
2511 E. YESLER APARTMENTS
STREAMLINED DESIGN REVIEW PACKET •  APRIL 20,  2017 •  SDCI# 3026879

NW  INVESTMENTS, LLC



CONTENTS

VICINITY MAP / CONTEXT ....................................................................................................................... 3

ZONING DATA ........................................................................................................................................... 4

PROPOSAL ................................................................................................................................................ 5

LAND USE & ZONING ............................................................................................................................. 6

TRANSIT MODES ................................................................................................................................... 7 

COMMUNITY NODES ............................................................................................................................ 8 

NEIGHBORHOOD CONTEXT .............................................................................................................. 9 

STREET SECTIONS ............................................................................................................................. 10

NEIGHBORING BUILDINGS ............................................................................................................ 11

ARCHITECTURAL PATTERNS  ......................................................................................................... 12

SITE PLAN  .............................................................................................................................................. 13

PRIORITY DESIGN GUIDELINES  ....................................................................................................... 14

SITE ANALYSIS  ...................................................................................................................................... 17

EXTERIOR ................................................................................................................................................ 18

SIDING CONCEPT .................................................................................................................................. 19

LANDSCAPE .......................................................................................................................................... 20

LIGHTING ................................................................................................................................................. 21

FLOOR PLANS ...................................................................................................................................... 22

ELEVATIONS ........................................................................................................................................... 24

INTRO TO ADJUSTMENTS  ............................................................................................................... 26

AXONOMETRIC ...................................................................................................................................... 27

NEIGHBORING FENESTRATION ..................................................................................................... 28

ADJUSTMENTS REQUESTS  ............................................................................................................... 29

RENDERINGS ......................................................................................................................................... 30

SHADOW STUDY .................................................................................................................................. 32

RECENT WORK  ....................................................................................................................................... 33



VICINITY MAP / CONTEXT

N

s

23RD &UNION-JACKSON 
RESIDENTIAL URBAN VILLAGE

PROJECT ADDRESS: 2511 E. YESLER,  SEATTLE WA, 98122

LEGAL DESCRIPTION: YESLER H L-D C # 42 & 47 W 30 FT 
    OF S 100 FT OF N 133 FT OF TR 6   
    SARAH B YESLER TRACTS 

OWNER:   NW INVESTMENTS, LLC

ARCHITECT:   ALLIED8
    1429 12TH AVE, SUITE C, 
    SEATTLE, WA 98122
    206-324-2420

PROJECT SITE
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ZONING DATA
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PROPOSAL

Project Summary:

This project proposes to retain the existing 
structure and to build an approximate 1,135 
GSF three-story duplex building on the 3,000 
SF site. The site is located in an Low Rise (LR2) 
zone and intends on maintaining the character 
of the neighborhood, while adding density. 
The ground floor will house one 275 SF SEDU 
unit, while the upper floors will have a 730 SF 
apartment. Amenity space will be provided to 
livability and sociability of the site. The front yard 
amenity is intended to create a sense of arrival 
for the tenants and to improve the appearance 
to the rest of the neighborhood. The central 
amenity space is intended as a social space for 
the tenants in interact. By placing this between 
the two structures the space is more equitably 
shared by all the tenants. 

The new structure will occupy a portion of the 
underutilized rear yard. This improvement will 
require the removal of a single non exceptional 
tree.  The project strives to create a structure 
that has a minimal visual impact allowing the 
existing structure to maintain the neighborhood 
character . The intent is to create a more dense 
neighborhood therefore activating the streets 
and adding to the vibrancy. The specific design 
of all street-level amenities and landscaping will 
be developed in conjunction with a landscape 
architect, SDOT and SDCI. 

Unit Count:   2 units
Unit Sizes:   275 and 730 SF  (approx.)
    

PROJECT SITE

POTENTIAL DEVELOPMENT
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CONTEXT ANALYSIS: LAND USE & ZONING 

Uses
The immediate surrounding area is currently 
transitioning from single family residents to 
small scale multi-family and townhouses. 

23rd Ave is a short walk to the west and here 
you will find Retail, Public, and Office use. 

