development and Zoning: 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. Notes that existing
buildings may or may not reflect the density allowed by zoning or
anticipated by applicable policies.

CS2.D.5. Respect for Adjacent Sites: Respect adjacent properties
with designh and site planning to minimize disrupting the privacy and
outdoor activities of residents in adjacent buildings.

NORTH DISTICT/LAKE CITY SUPPLEMENTAL GUIDANCE

CS2.11Liii. Height, Bulk and Scale Compatibility: Hub Urban Village:

a. Along commercial streets employ simple, yet varied masses, and
emphasize deep enough window openings to create shadow lines
and provide added visual interest. Monolithic buildings lacking
articulation are discouraged.

b. Consider stepping back upper stories to maintain scale
compatibility, provide for light and air on streets and avoid a canyon
effect for structures in 65-foot and higher zones.

c. Design structures to appear less overwhelming at the streetlevel,
for example, consider giving emphasis to the horizontal dimensions
of taller buildings.

d. Where there are zone edges between commercial and residential
parcels, a vegetated buffer is encouraged between the

differing zones. This, along with street trees and wider sidewalks,
will be critical to creating the transition desired by the community
that will make increased heights and densities compatible with
surrounding areas.

e. Departures: Within the Hub Urban Village, when design methods
are used to create a positive transition along sensitive edges,
departures (as set forth at SMC 23.41.012) from development
standards may be appropriate to offset a significant loss of
development opportunity.

RESPONSE: The project will provide curb burbs at intersection to maximize pedestrian safety and landscaping amenity.
Outdoor play space will include layering of landscaping to contribute to outdoor “room”.

LIHI Lake City Family Housing - DPD #3024131

Early Design Guidance Meeting - June 13 2016

U)3 ARCHITECTURAL CONTEXT &
CHARACTER

Contribute to the architectural character of the
neighborhood.

CS3.A EMPHASIZING POSITIVE NEIGHBORHOOD
ATTRIBUTES

CS3.A.2. 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.

CS3.A.4. Evolving Neighborhoods: In
neighborhoods where architectural
character is evolving or otherwise

in transition, explore ways for new
development to establish a positive and
desirable context for others to build upon in
the future.

RESPONSE: This project will
develop a facade composition that
is compatible and contributes to
civic core of the area and relate to
adjacent contemporary design of
Fire Station 39.



-
o 3 STREET-LEVEL INTERACTION

PL 3 - Encourage human interaction and activity at the street-
level with clear connections to building entries and edges.

PL3 A.C. Common entries to multi-story residential buildings

NORTH DISTICT/LAKE CITY SUPPLEMENTAL GUIDANCE
PL3.1. Entrance Visible from the Street
Hub Urban Village

i. Encourage welcoming, slightly recessed main building or
shop entrances consistent with a traditional storefront design.

ii. Clearly indicate main entries to new commercial and
multiple family residential buildings through design, material
changes, lighting and street visibility.

RESPONSE: The project will enhance the
walkability of the site through added sidewalks,
lighting and various landscapes. The building
entrance will be highly visible from the street.
The daycare will include a visually interesting
whimsical composition.

O
S 2 ARCHITECTURAL CONCEPT

DC2 - Develop an architectural concept that will result in a unified and
functional design that fits well on the site and within its surroundings.

NORTH DISTICT/LAKE CITY SUPPLEMENTAL GUIDANCE
DC2.1. Respect for Adjacent Sites:
Hub Urban Village:

Pay special attention to projects on the zone edges in the Hub

Urban Village, such as between Northeast 125th and 130th Streets.
Incorporate vegetation to buffer and provide significant visual screening
where privacy for adjacent sites is an important concern.

DC2.1l. Human Scale:
Hub Urban Village:

iii. Use facade treatments and changes in materials to distinguish the
ground level of a building from the upper levels, especially where a
building orients to the street and/or defines public space.

vi. Provide continuous overhead protection for pedestrians in the core
commercial areas between 28th and 35th Avenues Northeast, and
between Northeast 123rd and 130th Streets.

d. Large expanses of blank walls should be avoided.

