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PROPOSAL DESCRIPTION
PROJECT DESCRIPTION

Project location is at 6650 Corson Ave S in an LR2 zone in the Georgetown neighborhood of South

Seattle. The proposed townhouse project consists of new construction of two buildings, one du-
plex and one triplex.

A common amenity area will be placed between the two buildings. A pedestrian pathway start-
ing at the sidewalk will lead to the common amenity area and the entries of the triplex continuing

further east to the surface parking area at the alley. Surface parking will consist of five parking
stalls.

The proposed duplex will be located at the street front with the entries facing Corson Ave S. The

proposed triplex will be located in the rear of the property with the units turned sideways and the
entries facing the side property line to the North.
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CONTEXT ANALYSIS

NEIGHBORHOOD EXAMPLE MAP
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NEIGHBORHOOD ANALYSIS

The project site is located in the center of the Georgetown neighborhood in South Seattle. The site
is at the western edge of a three block wide and four block deep residential area set between

the King County International Airport (Boeing Field) to the east and an industrial / commercial s
area to the west which includes the South Seattle Community College - Georgetown Campus. -
o

g

S

Georgetown is one of the oldest neighborhoods in Seattle. It was founded around 1850 by settlers
farming the Duwamish river delta. The initially independent city was annexed by Seattle in 1910.

Georgetown's boundaries today are the BNSF and Union Pacific Railway tracks to the north, the
Duwamish river to the west, Boeing Field to the south and Interstate 5 to the east. Georgetown
[

eventually transitioned from farming to commercial and industrial uses with a residential core. A
few buildings from this period of industrialization were nominated to the National Register of
Historic Places, e.g. the Georgetown City Hall and the Georgetown Power Plant. The Rainier
Brewing Company Building and the “Hat'n Boots” site are listed on the Seattle Landmarks register.

The “Hat'n Boofts” structures were relocated from the original site to Oxbow Park on Corson Ave S,
O

L¥s ]
one block north of the project site. f
&
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Georgetown has mostly kept its industrial character on its boundaries. Today the core is home to a
host of small businesses such as restaurants, galleries, brew pubs, art stores and coffee shops, j

creating a lively and diverse atmosphere. The residential areas provide housing, sfill close to
downtown Seattle but slightly more affordable. @

Corson Ave S acts as a border between the industrial and residential zone. The residential east
5 @

side of the street consists of older single-family homes in various states of maintenance, older
townhome clusters punctured by new townhouse developments at the street and / or alley.
W
N | 6650 Corson <= SITE
Avenue South

The design for these new townhomes strives to take characteristics of both the adjacent industrial
as well as the residential zone into account. The flat roofs and overall clean lines of the buildings

combined with exterior building materials such as metal siding are reminiscent of the industrial
<o

zone the homes will face. The scale of buildings and elements such as bay and garden windows,
pulled-in decks, and a variety of colors and materials will give the homes a distinct residential |
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CONTEXT ANALYSIS

NEIGHBORHOOD EXAMPLES

1 TOWNHOMES 2 TOWNHOMES 3 TOWNHOMES

5 TOWNHOMES 6 SINGLE-FAMILY 8 COMMERCIAL

9 MULTI-FAMILY 10 COMMERCIAL/MULTI-FAMILY 11 INDUSTRIAL 12 INSTITUTIONAL
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CONTEXT ANALYSIS

CORSON AVE S BLOCK PICTURES - EAST SIDE WITH SITE
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U | CORSON AVE S CONTINUE PICTURE BELOW
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CORSON AVE S
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CONTEXT ANALYSIS

CORSON AVE S BLOCK PICTURES - WEST SIDE
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CONTEXT ANALYSIS

VICINITY MAP WITH EXISTING USES

DETAILED ZONING MAP
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EXISTING SITE CONDITIONS

EXISTING AND ADJACENT BUILDINGS
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EXISTING SITE CONDITIONS

SURVEY

TACK IN LEAD

LS. 18104
0.19'S, 5.11°SE'LY /

OF PROP COR

FOUND
/

FENCE COR /
0.3 NE'LY OF LINE

BLDG. AREA
652+ S.F.