Zoning
Zoning along E Yesler Way is LR2 and along 
23rd Ave is NC2-40 and NC3-65

SINGLE FAMILY
MULTI FAMILY
MULTI FAMILY / MIXED USE
RETAIL / COMMERCIAL
INDUSTRIAL
OFFICE
SCHOOL / RELIGIOUS

USES

S S

N

E YESLER WAY E YESLER WAY 

E FIR ST E FIR ST

S WASHINGTON ST S WASHINGTON ST 

ZONE C1 DMC85/65-150
ZONE IC-65
ZONE NC3-65
ZONE NC2-40
ZONE LR3 
ZONE LR2
ZONE SF 5000

ZONING

NC2-40

NC3-65

LR2

SF 5000
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S

E YESLER WAY 

E FIR ST

S WASHINGTON ST 

S JACKSON ST 

CONTEXT ANALYSIS: TRANSIT MODES

Transit
The project is located on a partial bike path / 
sharrow connecting to downtown and other 
bike paths. This provides accessible bike 
commuting and recreational use. The number 
48 bus line is located a few blocks away on 23rd 
Ave providing frequent transit. This is one of 
many bus routes making public transportation 
simple for the residents.

Future residents will be able to enjoy close 
proximity to multiple green spaces including 
Flo Ware Park, Powell Barnett Park, Dr. Blanche 
Lavizzo Park and Frink Park to name a few. 

N

5 MIN WALKING RADIUS

BUS STOP

BUS ROUTE

BIKE PATH

PARTIAL BIKE PATH/SHARROW

WALKING RADIUS

TRANSIT

X

23RD AVE & E YESLER WAY
STOP # 12560 NORTH BOUND - SUNDAY

48 - UNIVERSITY DISTRICT CENTRAL DISTRICT

23RD AVE & E YESLER WAY
STOP # 12560 NORTH BOUND - WEEKDAY

48 - UNIVERSITY DISTRICT CENTRAL DISTRICT

23RD AVE & E YESLER WAY
STOP # 12560 NORTH BOUND - SATURDAY

48 - UNIVERSITY DISTRICT CENTRAL DISTRICT8 / 27

8 / 27 / 987

4 / 48

27 / 987
8 / 27

27 / 9878 / 27 / 987

4 / 8 / 48

4 / 8 / 48

14 / 984

4 / 48
8 / 14

8 

8 / 14

14 

14 

27

8 / 980

8 / 984
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5

142 S

19

20

17

18

21

13

7

16

10 9

12

15

14

8

11

1

3

N

1. DOUGLASS-TRUTH LIBRARY
2. NEIGHBORHOOD GREENWAY - 25TH AVE
3. BIKE PATH - YESLER
4. SEMIRAS GROCERY STORE
5. BETHEL CHRISTIAN CHURCH
6. SPRUCE STREET MINI PARK
7. GARFIELD HIGH SCHOOL
8. POWELL BARNETT PARK
9. DORTHEA COFFEE
10. FLO WARE PARK
11. SEATTLE GIRLS SCHOOL
12. EVANGELISTIC CENTER CHURCH OF GOD
13. SEATTLE FIRE STATION 6
14. STANDARD BREWING
15. RED APPLE MARKET
16. WASHINGTON MIDDLE SCHOOL
17. SEATTLE VOCATIONAL SCHOOL
18. PEOPLES INSTITUTIONAL BAPTIST
19 CURRY TEMPLE CME CHURCH
20. CATHOLIC COMMUNITY SERVICES
21. DR. BLANCHE LAVIZZO PARK

CONTEXT ANALYSIS: COMMUNITY NODES

COMMUNITY NODES AND LANDMARKS

The project is located at 2511 E. Yesler Way,
between 23rd and Martin Luther King Jr Way in the 
23rd & Union-Jackson Residential Urban Village. 

S. Jackson Street Commercial & Retail
S. Jackson Street is a key neighborhood retail and 
commercial street, providing nearby residents 
with everyday conveniences. Along this corridor 
you can find a library, grocery store, coffee shop, 
schools, places of worship, a fire station and even a 
brewery. This corridor will continue to grow with the 
neighborhood as it is zoned NC3-65, allowing it to 
meet the demands the developing area.

Neighborhood Greenway
25th Ave Neighborhood Greenway is located a half 
block from the project site. This greenway is the 
result of a neighborhood coalition that advocates for 
safe and comfortable streets for all. 

Walkable Community
With the convenience of public transportation, 
amount of neighborhood amenities and safety of the 
neighborhood greenway the project is well situated 
to enjoy the benefits of this community. Adding 
density to this neighborhood will only improve the 
viability of the commercial and retail that make this 
neighborhood desirable. 

