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  EDG PACKAGE  I  DAVID VANDERVORT ARCHITECTS 

PROJECT #.
LOT AREA.
PROPOSED DWELLING TYPE.
RESIDENTIAL UNIT #.
RESIDENTIAL SQUARE FOOTAGE. 
PARKING.

3024903
7,214 SF
APARTMENTS
29 UNITS
14,428 SF
0 SPACES

PROJECT DESCRIPTION.
  
The proposed apartment project is located on Federal Avenue East in an 
LR-3 zone.  The proposed development site is composed of 2 lots; 525 & 
529 Federal Avenue East.  Each lot has an existing duplex on site.  This 
project proposes to demo the existing duplexes and build a 29 unit apart-
ment building fronting Federal Avenue East.  The building will be composed 
of 4 above grade stories with a basement, comprised primarily of two 
bedroom dwelling units.  

Since the proposed site is located in an urban village and frequent transit 
zone, no parking will be provided on site.  

525 + 529.
FEDERAL AVENUE EAST.
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NC3-40

SF-5000

LR-3

Lot Area:

Zoning:

ECA:  

Commercial Use: 

Residential Use:

FAR:   

HEIGHT:  

SETBACKS:

PARKING: 

PARKING ACCESS:

BICYCLE PARKING:

AMENITY AREA:

GREEN FACTOR:

7,214 SF

LR-3

N/A

N/A

29 APARTMENTS

2.0 PER TABLE A 23.45.510

40’ BASE HEIGHT PER TABLE A 23.45.514

4’ OF ADDITIONAL BASE HEIGHT PER 23.45.514.F

FRONT:    5’ PER TABLE A 23.45.518

SIDES:     5’ PER TABLE A 23.45.518 (FACADES UNDER 40’ IN LENGTH)

   7’ AVERAGE / 5’ MINIMUM (FACADES OVER 40’ IN LENGTH)

REAR:      15’ PER TABLE A 23.45.518

NONE PER TABLE B 23.54.015

N/A

1 BIKE PARKING SPACE PER 4 DWELLING UNITS PER TABLE D 23.54.015

25% OF THE LOT AREA PER 23.45.522A

50% OF THIS AREA TO BE PROVIDED AT GROUND LEVEL

A GREEN FACTOR SCORE OF 0.6 IS REQUIRED FOR THIS SITE PER 23.45.524.A.2

CODE RESEARCH. 
ZONING DATA

525 FEDERAL 
AVENUE EAST



6 PROJECT # 3024903  I  FEDERAL AVENUE APARTMENTS  I  20160916

01.
PROJECT 
INFORMATION

02.
SITE 
ANALYSIS

03.
BUILDING
DESIGN

04.
DESIGN
STANDARDS

05.
CODE
DEPARTURES

  EDG PACKAGE  I  DAVID VANDERVORT ARCHITECTS 

LOWELL ELEMENTARY 
SCHOOL / PARK

PARKSIDE
SCHOOL

SITE

FE
D

E
R

A
L 

AV
E

. E
.

GAS
STATION

JOULE 
APARTMENTS

CAPITOL HILL
BRANCH LIBRARY

BROADWAY 
HILL PARK

ALL PILGRIMS 
CHRISTIAN CHURCH

9-BLOCK STUDY.
SURROUNDING COMMUNITY.

SILVIAN 
APARTMENTS

PRONTO
BIKE SHARE

GOLD’S GYM PEPE’S 
GARDEN

PARK MANOR 
APARTMENTS

D D

V VA N D E R O R T

A

A A

R C H I T E C T S

I

2 ..0 6 7 8 4 1 6 1 4

A V I

v v mande r o r t . c o

9 / 1 2 / 2 0 1 6

GRIFFIN

525 FEDERAL AVE E

APARTMENTS

1.2

W/D W/D

W
/D

W
/D

W
/D

W
/D

5'-5 1/2" 3'-3 1/2" 6'-0" 23'-6" 6'-5 1/2" 23'-6" 6'-0" 3'-3 1/2" 5'-5 1/2"

8'-9" 6'-0" 23'-6" 6'-5 1/2" 23'-6" 6'-0" 8'-9"

8'
-1

1 
11

/1
6"

56
'-7

 1
/2

"
6'

-5
 1

/1
6"

12
'-9

 1
/2

"
11

'-7
"

24
'-3

"
8'

-0
"

12
'-9

 1
/2

"
11

'-7
"

24
'-3

"
8'

-0
"

9'-11 1/16" 82'-11 1/2" 7'-2 5/8"

8'
-1

1 
11

/1
6"

56
'-7

 1
/2

"
6'

-6
 1

/4
"

10'-5 3/8" 82'-11 1/2" 6'-8 1/4"

9/0 X 9/0 (+) 9/0 X 9/0 (+)

9/0 X 9/6 (+) 9/0 X 9/6 (+)

9/0 X 9/6 (+) 9/0 X 9/6 (+)

9/0 X 9/6 (+) 9/0 X 9/6 (+)

9/0 X 9/0 (+)

9/0 X 9/0 (+) 9/0 X 9/0 (+)

9/0 X 9/0 (+)

UNIT 203/303/403

2 BED / 1 BATH
527 SF

UNIT 202/302/402

2 BED / 1 BATH
539 SF

UNIT 201/301/401

2 BED / 1 BATH
539 SF

UNIT 206/306/406

2 BED / 1 BATH
527 SF

UNIT 204/304/404

2 BED / 1 BATH
531 SF

UNIT 205/305/405

2 BED / 1 BATH
531 SF

PRIVATE
DECK

PRIVATE
DECK

PRIVATE
DECK

FLOOR  2/3/4
3,690 SF

PRIVATE
DECK

PRIVATE
DECK

PRIVATE
DECK

0 5' 10' 20'

N

SCALE: 1"   = 10'

OPTION 3- TYPICAL FLOOR PLAN

D D

V VA N D E R O R T

A

A A

R C H I T E C T S

I

2 ..0 6 7 8 4 1 6 1 4

A V I

v v mande r o r t . c o

9 / 1 2 / 2 0 1 6

GRIFFIN

525 FEDERAL AVE E

APARTMENTS

1.2

W/D W/D

W
/D

W
/D

W
/D

W
/D

5'-5 1/2" 3'-3 1/2" 6'-0" 23'-6" 6'-5 1/2" 23'-6" 6'-0" 3'-3 1/2" 5'-5 1/2"

8'-9" 6'-0" 23'-6" 6'-5 1/2" 23'-6" 6'-0" 8'-9"

8'
-1

1 
11

/1
6"

56
'-7

 1
/2

"
6'

-5
 1

/1
6"

12
'-9

 1
/2

"
11

'-7
"

24
'-3

"
8'

-0
"

12
'-9

 1
/2

"
11

'-7
"

24
'-3

"
8'

-0
"

9'-11 1/16" 82'-11 1/2" 7'-2 5/8"

8'
-1

1 
11

/1
6"

56
'-7

 1
/2

"
6'

-6
 1

/4
"

10'-5 3/8" 82'-11 1/2" 6'-8 1/4"

9/0 X 9/0 (+) 9/0 X 9/0 (+)