ROOF ELEV=
34.0° %

SET REBAR & CAP
EO-D. LS#15025 )
3.0'W OF PROP COR °

7 FENCE CONT,
INTO HEDGE

§ Mace Georgetown Townhomes SDR EDG Project # 3024485
_b g 6650 Corson Ave S, Seattle, WA 10 2 August 2016



SITE PLAN

ARCHITECTURAL SITE PLAN
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LANDSCAPE PLAN
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SITE PLAN

PLANT SELECTION EXAMPLES

INCENSE CEDAR

: 1 i | 4 ) i ._ WP
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ZONING TABLE

ZONING DATA

Seattle Land Use Section

Code

Proposed

23.45.510 Floor Area Ratio

Maximum FAR in LR2 for townhomes: 1.0 or 1.2 if meeting standards of
23.45.510. C.

Lot area: 5,444 SF
Maximum FAR allowed: 5,444 SF x 1.2 = 6,532 GFA
Maximum FAR proposed: 6,530 SF GFA

24.45.512 Density Limits

LR density limit for townhomes: Tunit in 1,600 SF of lot area or No Limit if meet-
ing standards of 23.45.510.C.

Maximum density allowed: 5,444 SF./. 1,600 SF = 3 units or No Limit
Proposed: 5 units

23.45.514 Structure Height

- Maximum base height for townhomes for principle structures is 30" in LR2
zone.

- Openrailings and parapet walls may extend 4’ above the base height

- Stair penthouses are allowed to extend 10" above the maximum allowed
base height

Proposed: building heights will comply with code

23.45.518 Setbacks

Townhome setbacks

Front setback: 7' average, 5’ minimum

Rear setback: 7' average, 5’ minimum

Side setback for facades 40’ or less in length: 5’

Side setback for facades 40’ or more in length: 7' average, 5’ minimum

Proposed Front setback: 7' minimum
Proposed Rear setback: 18’
Proposed Side setback for facades 40’ or less: Building 1 5’ south & 8’ North

Proposed Side setback for facades more than 40’: Building 2 minimum 5’
and average 92.58' North and average 9.82' South

23.45.522 Amenity Area

Minimum amenity area for Townhomes: 25% of lot area
A minimum of 50% of the amenity area is required on ground level

Minimum required Amenity area: 5,444 SF x 25 % = 1,361 SF

Proposed: 1,376 SF of private and common amenity area on ground level
and 350 SF of private amenity area on roof top deck of Building 1/ Unit A

23.45.524 landscaping Standards

Green Factor Requirement: Green Factor score or 0.6 or greater

Proposed: landscaping will meet Green Factor score of 0.6

23.45.527 Structure Width & Facade
Length

Townhouse requirements:
Maximum allowed structure width: 90’
Maximum facade length within 15" of a side lot line: 65% or lot depth

Proposed max. width: 34'-11"

Maximum allowed facade length: 121.05’ x 65% = 78.68’, Proposed: Building
126'-10" + Building 2 38'-4" = 65'-2"

23.54.015 Table B Parking for Residential
Uses

Required Parking : 1 space per dwelling unit =5 parking stalls

Proposed: 5 surface parking stalls at alley

- - Mace Georgetown Townhomes
_I. j|;.E - 6650 Corson Ave S, Seattle, WA
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DESIGN GUIDELINES PART 1

DESIGN GUIDELINES

DESIGN GUIDELINE

DESCRIPTION

DESIGN RESPONSE

Context and Site

CS1 Natural Systems and features

B. Sunlight and Natural Ventila-
tion

The openable windows in all units are located to promote natural ventilation. All units are designed to have 9’ ceilings on the
Main Living Floor and 8'-6" ceilings on the Bedroom Floor with taller window configurations allowing more natural light into the
buildings. The existing and newly planted deciduous street frees will help shading the West facade at the street in the summer
while allowing more light coming into the spaces in the winter.

CS2 Urban Patftern and Form

B. Adjacent Sites, streets and
Open Spaces

The site is bounded by Corson Ave S to the west and an alley to the east. Corson Ave S is a fairly busy street for through traffic
and does not have a strong pedestrian tradition. Balancing the desire for connection to the street with the need for security for
the units is proposed to be achieved by having low fencing and landscaping at the street property line allowing for visual con-
nection. The private walkway to the rear units will have a gate at the property line to signal private property. 6’ tall wood fences
at the side property lines will ensure privacy of the neighboring sites and this site.