E. YESLER WAY

S. JACKSON ST

E ALDER ST
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CONTEXT ANALYSIS: YESLER NEIGHBORHOOD

14. STANDARD BREWING

11. SEATTLE GIRL’S SCHOOL

16. WASHINGTON MIDDLE SCHOOL

3. BIKE PATH- YESLER

9. DORTHEA COFFEE

2. FIRE STATION 61. DOUGLASS-TRITH L;LIBRARY

10. FLO WARE PARK

7. GARFIELD HIGH SCHOOL

2. NEIGHBORHOOD 
GREENWAY12. EVANGELICAL CENTER CHURCH
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CONTEXT ANALYSIS: STREET SECTIONS

1 - E. YESLER WAY LOOKING SOUTH

2 - E. YESLER WAY LOOKING NORTH

PROJECT SITE

OPPOSITE PROJECT SITE

WEST

WEST

S

E. YESLER WAY

S. WASHINGTON STREET
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UNDER REVIEW - TOWNHOUSES1

S

2

3

4

5

6

7

8

S

E. YESLER WAY

S. WASHINGTON STREET

SITE - EXISTING BUILDING TO REMAIN

CONTEXT ANALYSIS: NEIGHBORING BUILDINGS
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Pitched Roofs
Traditionally the neighborhood comprised of 
single family houses with steeply pitched roofs 
and 2 1/2 - 3 story structures.
The pitched roofs help to visually bring down 
the height, bulk and scale of the structure.

Defined Entry
Contemporary structures in the neighborhood 
define the entry through material change and 
weather protecting canopies. 
The materials surrounding the entries tend to 
be natural materials with texture creating a 
more welcoming feel

Contrasting Fenestration
The neighborhood has multiple 
examples both new and old of 
highly saturated facades with 
contrasting fenestration details.

Notable Architectural Patterns:

The neighborhood is slowly transitioning from 
single family houses to small multi-family and 
townhouses. This mix of new and old structures 
is creating an eclectic feel to the surroundings. 
This proposal strives to strike a balance 
between the two by maintaining a traditional 
massing and a minimalist contemporary facade 
treatment. 

CONTEXT ANALYSIS:  NOTABLE ARCHITECTURAL PATTERNS
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AMENITY
300 SF

AMENITY
320 SF

EXISTING TRIPLEX
2511 E. YESLER WAY
1,262 SF FOOTPRINT

#0007600109

PROPOSED
APARTMENT

378 SF
FOOTPRINT

PROPOSED TOWNHOUSES
CURRENTLY IN DESIGN REVIEW
SDCI#3025259
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REINSTALL
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EXISTING ELECTRICAL
METERS

TWO NEW
ELECTRICAL METERS

EXISTING OVERHEAD
STRIKE, APPROX.

BIKE
STORAGE

The existing triplex was built in 1914. It sits on 
the north side of the site. The south portion 
of the lot is an underutilized rear yard. This is 
a mid block development with a multi-family 
structure to the west and a single family house 
to the east. The east lot is currently under 
review for a 4 unit townhouse development 
occupying the majority of the site. (#3025259) 

This proposal intends to retain the existing 
triplex and architectural character that it 
contains. The new development proposes a 
minimal structure to occupy a portion of the 
rear yard.

The E. Yesler Way frontage is nearly 30’ long 
with just over 1’ of grade change. There is 
an existing 6’ wide sidewalk adjacent to the 
property line with a 6’ planting strip between 
the sidewalk and street. The interior lot lines 
are 100’ long and the grade is fairly flat due to a 
existing retaining wall on the east property line. 

The proposal requests the removal of a not 
exceptional tree in the rear yard due to impact 
on development potential. 

The site has an existing curb cut that is no 
longer utilized. The curb and planting strip will 
be reinstalled to maintain the continuity of the 
street. 

The existing street tree will remain in minimize 
the disturbance of the current street character. 

SITE PLAN
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PRIORITY DESIGN GUIDELINES
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PRIORITY DESIGN GUIDELINES
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1

3 4 5

Site Characteristics that Inform Design:

• Underutilized rear yard
• Access from Yesler
• Visibility from 25th ave
• Access to Light and Air

S

E. YESLER WAY

S. WASHINGTON STREET

2

6

EXISTING SITE: PHOTOS
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PARTIAL SITE PLAN W/ SITE ANALYSIS

DEC 21
SUNRISE
07:54 AM
ALT: -53.74

DEC 21
SUNSET
04:20 AM
ALT: 53.60

JUNE 21
SUNSET
09:10 PM
ALT: 127.17

The visibility from Yesler is important as 
residents and visitors approach the proposed 
duplex. Wayfinding and lighting will play a role in 
making this space feel inviting and safe.

Pedestrians on the 25th Ave Greenway will 
have a direct line of site to the west facade on 
the proposed structure. More care has been 
taken to reduce the bulk and mass from this 
perspective.   