9/0 X 9/6 (+) 9/0 X 9/6 (+)

9/0 X 9/6 (+) 9/0 X 9/6 (+)

9/0 X 9/6 (+) 9/0 X 9/6 (+)

9/0 X 9/0 (+)

9/0 X 9/0 (+) 9/0 X 9/0 (+)

9/0 X 9/0 (+)

UNIT 203/303/403

2 BED / 1 BATH
527 SF

UNIT 202/302/402

2 BED / 1 BATH
539 SF

UNIT 201/301/401

2 BED / 1 BATH
539 SF

UNIT 206/306/406

2 BED / 1 BATH
527 SF

UNIT 204/304/404

2 BED / 1 BATH
531 SF

UNIT 205/305/405

2 BED / 1 BATH
531 SF

PRIVATE
DECK

PRIVATE
DECK

PRIVATE
DECK

FLOOR  2/3/4
3,690 SF

PRIVATE
DECK

PRIVATE
DECK

PRIVATE
DECK

0 5' 10' 20'

N

SCALE: 1"   = 10'

OPTION 3- TYPICAL FLOOR PLAN



7

01.
PROJECT 

INFORMATION

02.
SITE 

ANALYSIS

03.
BUILDING

DESIGN

04.
DESIGN

STANDARDS

05.
CODE

DEPARTURES

PROJECT # 3024903  I  FEDERAL AVENUE APARTMENTS  I  20160916EDG PACKAGE  I  DAVID VANDERVORT ARCHITECTS 

3

7

6

4

5

1

2

8

9

10

SITEBUS STOPS BIKE LANES

1.  LOWELL ELEMENTARY SCHOOL 6.  GOLD’S GYM

2.  BROADWAY HILL PARK 7.  PRONTO BIKE SHARE

3.  ALL PILGRIMS CHURCH 8.  PEPE’S GARDEN

4.  JOULE APARTMENTS 9.  PARK MANOR APARTMENTS

5.  CAPITOL HILL BRANCH LIBRARY VICINITY MAP. 10.  PARKSIDE SCHOOL

VICINITY MAP.
LANDMARKS & TRANSPORTATION.

D D

V VA N D E R O R T

A

A A

R C H I T E C T S

I

2 ..0 6 7 8 4 1 6 1 4

A V I

v v mande r o r t . c o

9 / 1 2 / 2 0 1 6

GRIFFIN

525 FEDERAL AVE E

APARTMENTS

1.2

W/D W/D

W
/D

W
/D

W
/D

W
/D

5'-5 1/2" 3'-3 1/2" 6'-0" 23'-6" 6'-5 1/2" 23'-6" 6'-0" 3'-3 1/2" 5'-5 1/2"

8'-9" 6'-0" 23'-6" 6'-5 1/2" 23'-6" 6'-0" 8'-9"

8'
-1

1 
11

/1
6"

56
'-7

 1
/2

"
6'

-5
 1

/1
6"

12
'-9

 1
/2

"
11

'-7
"

24
'-3

"
8'

-0
"

12
'-9

 1
/2

"
11

'-7
"

24
'-3

"
8'

-0
"

9'-11 1/16" 82'-11 1/2" 7'-2 5/8"

8'
-1

1 
11

/1
6"

56
'-7

 1
/2

"
6'

-6
 1

/4
"

10'-5 3/8" 82'-11 1/2" 6'-8 1/4"

9/0 X 9/0 (+) 9/0 X 9/0 (+)

9/0 X 9/6 (+) 9/0 X 9/6 (+)

9/0 X 9/6 (+) 9/0 X 9/6 (+)

9/0 X 9/6 (+) 9/0 X 9/6 (+)

9/0 X 9/0 (+)

9/0 X 9/0 (+) 9/0 X 9/0 (+)

9/0 X 9/0 (+)

UNIT 203/303/403

2 BED / 1 BATH
527 SF

UNIT 202/302/402

2 BED / 1 BATH
539 SF

UNIT 201/301/401

2 BED / 1 BATH
539 SF

UNIT 206/306/406

2 BED / 1 BATH
527 SF

UNIT 204/304/404

2 BED / 1 BATH
531 SF

UNIT 205/305/405

2 BED / 1 BATH
531 SF

PRIVATE
DECK

PRIVATE
DECK

PRIVATE
DECK

FLOOR  2/3/4
3,690 SF

PRIVATE
DECK

PRIVATE
DECK

PRIVATE
DECK

0 5' 10' 20'

N

SCALE: 1"   = 10'

OPTION 3- TYPICAL FLOOR PLAN



8 PROJECT # 3024903  I  FEDERAL AVENUE APARTMENTS  I  20160916

01.
PROJECT 
INFORMATION

02.
SITE 
ANALYSIS

03.
BUILDING
DESIGN

04.
DESIGN
STANDARDS

05.
CODE
DEPARTURES

  EDG PACKAGE  I  DAVID VANDERVORT ARCHITECTS 

D D

V VA N D E R O R T

A

A A

R C H I T E C T S

I

2 ..0 6 7 8 4 1 6 1 4

A V I

v v mande r o r t . c o

9 / 1 2 / 2 0 1 6

GRIFFIN

525 FEDERAL AVE E

APARTMENTS

004

351.30'

343.10' 343.00'343.00'

350.10

344

350

348

346

344

342

340

344

342

346

348

350

352

8
:0

0
 a

m
  

3
7

°

12:00 pm  66°

4
:0

0
 p

m
  3

7
°

10
:0

0 
am

  
56

°

2:0
0
 p

m
  5

6°

6
:0

0
 a

m
  
1
7
°

6
:0

0
 p

m
  1

7
°

8
:0

0
 a

m
 2

0
°

10:0
0 a

m
 3

6°

42°

4
:0

0
 p

m
 2

0
°

2:00 pm
 36°

19°

10:00 am  1
4°

2:00 am  14°

S
U

M
M

E
R

S
P

R
IN

G

W
IN

T
E

R

SOUTH

349.10'

DEMO EXISTING 
BUILDINGS

LOWELL ELEMENTARY 
SCHOOL / PARK

EXISTING
APARTMENT

EXISTING SINGLE 
FAMILY HOMES

BROADWAY 
HILL PARK

FEDERAL AVENUE EAST

LR-3 ZONE LR-3 ZONE

LR-3 ZONE

EA
ST

 M
ER

C
ER

 S
TR

EE
T

S
LO

P
E

S
 D

O
W

N

S
LO

P
E

S
 D

O
W

N

SLOPES DOWN

EA
ST

 R
EP

U
B

LI
C

A
N

 S
TR

EE
T

NO ALLEY MODERATE 
PEDESTRIAN USE

EXISTING SINGLE 
FAMILY HOMES

SITE DROPS 8+ FEET 
FROM EAST TO WEST

EXISTING 5 STORY
 APARTMENT

OPPORTUNITIES & CONSTRAINTS.
IMMEDIATE AREA MAP.

D
D

V
V

A
N

D
E

R
O

R
T

A

A
A

R
C

H
I

T
E

C
T

S

I

2
.

.