D. Bulk, Height & Scale

The existing buildings in the immediate vicinity of the property are an older single-family home and a two-story apartment build-
ing with a motel like parking configuration. Overall this block of Corson Ave is a mixture of older and newer single-family and
multi-family structures with different bulk, scale and height within the current L2 zoning regulations.

The L2 zoning allows for three-story buildings. All newer multi-family homes in the vicinity reflect height and density allowed by
zoning. The proposed buildings will be three-story buildings with the front building set slightly lower than the sidewalk level thus
reducing the perceived massing from the street. The triplex in the back is staggered in plan which also visually reduces massing.
The proposed buildings will fit in bulk and scale into the existing mixture of older and newer residences.

CS3 Architectural Context and
Character

A. Emphasizing Positive Neigh-
borhood Attributes

Georgetown seems to be an evolving neighborhood with a mixture of buildings from different eras and with a close vicinity of
very different uses such as industrial and residential uses. The proposed development features a contemporary design taking
clues from the different uses such as more industrial materials like metal siding and flat roofs but also using residential scaled at-
tributes such as bay windows, decks and residential materials like wood siding.

Public Life

PL3 Street Level Interaction

A. Entries

The enftries to the front building are facing the street. As mentioned before the building is set slightly below sidewalk level and
will have a low fence and landscaping in front to allow for some privacy. In addition the front doors to each unit are recessed
to ensure privacy from each other.

The enftries to the triplex units in the rear of the property are facing the North side property line and therefore are enjoying more
privacy. The units are staggered in plan and two of them have setback entry doors and varying siding materials for a more per-
sonalized entry. All units feature covered entfries.

PL4 Active Transit

A. Entry Locations and Relation-
ships

A pedestrian walkway connects the buildings to the street as well as to the alley where surface parking for all units is located . A
bike rack is proposed at the entry to the common amenity area. This location of the bike rack between the buildings is conven-
ient for all inhabitants of the units as well as safely out of sight from public spaces.

Mace Georgetown Townhomes
6650 Corson Ave S, Seaftle, WA
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DESIGN GUIDELINES PART 2

DESIGN GUIDELINES

DESIGN GUIDELINE

DESCRIPTION

DESIGN RESPONSE

Design Concept

DC2 Architectural Concept

B. Architectural and facade
Composition

All units are designed with the same principles in mind such as applying different facades planes, staggering units in plan, using
bay and garden windows to break up flat wall surfaces, recessed decks, application of a variety of siding materials and differ-
ent heights and top treatment of parapet walls. The same palette of colors and materials are used throughout the project.
Street, side yard and alley facades are designed using the same elements.

C. Secondary Architectural Fea-
fures

All units will have covered entries which are integrated into the facade design by also serving in some instances as frim ele-
ments for bay windows. The metal-glass canopies on the Third Floor decks at the triplex in the rear of the property provide shel-
ter for the decks as well as adding architectural interest.

D. Scale and Texture

The buildings are appropriately residentially scaled in height with 3 stories and with each story clearly distinguishable with win-
dow placement, added elements such as entry canopies, bay windows or decks. The exterior spaces are equally scaled with
landscaped front yards at the street front, a common amenity area and private patios for the back units.

The proposed siding materials include metal siding in a residential scale, horizontal wood siding and cement board panel siding
and recurring windows patterns.

DC3 Open Space Concept

A. Building—Open Space rela-
tionship

The all units have access to a common amenity area located between the two buildings. This common amenity area features
a paved sitting area with bench for the residents to gather. The rear units have access to ground floor private amenity area with
a small patio in front of the First Floor Bedroom. One of the front units has a large roof top deck to be used as private amenity
areaq.

DCA4 Exterior Elements and Materi-
als

A. Exterior elements and Finishes

The project includes a variety of exterior finishes and colors. The proposed corrugated metal siding provides a reference to the
industrial uses in the vicinity of the site. Horizontal cedar siding adds warmth and human scale. Painted cement board panel sid-
ing refers to the contemporary designs seen today.