RESPONSE: Building base will be expressive of
daycare use and celebrate the outdoor space.
Upper levels of family housing will relate to daycare
expression while distinguishing from the base.

04 EXTERIOR ELEMENTS
O AND FINISHE

N

.....

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

NORTH DISTICT/LAKE CITY SUPPLEMENTAL
GUIDANCE

CS2.IV. ii. Hub Urban Village:

Consider limiting the number of materials and
colors used on the exterior of an individual building
so that there is visual simplicity and harmony. If
intense color is used it should only be used as an
accent in a carefully executed and balanced color
scheme. Buildings sided primarily in metal are

discouraged.

RESPONSE: The project will
strategically use material and color
to achieve simplicity and highlight
entrances.

Information Sources: City of Seattle and North District/Lake City Neighborhood design guidelines

DESIGN GUIDELINES
CITY OF SEATTLE NEIGHBORHOOD GUIDELINES
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EXISTING SITE CONDITIONS
TREE SURVEY

26

Robert W. Williams and Associates
Consulting Arborists

16749 Chilberg Avenue, La Conner, WA 98257 (360) 399-1196 (206) 522-7262

Whitney Rearick

Housing Developer

Low Income Housing Institute
2407 1st Avenue, Suite 200
Seattle, WA 98121
03/25/16

Overview

A new project located at 12705 30" Avenue in Seattle is in the planning
stages. A request was made to provide an assessment of a tree growing on the
future development site; to make a determination of the tree’s health and
structural condition in respect of present decay or defects, also whether or not
the tree could be considered “exceptional” per the criteria outlined in the
Director’'s Rule 16-2008. A site visit and field study was made on 3/ 19/ 16.

Observations

The project site is located on a
residential and commercial area in the north
end of Seattle. The neighborhood is comprised
mainly of single family homes, older
apartments, newer developed apartments, and
office and commercial buildings. The site was
formerly a Fire Station which has since been
re-located. Currently, the building is

unoccupied. One tree, shown in the photograph

LIHI 12705 30" Ave. Tree Report 3.16 Robert W. Williams Consulting Arborist PNO176A TRAQ #362 1
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at right was found on the project site and was
identified as a Macedonian White Pine (Pinus
peuce).

The tree is a mature example of the
species measuring at 32" DBH (Diameter at
Breast Height). As the photograph at left
illustrates the trunk of the tree bifurcates at about
6’ to form two trunks originating from the single
trunk. Resin flow is visible from the area where
the two trunks divide. This formation of growth is
known as co-dominance and as the tree
continues to grow laterally pressure is exerted
on the union between the stems. The pressure is increased where bark is caught
between the stems and the tree is prone to failure at the crotch where the trunk
divides. The structural condition of the tree is further compromised by multiple
wounds caused by branch removal. Each of these wounds has introduced decay
and where the wounds are in proximity to each other, decay will propagate.

Currently, the tree is surrounded by concrete. The Critical Root Zone is
paved. As shown, the tree is
less than 2’ from the existing
building. Any alterations around
the base of the tree would most
probably have an adverse effect
on the structural condition of the
trunk and roots.

Fungus was found at the

base of the tree. Armillaria root
decay is suspected. There are indications of root deterioration and decay at the
root crown. Site development would further stress the tree by changing drainage

and irrigation patterns and directly impacting the tree.

LIHI 12705 30" Ave. Tree Report 3.16 Robert W. Williams Consulting Arborist PNO176A TRAQ #362 2
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The Directors Rule 16- 2008

A list of species and Threshold Diameters is provided in the Directors
Rule. Individual trees are measured at 4.5’ above the ground, the Diameter at
Breast Height (DBH). The intent of the procedure is to identify Exceptional

Trees. These are trees of particular species, of significant size, in good condition.

