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LR2
6,000 SF

1.2
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7,176 GFA

6
N/A
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PROPOSAL
This project involves demolishing an existing 
single family residence and detached garage 
and the construction of 6 new townhome units 
in two buildings with 6 surface parking stalls 
accessed from alley.

The area near the project site is characterized 
by a mix of 3-story townhouse buildings, 
mid-sized single family homes, and midrise 
apartment buildings.

The project goals are as follows:
1. To provide 6 well-designed and well-

constructed townhome units.
2. To contribute to the safe and pedestrian 

friendly experience of 13th Ave S and the 
adjacent public park, Beacon Hill Playground.

3. To maximize the development potential 
of the property while supporting the city’s 
planning objectives and respecting the 
existing community’s scale and character.

4. Meet Built Green 4-Star standard.
5. Maximize the development’s connection to 
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SITE ANALYSIS
This area of Beacon Hill lies within the North Beacon Hill 
Residential Urban Village and contains various zones and 
uses. The project site is zoned LR2 and is located on the 
west side of 13th Ave S. The site is currently occupied by 
a single family structure which will be demolished.  The 
surrounding blocks include single family, lowrise housings, 
Beacon Hill International School and neighborhood parks. 
Across the site’s alley is a SF 5000 zone . 

CIRCULATION

The site is served by two bus lines, the 36 and 60, 
running north and south along 14th Ave S providing 
quick access to Downtown Seattle, First Hill, Capitol Hill, 
and West Seattle.  And only 1/2 mile south is the Beacon 
Hill Light Rail station, which further connects the site to 
SeaTac, Downtown, Capitol Hill and the University District.  
The slow residential streets and dedicated bike lanes 
along 15th Ave S and 14th Ave S promote a pedestrian 
experience and easy cycling routes to Downtown, West 
Seattle, and South Seattle.
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CONTEXT
The site is situated in the Beacon Hill 
neighborhood, surrounded by single family 
and multifamily houses, and Beacon Hill 
International School. It is located directly 
across the street from Beacon Hill Playground, 
a high traffic public park. While the immediate 
surroundings are primarily residential, with the 
light rail station only half of a mile away, there 
is easy access to a near by commercial district.
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Emmanuel Ethiopian Church
Credits: http://www.amanuelva.org/

Beacon Hill Playground

2006 14th Ave S Townhomes 

Holgate 12 Apartments

Multifamily Buildings 
(under construction)
    
Beacon Hill International School
Creds:http://beaconhilles.seattleschools.org/
   
1307 S Hill St. Triplex
   
Beacon Tower Resident Council
(Midrise Apartment)
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The site is surrounded by multifamily and single family 
developments, with institutional uses to the south east. 
Residential uses in the vicinity are a mix of older single 
family and multifamily buildings to the north and new 
multifamily developments to the east. 

1917 13TH AVE S STREET VIEW
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ALLEY LOOKING EAST4

(back side of)

ALLEY LOOKING WEST3
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SITE CONDITIONS
On site, there is an existing single family 
residence facing 13th Ave S and a garage off of 
the alley.  The site slopes down 24’ from east to 
west, with a more dramatic drop off on the west 
side of the site. To the south there are two one-
story single family homes. To the north a two 
story muti-family home.  There are westward 
views, from Elliot Bay to the north to the 
industrial district to the south.  Directly across 
the street is Beacon Hill Playground.

LEGAL DESCRIPTION
Tax parcel No. 1498300610
LOT 9 IN BLOCK 10 OF CENTRAL SEATTLE, AS 
PER PLAT RECORDED IN VOLUME 1 OF PLATS, 
PAGE 57, RECORDS OF KING COUNTY AUDITOR; 
SITUATE IN THE CITY OF SEATTLE, COUNTY OF 
KING, STATE OF WASHINGTON.
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FACADE LENGTH FACADE LENGTH

PRIMARY ENTRY
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LANDSCAPE PLAN (N.T.S)
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PLANTING SCHEDULE

Dawyck Beech Golden Rain Tree Paper Birch

Japanese Blood GrassGolden Creeping JennyMexican Feather Grass
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EAST ELEVATION
SCALE: 1/8” = 1’-0”
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WEST ELEVATION
SCALE: 1/8” = 1’-0”
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INTERIOR WEST ELEVATION
SCALE: 1/8” = 1’-0”
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INTERIOR EAST ELEVATION
SCALE: 1/8” = 1’-0”