0
6

7
8

4
1

6
1

4

A
V

I

v
v

m
a

n
d

e
r

o
r

t
.
c

o

9
/

1
2

/
2

0
1

6

G
R

IF
F

IN

5
2
5
 F

E
D

E
R

A
L

 A
V

E
 E

A
P

A
R

T
M

E
N

T
S

1
.2

W
/D

W
/D

W/D

W/D

W/D

W/D

5'
-5

 1
/2

"
3'

-3
 1

/2
"

6'
-0

"
23

'-6
"

6'
-5

 1
/2

"
23

'-6
"

6'
-0

"
3'

-3
 1

/2
"

5'
-5

 1
/2

"

8'
-9

"
6'

-0
"

23
'-6

"
6'

-5
 1

/2
"

23
'-6

"
6'

-0
"

8'
-9

"

8'-11 11/16"56'-7 1/2"6'-5 1/16"

12'-9 1/2"11'-7"24'-3"8'-0"

12'-9 1/2"11'-7"24'-3"8'-0"

9'
-1

1 
1/

16
"

82
'-1

1 
1/

2"
7'

-2
 5

/8
"

8'-11 11/16"56'-7 1/2"6'-6 1/4"

10
'-5

 3
/8

"
82

'-1
1 

1/
2"

6'
-8

 1
/4

"

9/
0 

X 
9/

0 
(+

)
9/

0 
X 

9/
0 

(+
)

9/
0 

X 
9/

6 
(+

)
9/

0 
X 

9/
6 

(+
)

9/
0 

X 
9/

6 
(+

)
9/

0 
X 

9/
6 

(+
)

9/
0 

X 
9/

6 
(+

)
9/

0 
X 

9/
6 

(+
)

9/
0 

X 
9/

0 
(+

)

9/
0 

X 
9/

0 
(+

)
9/

0 
X 

9/
0 

(+
)

9/
0 

X 
9/

0 
(+

)

U
N

IT
 2

0
3

/3
0

3
/4

0
3

2 
BE

D
 / 

1 
BA

TH
52

7 
SF

U
N

IT
 2

0
2

/3
0

2
/4

0
2

2 
BE

D
 / 

1 
BA

TH
53

9 
SF

U
N

IT
 2

0
1

/3
0

1
/4

0
1

2 
BE

D
 / 

1 
BA

TH
53

9 
SF

U
N

IT
 2

0
6

/3
0

6
/4

0
6

2 
BE

D
 / 

1 
BA

TH
52

7 
SF

U
N

IT
 2

0
4

/3
0

4
/4

0
4

2 
BE

D
 / 

1 
BA

TH
53

1 
SF

U
N

IT
 2

0
5

/3
0

5
/4

0
5

2 
BE

D
 / 

1 
BA

TH
53

1 
SF

PR
IV

AT
E

D
EC

K

PR
IV

AT
E

D
EC

K

PR
IV

AT
E

D
EC

K

F
L

O
O

R
  

2
/3

/4
3,

69
0 

SF

PR
IV

AT
E

D
EC

K

PR
IV

AT
E

D
EC

K

PR
IV

AT
E

D
EC

K

0
5
'

1
0
'

2
0
'

N

S
C

A
L
E

: 
1
" 

  
=

 1
0
'

O
P

T
IO

N
 3

- 
T

Y
P

IC
A

L
 F

L
O

O
R

 P
L
A

N



9

01.
PROJECT 

INFORMATION

02.
SITE 

ANALYSIS

03.
BUILDING

DESIGN

04.
DESIGN

STANDARDS

05.
CODE

DEPARTURES

PROJECT # 3024903  I  FEDERAL AVENUE APARTMENTS  I  20160916EDG PACKAGE  I  DAVID VANDERVORT ARCHITECTS 

1.  VIEW ALONG PROP LINE / HOUSE 6.  VIEW FROM DRIVEWAY

2.  VIEW TO THE WEST 7.  VIEW FROM SIDEWALK

3.  VIEW OF BACKYARD 8.  VIEW FACING WEST
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VIEWS FROM THE SITE.
SITE PHOTOSD D

V VA N D E R O R T

A

A A

R C H I T E C T S

I

2 ..0 6 7 8 4 1 6 1 4

A V I

v v mande r o r t . c o

9 / 1 2 / 2 0 1 6

GRIFFIN

525 FEDERAL AVE E

APARTMENTS

003

344

350

348346344342340

344342 346 348 350
352

525 FEDERAL AVENUE EAST

529 FEDERAL AVENUE EAST

1

4

5

6

7 9

10

8

8

2

3



10 PROJECT # 3024903  I  FEDERAL AVENUE APARTMENTS  I  20160916

01.
PROJECT 
INFORMATION

02.
SITE 
ANALYSIS

03.
BUILDING
DESIGN

04.
DESIGN
STANDARDS

05.
CODE
DEPARTURES

  EDG PACKAGE  I  DAVID VANDERVORT ARCHITECTS 

D D

V VA N D E R O R T

A

A A

R C H I T E C T S

I

2 ..0 6 7 8 4 1 6 1 4

A V I

v v mande r o r t . c o

9 / 1 2 / 2 0 1 6

GRIFFIN

525 FEDERAL AVE E

APARTMENTS

001

4'-5" 6'-1 3/4" 19'-1/4"

29'-6" HALF R.O.W.

349.10'

351.30'343.10'

343.00'

343.00' 350.10

S88°45'40"E    100.10'

S1
°4

2'
51

"W
  

  
  

  
  

  
  

7 2
.0

2'

N
1°

4 3
'0

5"
E  

  
  

  
  

  
  

 
7 2

.1
2'

N88°42'24"W    100.27'

FE
D

ER
AL

 A
VE

N
U

E 
EA

ST
AS

PH
AU

LT

344

350

348346344342340

344342 346 348 350

EXISTING RESIDENCE
ZONE: LR3

APN: 685270-0456
HEIGHT: 3 STORIES

EXISTING RESIDENCE
ZONE: LR3

APN: 685270-0454

EXISTING SHED
ON NEIGHBORING PROPERTY

EXISTING APPARTMENT
ZONE: LR3

APN: 685270-0496
HEIGHT: 5 STORIES

EXISTING CONDOMINIUM
ZONE: LR3

APN: 857980-0000

EXISTING CARPORT
ON NEIGHBORING PROPERTY EXISTING MULTI-FAMILY DWELLING

ZONE: LR3
APN: 685270-0465

HEIGHT: 3 STORIES

525 FEDERAL AVENUE EAST

EXISTING DUPLEX
ZONE: LR3

APN: 685270-0461
(DEMOLISH)

529 FEDERAL AVENUE EAST

EXISTING DUPLEX
ZONE: LR3

APN: 685270-0460
(DEMOLISH)

352

EXISTING DECK

EXISTING SHED

EXISTING GARAGE
(DEMOLISH)

18" PINE

EXISTING DECK

SI
D

EW
AL

K

PL
AN

TI
N

G
 S

TR
IP

N88°42'24"E    100.09'

16" PINE

6" DECIDUOUS

20" DECIDUOUS

6" DECIDUOUS

10" DECIDUOUS

6" DECIDUOUS

14" DOUGLAS FIR

10-18" CEDARS

DRIVEWAY

DRIVEWAY

LEGAL DESCRIPTION (685270-0461)

PONTIUS LINCOLN SUPL PLAT S 12.42 FT OF 2 & N
23.71 FT OF 3
PLat Block: 26
Plat Lot: 2-3

LEGAL DESCRIPTION (685270-0460)

PONTIUS LINCOLN SUPL PLAT S 36 FT OF N 47.29
FT
PLat Block: 26
Plat Lot: 2

N

0 8' 16' 32'

D D

V VA N D E R O R T

A

A A

R C H I T E C T S

I

2 ..0 6 7 8 4 1 6 1 4

A V I

v v mande r o r t . c o

9 / 1 2 / 2 0 1 6

GRIFFIN

525 FEDERAL AVE E

APARTMENTS

001

4'-5" 6'-1 3/4" 19'-1/4"

29'-6" HALF R.O.W.