Mace Georgetown Townhomes
6650 Corson Ave S, Seaftle, WA

)

e
x|
AT

SDR EDG Project # 3024485
17 2 August 2016




ARCHITECTURAL CONCEPT

ELEVATIONS

EAST ELEVATION BUILDING 1 FROM CORSON AVE §

WEST ELEVATION BUILDING 1 FROM COURTYARD

Mace Georgetown Townhomes SDR EDG Project # 3024485
6650 Corson Ave S, Seattle, WA 18 2 August 2016



ARCHITECTURAL CONCEPT

ELEVATIONS

NORTH ELEVATION BUILDINGS 1 & 2

Opposing facades of adjacent
buildings are shown as an overlay.

SOUTH ELEVATIONS BUILDINGS 1 & 2
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ARCHITECTURAL CONCEPT

ELEVATIONS
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WEST ELEVATION BUILDING 2 FROM ALLEY
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EAST ELEVATION BUILDING 2 FROM COURTYARD
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ARCHITECTURAL CONCEPT

FLOOR PLANS
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ARCHITECTURAL CONCEPT

FLOOR PLANS
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3D VIEWS

AERIAL VIEW FROM WEST

CS3 Architectural Context and Character :

Emphasizing positive neighborhood attributes. Georgetown is an evolving neighborhood with
a mixture of buildings from different eras and with a close vicinity of very different uses as in-
dustrial and residential. The proposed development features a contemporary design taking
clues from the different uses such as more industrial materials like metal siding and flat roofs
but also using residential scaled attributes such as bay windows, decks and residential materi-
al like wood siding.

Fencing Note
All fencing for this project is shown transparent for clarity. The actual proposed fencing for this pro-
ject is wood fencing with 1xé horizontal cedar boards with 1/2' spacing.

| Mace Georgetown Townhomes
IS 6650 Corson Ave S, Seattle, WA
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Exterior Finishes:

Small scale metal siding such as corrugated metal panels
Horizontal cedar siding

Painted smooth cement board panel siding

Metal clad parapet cornices and trim

Vinyl windows in a dark color

Metal deck railing

CS2 Urban pattern and Form:

Bulk, Height and Scale. All newer multi-family homes in the vicinity reflect height and density
allowed by zoning. The proposed buildings will be three-story buildings with the front building
set slightly lower than the sidewalk level thus reducing the perceived massing from the street.
The triplex in the back is staggered in plan which also visually reduces massing. The proposed
buildings will fit in bulk and scale into the existing mixture of older and newer residences.

AERIAL VIEW FROM NORTHWEST

SDR EDG Project # 3024485
2 August 2016



ARCHITECTURAL CONCEPT

3D VIEWS

Address Identification for
Building 2 visible from street
and courtyard

3D VIEW FROM SOUTHEAST
AT ALLEY

Metal siding
Horizontal cedar siding

Painted smooth cement
board panel siding

Metal-glass canopies over
decks
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ARCHITECTURAL CONCEPT

3D VIEWS

DC2 Architectural Concept:

Architectural and facade composition. All units are designed with the same design elements such
as different facades planes, staggering units in plan, using bay and garden windows to break up
flat wall surfaces, recessed decks, application of a variety of siding materials and different heights
and top treatment of parapet walls. The same palette of colors and materials are used through-
out the project. Street, side yard and alley facades are modeled using the same design elements.

AERIAL VIEW FROM SOUTHEAST

PL3 Street level interaction:

Entries. The entries to the front building are facing the street. Building 1 is set
slightly below sidewalk level and will have a low fence and landscaping in front
to allow for some privacy. In addition the front doors to each unit are recessed
to ensure privacy from each other.

The entries to the triplex units in the rear of the property are facing the North side
property line and therefore are enjoying more privacy. The units are staggered in
plan and two of them have setback entry doors and varying siding materials for

a more personalized access. All units feature covered entries.

AERIAL VIEW FROM SOUTHWEST
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ADJUSTMENTS & DEPARTURES

ADJUSTMENTS

No adjustments or departures from Land Use Code require-
ments are requested for this project.
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