The Directors rule states that exceptional tree determination will be attributed to
trees by virtue of size, species, condition, cultural/historic importance, age,
and/or contribution as part of a grove of trees. In designating a tree as
exceptional, threshold diameters are established. Trees equal or greater than the
threshold diameter are assessed for condition, historical value, projected life-
span, survivability and hazard potential as determined by Risk Assessment.

Information was gathered during the field study on the form shown in the
following section. The form delineates into the following categories:

o Tree Number Identification number as shown on the attached plan.

¢ Species and Origin Tree species common name and origin N=native
nn= non-native.

o DBH Diameter of the trunk at 4.5’ Diameter at Breast Height = DBH.

o Threshold Diameter DBH at which species are considered exceptional in
reference to Table 1 of Directors Rule 16-2008 or if not listed in Table 1
the threshold diameter is 30” or 65% - 75% of the largest documented tree
of the same species, whichever is less.

e Tree Grove Exceptional status based on a group of eight or more trees of
12” in diameter or greater that form a continuous canopy.

¢ Health and structural condition An evaluation of the tree for vitality,
disease, decay, defect and form. Poor, Moderate, Good.

¢ Risk Assessment Exceptional trees that represent a significant risk of
failure or are not likely to survive following construction are subject to a
Risk Assessment.

¢ Directors Rule status Given the preceding criteria whether the tree
should be designated as exceptional. If non-exceptional, excluded by poor
condition/risk C, non-exceptional species, Spp. Below threshold size, Si.

LIHI 12705 30" Ave. Tree Report 3.16 Robert W. Williams Consulting Arborist PNO176A TRAQ #362 3

EXISTING SITE CONDITIONS
TREE SURVEY

Tree Health & Risk
Number Species DBH Threshold | Structural Assessment | Directors rule
Diameter Condition Rating status
1 Pine 327 30” Poor Yes Non-C
nn

Conclusions

The tree in question shows poor

condition. The health of the tree is also in doubt

as previous treatment has failed to address

issues related to diminished vitality and weak

structural form. In particular the trunk co-

dominance which will likely lead to failure with

time.

The general health of the tree is in doubt

and multiple wounds on the trunk threaten to

compromise structural integrity. In addition, the

location of the tree places increased pressure on

weaker attachments. Grading, paving and

construction have taken place within the Critical Root Zone in the past and any

further work around the base of the trunk will most likely impact tree roots which

are expected to be located within 12” of the surface. Given the condition of the

tree and the site pressures, relative to available space, removal and replacement

is recommended. Prior to any construction activities, it is further recommended

that the tree be removed and replaced with appropriate plantings for the space

available, once building plans are finalized.

LIHI 12705 30" Ave. Tree Report 3.16

Robert W. Williams Consulting Arborist PNO176A TRAQ #362 4
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EXISTING SITE CONDITIONS
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MASSING ALTERNATIVES
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30th Ave NE

e

NE 127%h St

_ RESIDENTIAL _ PRESCHOOL
A - ENTRY A - ENTRY
OPTION A - CODE COMPLIANT

Pros:

®* Code compliant

* Roof deck has good solar orientation.

® Units located at south maximizes the solar orientation.

®* Maximizes number of affordable housing units on the site.

* One of the main entrances connects to civic core and festival street on the west.

Cons:

® Preschool outdoor play area is located in northwest corner of the site and will
recieve no sunlight

¢ LowFAR

30th Ave NE

NE 127t St

I

7

OPTION B

Pros:

* Roof deck and outdoor space have excellent solar orientation.

® Units located at south maximizes the solar orientation.

®* Maximizes number of affordable housing units on the site.

® Open space holds potential to create more generous pedestrian experience.
* All main entrances connect to civic core and festival street on the west.

Cons:

® Departure required for more than 20% residential frontage
® Departure required for driveway width

® Building does not “hold” the corner.

®* The open space opens to blank wall on 30th Street.

MASSING ALTERNATIVES
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OPTION C - PREFERRED

Pros:

Roof deck and Outdoor Space have excellent solar orientation.