349.10'

351.30'343.10'

343.00'

343.00' 350.10

S88°45'40"E    100.10'

S1
°4

2'
51

"W
  

  
  

  
  

  
  

7 2
.0

2'

N
1°

4 3
'0

5"
E  

  
  

  
  

  
  

 
7 2

.1
2'

N88°42'24"W    100.27'

FE
D

ER
AL

 A
VE

N
U

E 
EA

ST
AS

PH
AU

LT

344

350

348346344342340

344342 346 348 350

EXISTING RESIDENCE
ZONE: LR3

APN: 685270-0456
HEIGHT: 3 STORIES

EXISTING RESIDENCE
ZONE: LR3

APN: 685270-0454

EXISTING SHED
ON NEIGHBORING PROPERTY

EXISTING APPARTMENT
ZONE: LR3

APN: 685270-0496
HEIGHT: 5 STORIES

EXISTING CONDOMINIUM
ZONE: LR3

APN: 857980-0000

EXISTING CARPORT
ON NEIGHBORING PROPERTY EXISTING MULTI-FAMILY DWELLING

ZONE: LR3
APN: 685270-0465

HEIGHT: 3 STORIES

525 FEDERAL AVENUE EAST

EXISTING DUPLEX
ZONE: LR3

APN: 685270-0461
(DEMOLISH)

529 FEDERAL AVENUE EAST

EXISTING DUPLEX
ZONE: LR3

APN: 685270-0460
(DEMOLISH)

352

EXISTING DECK

EXISTING SHED

EXISTING GARAGE
(DEMOLISH)

18" PINE

EXISTING DECK

SI
D

EW
AL

K

PL
AN

TI
N

G
 S

TR
IP

N88°42'24"E    100.09'

16" PINE

6" DECIDUOUS

20" DECIDUOUS

6" DECIDUOUS

10" DECIDUOUS

6" DECIDUOUS

14" DOUGLAS FIR

10-18" CEDARS

DRIVEWAY

DRIVEWAY

LEGAL DESCRIPTION (685270-0461)

PONTIUS LINCOLN SUPL PLAT S 12.42 FT OF 2 & N
23.71 FT OF 3
PLat Block: 26
Plat Lot: 2-3

LEGAL DESCRIPTION (685270-0460)

PONTIUS LINCOLN SUPL PLAT S 36 FT OF N 47.29
FT
PLat Block: 26
Plat Lot: 2

N

0 8' 16' 32'

D D

V VA N D E R O R T

A

A A

R C H I T E C T S

I

2 ..0 6 7 8 4 1 6 1 4

A V I

v v mande r o r t . c o

9 / 1 2 / 2 0 1 6

GRIFFIN

525 FEDERAL AVE E

APARTMENTS

001

4'-5" 6'-1 3/4" 19'-1/4"

29'-6" HALF R.O.W.

349.10'

351.30'343.10'

343.00'

343.00' 350.10

S88°45'40"E    100.10'

S1
°4

2'
51

"W
  

  
  

  
  

  
  

7 2
.0

2'

N
1°

4 3
'0

5"
E  

  
  

  
  

  
  

 
7 2

.1
2'

N88°42'24"W    100.27'

FE
D

ER
AL

 A
VE

N
U

E 
EA

ST
AS

PH
AU

LT

344

350

348346344342340

344342 346 348 350

EXISTING RESIDENCE
ZONE: LR3

APN: 685270-0456
HEIGHT: 3 STORIES

EXISTING RESIDENCE
ZONE: LR3

APN: 685270-0454

EXISTING SHED
ON NEIGHBORING PROPERTY

EXISTING APPARTMENT
ZONE: LR3

APN: 685270-0496
HEIGHT: 5 STORIES

EXISTING CONDOMINIUM
ZONE: LR3

APN: 857980-0000

EXISTING CARPORT
ON NEIGHBORING PROPERTY EXISTING MULTI-FAMILY DWELLING

ZONE: LR3
APN: 685270-0465

HEIGHT: 3 STORIES

525 FEDERAL AVENUE EAST

EXISTING DUPLEX
ZONE: LR3

APN: 685270-0461
(DEMOLISH)

529 FEDERAL AVENUE EAST

EXISTING DUPLEX
ZONE: LR3

APN: 685270-0460
(DEMOLISH)

352

EXISTING DECK

EXISTING SHED

EXISTING GARAGE
(DEMOLISH)

18" PINE

EXISTING DECK

SI
D

EW
AL

K

PL
AN

TI
N

G
 S

TR
IP

N88°42'24"E    100.09'

16" PINE

6" DECIDUOUS

20" DECIDUOUS

6" DECIDUOUS

10" DECIDUOUS

6" DECIDUOUS

14" DOUGLAS FIR

10-18" CEDARS

DRIVEWAY

DRIVEWAY

LEGAL DESCRIPTION (685270-0461)

PONTIUS LINCOLN SUPL PLAT S 12.42 FT OF 2 & N
23.71 FT OF 3
PLat Block: 26
Plat Lot: 2-3

LEGAL DESCRIPTION (685270-0460)

PONTIUS LINCOLN SUPL PLAT S 36 FT OF N 47.29
FT
PLat Block: 26
Plat Lot: 2

N

0 8' 16' 32'

D D

V VA N D E R O R T

A

A A

R C H I T E C T S

I

2 ..0 6 7 8 4 1 6 1 4

A V I

v v mande r o r t . c o

9 / 1 2 / 2 0 1 6

GRIFFIN

525 FEDERAL AVE E

APARTMENTS

001

4'-5" 6'-1 3/4" 19'-1/4"

29'-6" HALF R.O.W.