METAL GUARDRAILGRAY  FIBER CEMENT LAP 
SIDING

GRAY FIBER CEMENT 
PANEL

WHITE VINYL WINDOWSWHITE FIBER CEMENT 
PANEL

AL
LE

Y

13
TH

 A
VE

 S

N

PR
O

PE
RT

Y 
LI

N
E

PR
O

PE
RT

Y 
LI

N
E

WHITE VINYL 
WINDOWS

FIBER CEMENT PANEL, 
PAINTED WHITE

FIBER CEMENT 
LAP SIDING, 

PAINTED GRAY

ACCENT COLOR OPTIONS 
FIBER CEMENT PANEL 

NOTE: COLORS TO BE DETERMINED 
THROUGH GREEN CANOPY’S 
COMMUNITY FEEDBACK PROGRAM. 



24 1917 13TH AVE S  STREAMLINED DESIGN REVIEW  SDCI# 3024713
S+HWorks

ARCHITECTURE & DESIGN
LLC | Green Canopy Homes

AL
LE

Y

13
TH

 A
VE

 S

N

SECTION
SCALE: 1/8” = 1’-0”

PR
O

PE
RT

Y 
LI

N
E

PR
O

PE
RT

Y 
LI

N
E



1917 13TH AVE S  STREAMLINED DESIGN REVIEW  SDCI# 3024713 25S+HWorks
ARCHITECTURE & DESIGN

LLC  Green Canopy Homes |

AMENITIES / CIRCULATION

Pedestrian access to the units from 13th Ave S and the alley is through 
a paved path running east-west along the south property line with a 
yard in the center of the two triplexes. The pathways are paved with 
permeable pavers and are generously landscaped. Steps mitigate grade 
change throughout the site, and create transitional thresholds from the 
sidewalk to the site and to the unit entries. 

PRIMARY PEDESTRIAN CIRCULATION
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AMENITY AREA REQUIRED:
1,500 SF TOTAL
750 SF @ GROUND

PROPOSED (ALL PRIVATE):
2,905 SF TOTAL
775 @ GRADE
2,130 SF @ ROOF DECK 
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PRIVACY DIAGRAM
Overlapping fenestration was minimized with adjacent buildings 
to maintain privacy.

Proposed Fenestration

Neighboring Fenestration

NORTH ELEVATION

SOUTH ELEVATION
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FACADE LENGTH FACADE LENGTH

ADJUSTMENT DIAGRAM

REQUESTED FACADE LENGTH ADJUSTMENT
In an effort to increase the side setbacks, we request an 
adjustment to SMC 23.45.527, Facade Length Limits for LR Zones. 
The requested Adjustment increases the facade length from 78’-0” 
to 80’-6”. This is a 3% increase in length, which is less than the 10% 
increase allowed by Streamlined Design Review.  By increasing 
the length of the building, the width can be reduced while still 
maximizing the development potential. This in turn increases 
the side setbacks which minimizes excavation along the property 
lines and increases space between the adjacent properties.   
This adjustment will allow the project to better meet the intent 
of Design Guidelines CS2.D.5 and DC2.I.ii  (a North Beacon Hill 
Supplemental Guideline), which recommends creating privacy   
and respect for adjacent properties through site planning and 
increased side setbacks.

SOUTH ELEVATION

ADJUSTMENT AREA 

N
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ZONING STANDARDS
ZONING:             LR2

SMC REQUIREMENT PROPOSED

23.45.504 Residential use permitted outright.

23.45.510.C

23.45.512

23.45.514

23.45.518

23.45.522

23.45.524

23.45.527

C.1. The structure will meet green building 
performance standards by earning LEED Silver 
rating or a Built Green 4-Star rating. 
C.2. Alley Improvements Required.
C.3-4. Parking Location and Access.

Density Limits
No density limit if project meets 23.45.510.C.

Structure Height
Maximum 30’ height limit, with exceptions for 
sloped roofs, overhangs, parapets & penthouses.

Setbacks and Separations
Front: 7’ Average, 5’ Minimum, and 12’ Minimum 
above 34’; Rear: 7’ Average, 5’ Minimum; Side: 5’; 
Separations Between Structures: 10’ Minimum. 

Amenity Area
25% of lot area req’d, 50% at ground level, 
minimum. 6,000 SF x 25% = 1,500 SF required. 
1,500 x 50% = 750 SF required at ground level. 