Units located at south maximizes the solar orientation.

Maximizes number of affordable housing units on the site.

Open space holds potential to create more generous pedestrian experience.

The open space and entrances connect to civic core and festival street on the west.
Massing gives breathing space and relief to Fire Station to west

Building holds corner

Cons:

Departure required for more than 20% residential frontage
Departure required for driveway width Y,
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MASSING OPTION A
C1-65

o

PTION A

FAR = 3.93 (max allowable FAR = 4.25)
66201 gsf total
70 units & 9 parking spaces

Pros:

Code compliant
Roof deck has good solar orientation.

Units located at south maximizes the solar
orientation.

Maximizes number of affordable housing
units on the site.

One of the main entrances connects to civic
core and festival street on the west.

Cons:

32

Preschool outdoor play area is located in
northwest corner of the site and will recieve
no sunlight

Low FAR
PRESCHOOL
A - ENTRY
g . RESIDENTIAL
- ENTRY
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MASSING OPTION A
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MASSING OPTION A
C1-65
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Pedestrian View: 30th Ave NE Looking Northeast Pedestrian View: NE 127th Ave Looking Northwest
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MASSING OPTION B
C1-65

OPTION B

FAR = 4.07 (max allowable FAR = 4.25)
68504 gsf total
70 units & 9 parking spaces

Pros:

Roof deck and outdoor space have excellent
solar orientation.

Units located at south maximizes the solar
orientation.

Maximizes number of affordable housing
units on the site.

Open space holds potential to create more
generous pedestrian experience.

All main entrances connect to civic core and
festival street on the west.

Cons:

Departure required for more than 20%
residential frontage

Departure required for driveway width
Building does not “hold” the corner.

The open space opens to blank wall on 30th
Street.

PRESCHOOL

A - ENTRY

g . RESIDENTIAL
- ENTRY
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MASSING OPTION B
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MASSING OPTION B
C1-65

Pedestrian View: NE 127t
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MASSING OPTION C - PREFERRED
C1-65

OPTION C - PREFERRED

®* FAR =4.06 (max allowable FAR = 4.25)
®* 68430 gsf total
® 70 units & 9 parking spaces

Pros:

®* Roof deck and Outdoor Space have excellent
solar orientation.

® Units located at south maximizes the solar
orientation.

®* Maximizes number of affordable housing
units on the site.

®* Open space holds potential to create more
generous pedestrian experience.

®* The open space and entrances connect to
civic core and festival street on the west.

®* Massing gives breathing space and relief to
Fire Station to west

® Building holds corner

Cons:

® Departure required for more than 20%
residential frontage

® Departure required for driveway width

PRESCHOOL
A - ENTRY
g . RESIDENTIAL

- ENTRY
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MASSING OPTION C - PREFERRED
C1-65
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MASSING OPTION C - PREFERRED

C1-65
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MASSING OPTION C - PREFERRED
C1-65
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Pedestrian View: NE 127th Street Looking South
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Pedestrian View: 30th Ave NE Looking Northeast Pedestrian View: NE 127th Ave Looking Northwest
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ARCHITECTURAL CONCEPT

DESIGN STUDIES + ARCHITECTURAL INSPIRATIONS
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ARCHITECTURAL CONCEPT | DESIGN STUDIES + ARCHITECTURAL INSPIRATIONS

SKIN STUDIES

Skin study in progress (colors not accurate)
ARCHITECTURAL INSPIRATIONS
PLAYFULNESS, COLOR, SENSE OF SCALE, LANDMARK

I““Ill.,

Information Sources: A) https://evolvingcritic.net/2010/08/11/primary-colors/; B) http://www.dwell.com/modern-world/article/french-architect-brings-brilliant-color-tokyo; C) http://www.dezeen.com/2016/02/15/little-hall-infant-school-dining-de rosee-sa-pmr-
fantastic-mr-foxs-underground-village-buckinghamshire-england/; D) http://www.archdaily.com/117812/kindergarten-kekec-arhitektura-jure-kotnik; E) http://www.archdaily.com/587556/beiersdorf-children-s-day-care-centre-troplo-kids-kadawittfeldarchitektur
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LANDSCAPE CONCEPT | SITE CONCEPT DIAGRAM