349.10'

351.30'343.10'

343.00'

343.00' 350.10

S88°45'40"E    100.10'

S1
°4

2'
51

"W
  

  
  

  
  

  
  

7 2
.0

2'

N
1°

4 3
'0

5"
E  

  
  

  
  

  
  

 
7 2

.1
2'

N88°42'24"W    100.27'

FE
D

ER
AL

 A
VE

N
U

E 
EA

ST
AS

PH
AU

LT

344

350

348346344342340

344342 346 348 350

EXISTING RESIDENCE
ZONE: LR3

APN: 685270-0456
HEIGHT: 3 STORIES

EXISTING RESIDENCE
ZONE: LR3

APN: 685270-0454

EXISTING SHED
ON NEIGHBORING PROPERTY

EXISTING APPARTMENT
ZONE: LR3

APN: 685270-0496
HEIGHT: 5 STORIES

EXISTING CONDOMINIUM
ZONE: LR3

APN: 857980-0000

EXISTING CARPORT
ON NEIGHBORING PROPERTY EXISTING MULTI-FAMILY DWELLING

ZONE: LR3
APN: 685270-0465

HEIGHT: 3 STORIES

525 FEDERAL AVENUE EAST

EXISTING DUPLEX
ZONE: LR3

APN: 685270-0461
(DEMOLISH)

529 FEDERAL AVENUE EAST

EXISTING DUPLEX
ZONE: LR3

APN: 685270-0460
(DEMOLISH)

352

EXISTING DECK

EXISTING SHED

EXISTING GARAGE
(DEMOLISH)

18" PINE

EXISTING DECK

SI
D

EW
AL

K

PL
AN

TI
N

G
 S

TR
IP

N88°42'24"E    100.09'

16" PINE

6" DECIDUOUS

20" DECIDUOUS

6" DECIDUOUS

10" DECIDUOUS

6" DECIDUOUS

14" DOUGLAS FIR

10-18" CEDARS

DRIVEWAY

DRIVEWAY

LEGAL DESCRIPTION (685270-0461)

PONTIUS LINCOLN SUPL PLAT S 12.42 FT OF 2 & N
23.71 FT OF 3
PLat Block: 26
Plat Lot: 2-3

LEGAL DESCRIPTION (685270-0460)

PONTIUS LINCOLN SUPL PLAT S 36 FT OF N 47.29
FT
PLat Block: 26
Plat Lot: 2

N

0 8' 16' 32'

D D

V VA N D E R O R T

A

A A

R C H I T E C T S

I

2 ..0 6 7 8 4 1 6 1 4

A V I

v v mande r o r t . c o

9 / 1 2 / 2 0 1 6

GRIFFIN

525 FEDERAL AVE E

APARTMENTS

1.2

W/D W/D

W
/D

W
/D

W
/D

W
/D

5'-5 1/2" 3'-3 1/2" 6'-0" 23'-6" 6'-5 1/2" 23'-6" 6'-0" 3'-3 1/2" 5'-5 1/2"

8'-9" 6'-0" 23'-6" 6'-5 1/2" 23'-6" 6'-0" 8'-9"

8'
-1

1 
11

/1
6"

56
'-7

 1
/2

"
6'

-5
 1

/1
6"

12
'-9

 1
/2

"
11

'-7
"

24
'-3

"
8'

-0
"

12
'-9

 1
/2

"
11

'-7
"

24
'-3

"
8'

-0
"

9'-11 1/16" 82'-11 1/2" 7'-2 5/8"

8'
-1

1 
11

/1
6"

56
'-7

 1
/2

"
6'

-6
 1

/4
"

10'-5 3/8" 82'-11 1/2" 6'-8 1/4"

9/0 X 9/0 (+) 9/0 X 9/0 (+)

9/0 X 9/6 (+) 9/0 X 9/6 (+)

9/0 X 9/6 (+) 9/0 X 9/6 (+)

9/0 X 9/6 (+) 9/0 X 9/6 (+)

9/0 X 9/0 (+)

9/0 X 9/0 (+) 9/0 X 9/0 (+)

9/0 X 9/0 (+)

UNIT 203/303/403

2 BED / 1 BATH
527 SF

UNIT 202/302/402

2 BED / 1 BATH
539 SF

UNIT 201/301/401

2 BED / 1 BATH
539 SF

UNIT 206/306/406

2 BED / 1 BATH
527 SF

UNIT 204/304/404

2 BED / 1 BATH
531 SF

UNIT 205/305/405

2 BED / 1 BATH
531 SF

PRIVATE
DECK

PRIVATE
DECK

PRIVATE
DECK

FLOOR  2/3/4
3,690 SF

PRIVATE
DECK

PRIVATE
DECK

PRIVATE
DECK

0 5' 10' 20'

N

SCALE: 1"   = 10'

OPTION 3- TYPICAL FLOOR PLAN

EXISTING SITE CONDITIONS.
SITE PLAN.



11

01.
PROJECT 

INFORMATION

02.
SITE 

ANALYSIS

03.
BUILDING

DESIGN

04.
DESIGN

STANDARDS

05.
CODE

DEPARTURES

PROJECT # 3024903  I  FEDERAL AVENUE APARTMENTS  I  20160916EDG PACKAGE  I  DAVID VANDERVORT ARCHITECTS 

D D

V VA N D E R O R T

A

A A

R C H I T E C T S

I

2 ..0 6 7 8 4 1 6 1 4

A V I

v v mande r o r t . c o

9 / 1 2 / 2 0 1 6

GRIFFIN

525 FEDERAL AVE E

APARTMENTS

001

4'-5" 6'-1 3/4" 19'-1/4"

29'-6" HALF R.O.W.

349.10'

351.30'343.10'

343.00'

343.00' 350.10

S88°45'40"E    100.10'

S1
°4

2'
51

"W
  

  
  

  
  

  
  

7 2
.0

2'

N
1°

4 3
'0

5"
E  

  
  

  
  

  
  

 
7 2

.1
2'

N88°42'24"W    100.27'

FE
D

ER
AL

 A
VE

N
U

E 
EA

ST
AS

PH
AU

LT

344

350

348346344342340

344342 346 348 350

EXISTING RESIDENCE
ZONE: LR3

APN: 685270-0456
HEIGHT: 3 STORIES

EXISTING RESIDENCE
ZONE: LR3

APN: 685270-0454

EXISTING SHED
ON NEIGHBORING PROPERTY

EXISTING APPARTMENT
ZONE: LR3

APN: 685270-0496
HEIGHT: 5 STORIES

EXISTING CONDOMINIUM
ZONE: LR3

APN: 857980-0000

EXISTING CARPORT
ON NEIGHBORING PROPERTY EXISTING MULTI-FAMILY DWELLING

ZONE: LR3
APN: 685270-0465

HEIGHT: 3 STORIES

525 FEDERAL AVENUE EAST

EXISTING DUPLEX
ZONE: LR3

APN: 685270-0461
(DEMOLISH)

529 FEDERAL AVENUE EAST

EXISTING DUPLEX
ZONE: LR3

APN: 685270-0460
(DEMOLISH)

352

EXISTING DECK

EXISTING SHED

EXISTING GARAGE
(DEMOLISH)

18" PINE

EXISTING DECK

SI
D

EW
AL

K

PL
AN

TI
N

G
 S

TR
IP

N88°42'24"E    100.09'

16" PINE

6" DECIDUOUS

20" DECIDUOUS

6" DECIDUOUS

10" DECIDUOUS

6" DECIDUOUS

14" DOUGLAS FIR

10-18" CEDARS

DRIVEWAY

DRIVEWAY

LEGAL DESCRIPTION (685270-0461)