Landscaping
Minimum 0.6 Green Factor required, street trees 
required. 

Structure Width and Facade Length Limits
Maximum Width 90’, Maximum Facade Length: 
65% of lot line, 120’ x 65% = 78’-0” maximum 
facade length. 

Proposed:   Built Green 4-Star
Parking area located at the rear of the lot, behind all 
structures, and accessed from the alley (6 spaces). The 
currently unpaved alley will be paved as part of this 
project.

Compliant: 6 dwelling units proposed, project to meet 
23.45.510.C.

Compliant: See elevation and section drawings with 
height diagram.

Front Setback - Average 7’, Compliant.
Rear Setback - 20’, Compliant.
Side Setbacks - 6’ & 6.5’, Compliant
12’ Min above 34’ - none, Compliant
Separation Btw Buildings -13.25’, Compliant

PROPOSED (ALL PRIVATE):
2,905 SF TOTAL
775 @ GRADE
2,130 SF @ ROOF DECK

Compliant: Green Factor greater than 0.6 proposed, 
new street trees proposed.

Maximum Structure Width: 37.5’, Compliant. 
Maximum Facade Length: 80.5’, Facade Length 
Adjustment is proposed, see the Site Plan p.9 and 
see Adjustments p.28. 

23.45.510 Floor Area Ratio (FAR) Limits
Per Table A 23.45.510, FAR for townhouses in an 
LR2 zone is 1.0 or 1.2 if the project meets the 
standards of subsection 23.45.510.C.

Permitted and Prohibited Uses

Project to meet 23.45.510.C, so it is eligible for the 
higher FAR of 1.2. 
Lot Area:   6,000 SF
Max Floor Area Allowed:  7,200 SF (6,000 X 1.2)
Proposed:   7,176 SF

PRIORITY GUIDELINES

CS2. Urban Patterns and Form
C. Relationship to the Block:
The townhouse typology reflects the existing block’s mix of old and new, SFR and multifamily. Building articulation 
clearly defines individual units and breaks down overall massing, creating a scale in keeping with the existing 
context. See East Elevation p.18. 
D. Height Scale Bulk:
To better fit next to the adjacent single family residences, the back building steps down the existing slope reducing 
the apparent bulk of the mass. To respect the adjacent properties, the buildings were sited with over-sized side 
setbacks creating a more gracious space between the neighbors.  Additionally, the massing orients the views to 
the east and west minimizing privacy conflicts with the neighbors on the north and south.  See Privacy Diagram 
on p. 26.

PL1. Connectivity
C. Outdoor Uses and Activities
To reinforce the connection to the street, the pedestrian circulation is oriented towards 13th Ave S.   To further 
contribute to the network of existing open spaces in the neighborhood, particularly the park directly across the 
street, the street facing units each have two outdoor decks that look out over the park.  This provides more ‘eyes 
on the street’ and extends the outdoor experience on those decks.  See Amenity/Circulation Diagram on p. 25.

PL3. Street-Level Interaction
A. Entries
To create obvious entries that visually connect to the street, the units only have one entry each, which all face 
13th Ave S and will be identifiable through signage.  These residential entries are scaled down through the use 
of recesses and cantilevered overhangs, which provide a more intimate experience as well as overhead weather 
protection. Main living areas are located at Level 1 to increase street level activity.

DC1. Project Uses and Activity
A. Arrangement of Interior Uses
By orienting the buildings towards the east and west, the interior spaces connect and take full advantage of the 
scenic views to the West and the open park to the East.  See Plans p.10-12.

DC3. Open Space Concept
A. Building-Open Space Relationship: 
The project provides a variety of open spaces that connect and expand the interiors.  Balconies and private yards 
with deep overhangs extend from the kitchens creating convenient barbecuing spaces and the individual roof 
decks create private exterior rooms with expansive views. 

DC4. Exterior Elements and Material
D. Trees, Landscape and Hardscape Materials: 
Plants are chosen for their adaptation to the regional climate and to provide year round interest.  Additionally, 
this landscape plan provides numerous new trees on site, including two new street trees. See landscape plan and 
schedule on p.14&15.23.54.015 Required Parking

No parking required, site is within 1320’ of Frequent 
Transit service and within an Urban Village.

Compliant: 6 small parking spaces provided.

23.54.040 Solid Waste Storage and Access
One 2’x6’ storage area per dwelling unit required.

Compliant: (6) 2’x6’ storage areas proposed.
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