SITE SKETCH: STREET LEVEL

30th AVENUE NE

residential preschool
lobby entry
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LANDSCAPE CONCEPT | CONCEPT IMAGERY

PRESCHOOL PLAY AREA STUDY

“‘,?— i 2 x o
£ i 4
H &C P

Frame

A Street frees provide screening

B Hedge outside fence keeps people away from fence
C 6’ perimeter fence, slats at street, with trellis to 8’2

Play (+- 1200sf)

1 Play Equipment

2 Rubber Tiles Play Surfacing good for small areas, no ADA ramp, permit running all over
3 Gathering Seatwall

4 Trellis/Shed

5 Tiles, prints and stuff in pavement

6 Sandbox

7 Trike Route/Gathering Seatwall

8 Growing Pofts

9 Liftle Orchard

I I I A
0 10 20 N
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SHADOW STUDIES | SUMMER SOLSTICE
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SHADOW STUDIES| EQUINOX

]

Ll

10 AM

2 PM

]

M=y

4
I

Massing Option “A”

IB
3

Massing Option “B”

S

dN 9AY Y10E |

e |7 e 1

ngLjD JL jD LJL
i

{5
(D

rrrrrrr



SHADOW STUDIES | WINTER SOLSTICE

10 AM

Massing Option “A”

Massing Option “B”

Massing Option “C”
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DEPARTURE MATRIX: PREFERRED OPTION ‘C’

DEVELOPMENT STANDARD REQUIREMENTS

REQUEST/PROPOSAL

JUSTIFICATION

SMC 23.47A.005.C.1.c: Residential uses at street level.

1. In all NC and C zones, residential uses may occupy, in
the aggregate, no more than 20 percent of the street-
level street-facing facade in the following circumstances
or locations:

c. In all NC and C1 zones within the Lake City Hub Urban
Village.

To allow hi%her percentage of residential uses
on NE 127" frontage.

Frontage = 140’-4”

20% allowed residential frontage = 28’

Proposed residential frontage = 35’
% residential use = 25%

The proposed additional residential frontage
is set back from the street and for the most
part separated from the street by the
preschool outdoor play area, which is
accessory to the preschool, an allowed
nonresidential use.

The residential use includes a common
room which looks out onto the preschool
play area. The residents may use the play
area during preschool off hours and having
the common room adjacent to this play area
provides more human activity and better
security.

THIS DEPARTURE ONLY REQUIRED IF SIZE IS
REZONED TO NC3-65' FROM C1-65" AND PROJECT
FAILS TO BE GRANDFATHERED UNDER CURRENT
ZONING CODE.

SMC 23.47A.032.B.1.a: Location of parking:

1. The following rules apply in NC zones, except as
provided in subsection 23.47A.032.D.

a. Parking shall not be located between a structure and a
street lot line.

To allow parking between the structure and
street lot line.

The site is not served by any alley and thus

access to parking must occur from street lot
line. To maximize efficiency and to meet the
minimum programmatic requirements on the
site, vehicle circulation is minimized.

SMC 23.54.030.D.2.

Driveway requirements for non-residential uses:

a. Driveway width:

1) The minimum width of driveways for one-way traffic shall
be 12 feet and the maximum width shall be 15 feet.

2) The minimum width of driveways for two way traffic chall
be 22 feet and the maximum width shall be 25 feet.

To allow a two-way driveway that is 10 feet wide
(serving 8 cars).

A 10 ft wide two-way driveway is allowed for
residential uses for 30 cars or less (SMC
23.54.030.D.1). To maximize efficiency and
to meet the minimum programmatic
requirements on the site, vehicle circulation
is minimized.

DEPARTURE MATRIX
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