PONTIUS LINCOLN SUPL PLAT S 12.42 FT OF 2 & N
23.71 FT OF 3
PLat Block: 26
Plat Lot: 2-3

LEGAL DESCRIPTION (685270-0460)

PONTIUS LINCOLN SUPL PLAT S 36 FT OF N 47.29
FT
PLat Block: 26
Plat Lot: 2

N

0 8' 16' 32'

D D

V VA N D E R O R T

A

A A

R C H I T E C T S

I

2 ..0 6 7 8 4 1 6 1 4

A V I

v v mande r o r t . c o

9 / 1 2 / 2 0 1 6

GRIFFIN

525 FEDERAL AVE E

APARTMENTS

1.2

W/D W/D

W
/D

W
/D

W
/D

W
/D

5'-5 1/2" 3'-3 1/2" 6'-0" 23'-6" 6'-5 1/2" 23'-6" 6'-0" 3'-3 1/2" 5'-5 1/2"

8'-9" 6'-0" 23'-6" 6'-5 1/2" 23'-6" 6'-0" 8'-9"

8'
-1

1 
11

/1
6"

56
'-7

 1
/2

"
6'

-5
 1

/1
6"

12
'-9

 1
/2

"
11

'-7
"

24
'-3

"
8'

-0
"

12
'-9

 1
/2

"
11

'-7
"

24
'-3

"
8'

-0
"

9'-11 1/16" 82'-11 1/2" 7'-2 5/8"

8'
-1

1 
11

/1
6"

56
'-7

 1
/2

"
6'

-6
 1

/4
"

10'-5 3/8" 82'-11 1/2" 6'-8 1/4"

9/0 X 9/0 (+) 9/0 X 9/0 (+)

9/0 X 9/6 (+) 9/0 X 9/6 (+)

9/0 X 9/6 (+) 9/0 X 9/6 (+)

9/0 X 9/6 (+) 9/0 X 9/6 (+)

9/0 X 9/0 (+)

9/0 X 9/0 (+) 9/0 X 9/0 (+)

9/0 X 9/0 (+)

UNIT 203/303/403

2 BED / 1 BATH
527 SF

UNIT 202/302/402

2 BED / 1 BATH
539 SF

UNIT 201/301/401

2 BED / 1 BATH
539 SF

UNIT 206/306/406

2 BED / 1 BATH
527 SF

UNIT 204/304/404

2 BED / 1 BATH
531 SF

UNIT 205/305/405

2 BED / 1 BATH
531 SF

PRIVATE
DECK

PRIVATE
DECK

PRIVATE
DECK

FLOOR  2/3/4
3,690 SF

PRIVATE
DECK

PRIVATE
DECK

PRIVATE
DECK

0 5' 10' 20'

N

SCALE: 1"   = 10'

OPTION 3- TYPICAL FLOOR PLAN

EXISTING SITE CONDITIONS.
SURVEY.



12 PROJECT # 3024903  I  FEDERAL AVENUE APARTMENTS  I  20160916

01.
PROJECT 
INFORMATION

02.
SITE 
ANALYSIS

03.
BUILDING
DESIGN

04.
DESIGN
STANDARDS

05.
CODE
DEPARTURES

  EDG PACKAGE  I  DAVID VANDERVORT ARCHITECTS 

EAST MERCER 
STREET

EAST REPUBLICAN 
STREET

VIEW FROM FEDERAL AVENUE EAST. LOOKING WEST

VIEW FROM FEDERAL AVENUE EAST. LOOKING EAST

BLOCK FACE STUDY.
FEDERAL AVENUE EAST.



13

01.
PROJECT 

INFORMATION

02.
SITE 

ANALYSIS

03.
BUILDING

DESIGN

04.
DESIGN

STANDARDS

05.
CODE

DEPARTURES

PROJECT # 3024903  I  FEDERAL AVENUE APARTMENTS  I  20160916EDG PACKAGE  I  DAVID VANDERVORT ARCHITECTS 

PROPOSED
PROJECT SITE

EAST MERCER 
STREET

EAST REPUBLICAN 
STREET

VIEW FROM FEDERAL AVENUE EAST. LOOKING WEST

VIEW FROM FEDERAL AVENUE EAST. LOOKING EAST

BLOCK FACE STUDY.
FEDERAL AVENUE EAST.



14 PROJECT # 3024903  I  FEDERAL AVENUE APARTMENTS  I  20160916

01.
PROJECT 
INFORMATION

02.
SITE 
ANALYSIS

03.
BUILDING
DESIGN

04.
DESIGN
STANDARDS

05.
CODE
DEPARTURES

  EDG PACKAGE  I  DAVID VANDERVORT ARCHITECTS 

SUN / SHADOW STUDY.
IMPACTS ON SURROUNDINGS.

MARCH 21ST.  3:00 PM

JUNE 21ST.  3:00 PM

MARCH 21ST.  NOON

JUNE 21ST.  NOON

MARCH 21ST.  9:00 AM

JUNE 21ST.  9:00 AM



15

01.
PROJECT 

INFORMATION

02.
SITE 

ANALYSIS

03.
BUILDING

DESIGN

04.
DESIGN

STANDARDS

05.
CODE

DEPARTURES

PROJECT # 3024903  I  FEDERAL AVENUE APARTMENTS  I  20160916EDG PACKAGE  I  DAVID VANDERVORT ARCHITECTS 

SUN / SHADOW STUDY.
IMPACTS ON SURROUNDINGS.

DECEMBER 21ST.  3:00 PMDECEMBER 21ST.  NOONDECEMBER 21ST.  9:00 AM



16 PROJECT # 3024903  I  FEDERAL AVENUE APARTMENTS  I  20160916

01.
PROJECT 
INFORMATION

02.
SITE 
ANALYSIS

03.
BUILDING
DESIGN

04.
DESIGN
STANDARDS

05.
CODE
DEPARTURES

  EDG PACKAGE  I  DAVID VANDERVORT ARCHITECTS 

OPTION 1.
DESIGN NARRATIVE / RENDERING.

OPEN CORNER DESIGN:

This design grew out of the initial programmatic goal of creating (6) two-bedroom 
units on each level.  We found that we needed to maximize the ammount of exterior 
wall to accomodate the egress and glazing requirements for two bedrooms and a 
living space.  By opening up the corners we increased our exterior wall area to the 
point where we could accomodate our program.  

POSITIVES:

• Modulation along the street facing facade
• Defined entry 
• Variation in materials and roof forms
• Programatic requirements met

NEGATIVES:

• Requires a departure for the rear setback
• 4 of the 6 units on each level directly face neighboring properties to the sides 

(reduced privacy)
• Bedrooms face the street so there is reduced glazing along street front
• Balconies are only practical on 2 of the 6 units per floor due to layout of spcaes
• Bicylce parking is uncovered 
• Building extends all the way to side setbacks so minimal separation from 

neighboring lots

AERIAL FROM STREET FRONT. AERIAL FROM REAR YARD.

EYE LEVEL FROM STREET FRONT.
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10/6 X 9/4

10/6 X 9/4

9/0 X 9/1 (+)9/0 X 9/1 (+)

8/11 X 9/8 (+)

8/11 X 9/8 (+)

8/9 X 9/4 (+)

9/0 X 9/1 (+) 9/0 X 9/1 (+)

ELECTRICAL /
BOILER ROOM

0 5' 10' 20'

N

SCALE: 1"   = 10'
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  EDG PACKAGE  I  DAVID VANDERVORT ARCHITECTS 

OPTION 2.
DESIGN NARRATIVE / RENDERING.

CODE CONFORMING DESIGN:

This design is  an attempt to maintain the same program that we achieved in the 
first option while conforming to all code requirements without needing departures.  
To solve the challenge of increasing our exterior wall area we created open coori-
dors so that bedrooms would have egress access via exterior cooridors.

POSITIVES:

• Code conforming design
• We can meet our programatic requirements
• Balconies can be accomodated on 4 of the 6 units per floor
• Variation in materials
• Living spaces are oriented to the east and west and not toward neighboring lots 

NEGATIVES:

• 2 of the 6 units on each level have bedrooms that egress directly onto shared 
coordior creating a privacy and security concern

• Open cooridor means more complicated drainage / waterproofing
• Bicycle parking is indoors which while more secure is less convieinet
• Entry is not well defined
• Building extends to all 4 setback limits in order to meet program requirements 

meaning its relationship to the street and neighboring lots cramps the 
neighboring buildings and street front. 

• Little ability to modulate street facing facade
• Building feels massive from a height / bulk and scale perspective with little 

ability to change.  

AERIAL FROM STREET FRONT. AERIAL FROM REAR YARD.

EYE LEVEL FROM STREET FRONT.
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OPTION 3.
DESIGN NARRATIVE / RENDERING.

PREFERRED DESIGN:

This design maintains the same program that we achieved in the first twp options 
while responding to the exisitng site features and surrounding buildings in a sensi-
tive and throughtful manner.  We liked how the first option responded to the street 
but were not happy with the proximity to neighboring properties and how the units 
were oriented.  The second option is large and bulky and also in close proximity to 
neighbors, but is successful in adding private balconies and orienting units away 
from neighboring properties.  Option 3 succesfully impliments the positive aspects of 
options 1 and 2.

POSITIVES:

• We can meet our programatic requirements
• Balconies can be accomodated on all 6 units per floor
• Living spaces are oriented to the east and west and not toward neighboring lots
• Modulation along the street facing facade
• Defined entry 
• Variation in materials and roof forms
• Easily accessibile and covered bicycle parking
• Setback from exsiting buildings to increase privacy and maintain the feeling of 

the neighborhood
• Layout of units is much more sucessful where as other schemes had units that 

suffered from the design.  

NEGATIVES:

• Requires a departure for the rear setback
• Requires a departure for the facade length on the North facade

AERIAL FROM STREET FRONT. AERIAL FROM REAR YARD.

EYE LEVEL FROM STREET FRONT.
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CS1:  Natural Systems and Site Features

D.  Plants and Habitat
D.1  On-Site Features:
This project will retain all but one existing tree on the site.  Due to its location cen-
trally on site we are unable to design around the tree that will be removed. Shrubs 
and bushes will be a large part of the new landscape strategy to help create a lush 
environment of native plantings that will help to further enrich the outdoor environ-
ment.  

CS2:  Urban Pattern and Form

C.  Relationship to Block
C.2  Mid-Block Sites:
At this time, the sites on either side of our project are underdeveloped per their 
zoning potential.  Our proposal recognizes the increasing densification of the area 
while working to be scale sensitive to the existing housing stock.  In this instance, 
we are setting our building back from the street more than required in order to cre-
ate a structure more in line with the existing neighborhood bulk.  Additionally, we are 
breaking the facade into smaller planes in order to make the scale more sympathet-
ic with its neighbors. 

D.  Height, Bulk & Scale
D.1  Existing Development & Zoning:
The existing neighboring building are duplexes composed of 2 above grade and 1 
partially below grade levels.  Because our building is one of the first parcels along 
this block face to be re-developed we are sensitive to the existing uses and setback 
our building a greater than required distance from the shared property lines and 
street front to maintain a more cohesive block face.  

PL2:  Walkability

A.  Accessibility
A.1  Access for All:
Our building entry is accessed via an ADA pathway from the sidewalk that leads 

from the sidewalk to the main entry of the building.  At the ground level, there are 5 
units on the first level, both ‘Type A’ and ‘Type B’ accessible units.  
  
A.2  Access Challenges:
All major apartment amenities and services are ADA compliant.  Mailboxes are 
located along the entry sequence where the pathway widens so that residents can 
access their mail without restricting traffic along the pathway.  Access to waste and 
recycling are also along an ADA compliant pathway so that all users have access 
to their waste and recycling facilities.  A backyard common amenity area and patio 
are accessible via an ADA ramp that runs along the South façade, providing easy 
access for all users.  

C.  Weather Protection 
C.1  Locations and Coverage:
The main entry and mail areas are recessed, providing protection from the natural 
elements and definition to the entry.  Furthermore there is a canopy that extends 
beyond the building footprint providing a greater area of protection and definition.  
Other area such as the bicycle parking and waste areas are shielded from the ele-
ments through recesses in the building form and by means of deck overhangs from 
the floor above.  

PL3: Street Level Interaction:

A.  Entries:
A.1C  Our primary entry / lobby faces Federal Avenue East.  The main entry will 
act as the security and privacy filter for the building. The entry is recessed from the 
floors above and has a glass door and sidelight that distinguish it from the surround-
ing architectural elements and clearly identify the entry for visitors.  Furthermore 
there is a canopy that extends beyond the recess further highlighting it as the entry 
point to the building.

A.2  Ensemble of Elements:
Our entryway is designed as a series of coordinated elements: 
 a.  Landscape buffer between sidewalk and building to provide privacy
 b.  ADA pathway that leads users from the sidewalk to the main entry 

DESIGN STANDARDS.
DESIGN NARRATIVE.
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 c.  Covered bicycle parking for users who ride bicycles
 d.  Locking mailboxes outside of the building 
 e.  Secure entry door that provides access to users of the building
 f.  Lighting along the pathway to provide security at night
 g.  Recess and canopy at the entry that provides definition to the entry and 
                   protection from the elements.

DC2:  Architectural Concept

A.  Massing
A.2  Reducing Perceived Mass:
The ground floor is articulated with recesses in the building footprint to help define 
and provide weather protection functions for the building entry and private/shared 
balconies.  This articulation breaks up the façade and reduces the overall perceived 
mass. Glass railings help to provide variation along the façade by providing a layer 
of transparent elements.  Finally this building will have a mix of parapet and butterfly 
roof forms to help to provide a variety of roofline conditions.

C.  Secondary Architectural Features:  
Secondary architectural features help to reduce the scale and mass of the building 
as well as provide depth and interest along facades of larger buildings.  A series of 
elements including a recessed entry, entry canopy, decks at upper levels, material 
changes / transitions, recesses along street facing façade, glazing and variety in 
roof forms all help to define and create interest along the façade of the building.
  
DC3:  Open Space Concept

A.  Building-Open Space Relationship
A.1  Interior / Exterior Fit: 
As this is a farily high density apartment building,  it is important to give users the 
ability to have a strong relationship to the outdoors.  We are doing so by providing 
balcony decks at all dwelling units.   We also felt that it was important  to increase 
the side setbacks from the neighboring buildings and orient living spaces to the east 
and west (the street front and landscaped amenity areas). Finally, we are proposing 
a shared landscaped patio space as part of the amenity area at the SW corner of 

the site.
  
DC4:  Exterior Elements and Finishes

A.  Building Materials
A.1  Exterior Finish Materials:
The materials selected for this project will be attractive, long lasting, and will require 
minimal maintenance.  Our palette will include cladding panels and lap siding to 
work sympathetically with the residential character of this street.

D.  Trees, Landscape and Hardscape Materials: 
D.1  Choice of Plant Materials: 
Our landscape strategy is to maintain all of the existing trees on site with the 
exception of one tree as mentioned previously.   We will supplement these existing 
landscape features with a variety of native, drought tolerant bushes and shrubs to 
create a rich and lively outdoor environment that is low on maintenance and suitable 
for our climate to ensure that it holds up over time.
  
D.2  Hardscape Materials: 
Our hardscape strategy will to employ a variety of pervious paving / pavers that will 
help direct users and enrich the outdoor environment.  

DESIGN STANDARDS.
DESIGN NARRATIVE.
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DESIGN STANDARDS.
NARRATIVE DIAGRAMS: CS2-C.

SETBACK FROM STREET FRONTAGE:

Mid-block sites present unique challenges especially when neighboring sites are 
underdeveloped per their zoning potential.  Since we will be the first site along this 
block of Federal Avenue to maximize our zoning potential we will inevitably face 
challenges of trying to relate to the height, bulk and scale of the neighborhood as 
it currently exists while also understanding that these sites will likely adapt and 
increase in scale over time to take advantage of their developement potential.

One of the key ways that we are looking to maintain the character and scale of the 
block is by setting our building further back on the site than is required.  Neighbor-
ing buidlings to our North and South are setback roughly 17-18 Ft from their street 
facing property line.  The required front yard setack for our zone is 5 Ft.  Given that 
our project is looking to maximixe FAR it would be impossible to realize the devel-
opement potential of the site and maintain a consistent 17 Ft setback.

Our solution to this problem is to design our building so that as it gets closer to the 
shared property lines to the North and South we increase our buildings setback.  
For example at the middle of our property we are mainting just over 7’ of setback 
where as on the south side of our frontage our setback steps back to be greater 
than 15’.  Also by creating open decks with minimal glass rails at every level along 
the buildings corners our percieved mass is really over 21’ from the street lot line.  
This solution not only reduces our setback as we approach our neighboriing build-
ings it also breaks up our building and greatly reduces the perceived mass.  
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FACADE LENGTH:

TO ALLOW THE BUILDING TO EXCEED THE MAXIMUM
FACADE LENGTH ALLOWED ALONG THE NORTHERN
PROPERTY LINE.

DEPARTURE

CODE CITATION

PROPOSED MODIFICATION

SMC 23.45.527.B.1:

THE MAXIMUM COMBINED LENGTH OF ALL PORTIONS OF
FACADES WITHIN 15 FEET OF A LOT 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

AT NORTH PROPERTY LINE:

INCREASE MAXIMUM FACADE LENGTH WITHIN 15 FEET OF
THE NORTH PROPERTY LINE TO 76.5% OF THE LENGTH OF
THAT LOT LINE

REASON FOR REQUEST

OUR BUILDING IS PUSHED TO THE NORTH, ALLOWING US
TO PROVIDE AN ADA ACCESSIBLE RAMP ALONG THE
SOUTH FACADE TO ACCESS OUR COMMON AMENITY AREA
AT THE WEST END OF THE SITE.  WE ALSO ARE PROVIDING
A LANDSCAPE BUFFER AND AN EXISTING TREE BETWEEN
THE WALKWAY AND NEIGHBORING SITE.  FURTHERMORE
OR DEPARTURE IS ONLY NECESSARY TO ACCOMODATE
THE LAST 6 3/4" INSIDE OF THE 15' OFFSET FROM THE
PROPERTY LINE.

CS1.D.1:  PLANTS & HABITAT / ON-SITE FEATURES
CS2.D.5:  RESPECT FOR ADJACENT SITES
PL1.C.1: OUTDOOR USES & ACTIVITIES
PL2.A:  ACCESSIBILITY
DC3.B.4  MULTIFAMILY OPEN SPACE

DESIGN GUIDELINES CITED

SETBACKS:

TO REDUCE THE REAR YARD SETBACK.

DEPARTURE

CODE CITATION

PROPOSED MODIFICATION

REAR SETBACK:

REDUCTION TO THE REAR SETBACK TO 10'-0"

SMC 23.45.518 TABLE A:

REAR SETBACK:  15' MINIMUM IF NO ALLEY

REASON FOR REQUEST

WE ARE PROPOSING TO SET THIS BUILDING BACK FROM
THE STREET MORE THAN THE MINIMUM REQUIREMENT IN
ORDER TO MAINTAIN A BETTER RELATIONSHIP TO THE
SURROUNDING BUILDING'S STREET FACADES.
ADDITIONALLY, WE PROPOSE LARGER SETBACKS FROM
NEIGHBORS  BOTH NORTH AND SOUTH IN ORDER TO
ENCOURAGE GREATER PRIVACY FOR BOTH OUR BUILDING
AND OUR NEIGHBORS. INCREASING THE SIDE SETBACKS
ALSO HELPS TO SCALE DOWN OUR BULK AND SCALE
ALONG FEDERAL AVE.  THE BUILDING BEHIND OUR SITE IS
A LARGE-SCALE APARTMENT COMPLEX WITH AN AVERAGE
SETBACK OF 27' FROM OUR REAR LOT LINE.  REDUCTION
OF OUR REAR SETBACK ACCOMODATES A MORE
APPROPRIATE FACADE DISTANCE ALONG FEDERAL AVE,
PROVIDES MORE PRIVACY TO NEIGHBORS EAST AND
SOUTH, AND DOES NOT COMPROMISE THE PRIVACY OF
THE APARTEMENTS TO THE WEST.

CS2.C.2:  RELATIONSHIP TO BLOCK
CS2.D.1: HEIGHT, BULK & SCALE
CS2.D.5:  RESPECT FOR ADJACENT SITES
PL2.A:  ACCESSIBILITY
DC3.A.1:  BUILDING-OPEN SPACE RELATIONSHIP

DESIGN GUIDELINES CITED
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ADDITIONALLY, WE PROPOSE LARGER SETBACKS FROM
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INFORMING DESIGN.
DESIGN PRECEDENTS.

STACKED GLASS BALCONIES.

PREFFERED OPTION. PROMINANT ROOF FEATURE. BUTTERFLY ROOF WITH SHELTERED BALCONIES.

RECESSED ENTRY. FACADE & MATERIAL VARIATION.ACCENT MATERIALS.
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DAVID VANDERVORT ARCHITECTS.
MULTI-FAMILY WORK SAMPLES.