The proposed central amenity space will allow 
for residents to socialize and feel as thought 
they have equal access to this space. This 
central space also allow for access to light and 
air on all facades of the building creating a more 
pleasant indoor environment for the residents.PEDESTRIAN ACCESS

VISIBILITY FROM 
25TH AVE

GREENWAY

SUMMER WINDS

JUNE 21
SUNRISE
05:12 AM
ALT: -127.37

EXISTING
TRIPLEX

EXISTING
MULTIFAMILY

PROPOSED 
TOWNHOMES

(UNDER REVIEW)

EXISTING SINGLE 
FAMILY HOUSE

SOLID WASTE / 
RECYCLING

PROPOSED 
AMENITY

PROPOSED 
AMENITY

PROPOSED 
DUPLEX
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PROPOSED EXTERIOR

The Design Proposal is a three story duplex 
in the rear of an existing triplex. The detached 
structure allows for a communal central amenity 
space shared between the residents of both 
structures. 

The design intent is to create a bridge from the 
traditional neighborhood structures and the 
new contemporary infill projects. The design 
achieves this by borrowing massing typically 
used by the traditional structures and marrying 
this with the contemporary use of materials and 
details. 

The pitched roof design is borrowed from the 
surrounding vernacular. This massing move 
allows for the structures perceived height to 
be reduced, as compared to a townhouse 
with a flat roof. The pure form and minimal 
articulation allow this building to be a quite 
addition to the neighborhood. The intention 
is that the new structure will not distract from 
the architectural character of the existing 
structure. In celebrating the existing structure 
the architectural character of the neighborhood 
will not be lost. 

PROGRAM: 
Stories  3
Unit Count 2 Units
FAR  1,134 SF Total

POTENTIAL ADJUSTMENTS: 
• 23.45.518 Setbacks
• 23.45.527 Facade Length
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SIDING CONCEPT

The intent of the siding is to be quiet and 
minimal from afar and to let the detail be 
appreciated from close proximity. From the 25th 
Ave Greenway the building will appear to be 
simple minimalist back yard dwelling. From the 
central courtyard residents will enjoy the rich 
texture of the ventilated rainscreen. 

The fiber cement planks are 5 1/4” wide and will 
be placed with a 1/4” gap. This slight reveal adds 
depth and texture to the surface. The planks 
will be mounted with carefully placed exposed 
fasteners to add one more layer of detail. The 
thoughtfulness of the details is where the 
appreciation of this minimal structure lie. 
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PROPOSED LANDSCAPE

CENTRAL COMMUNAL AMENITY

PRINCETON SENTRY GINKGO ASTIBLE MT. VERNON LAUREL HYBRID RHODODENDRON GREEN TOWER BOXWOOD HARDY GERANIUM AMANOGOWA CHERRY

SALAL EVERGREEN CLEMATIS SWORD FERN KINNIKINNICK LONGLEAF MAHONIA

20   •   2511 E. YESLER APARTMENTS: STREAMLINED DESIGN REVIEW   allied8 



PROPOSED LIGHTING

ENTRY PATHWAY

PATHWAY LIGHTING WALL SCONCE ENTRY LIGHTING LANDSCAPE LIGHTING TREE UPLIGHTING

1 2 3 4 5

2511 E. YESLER APARTMENTS: STREAMLINED DESIGN REVIEW   •   21 allied8 



UP

.

DN

1 2

.

1 2

LEVEL 1 FLOOR PLAN LEVEL 2 FLOOR PLAN

N N
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22   •   2511 E. YESLER APARTMENTS: STREAMLINED DESIGN REVIEW   allied8



DN

LEVEL 3 FLOOR PLAN

N
ROOF PLAN

N

BATHROOM

BEDROOM #1

SKYLIGHT

SKYLIGHT

BEDROOM #2

CL CL

PROPOSED FLOOR PLANS
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ELEVATIONS

VERTICAL FIBER 
CEMENT PLANK 
VENTILATED RAIN 
SCREEN

WOOD ACCENT AT 
MAIN ENTRIES

METAL CANOPY

CONTRASTING 
WINDOWS

VERTICAL FIBER 
CEMENT PLANK 
VENTILATED RAIN 
SCREEN
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ELEVATIONS

ACCENT DOORS

CONTRASTING 
WINDOWS

VERTICAL FIBER 
CEMENT PLANK 
VENTILATED RAIN 
SCREEN

VERTICAL FIBER 
CEMENT PLANK 
VENTILATED RAIN 
SCREEN
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LEVEL 3
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LEVEL 2
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LEVEL 1
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HEIGHT LIMIT
334' - 0"

PARAPET

340' - 0"

STAIR PENTHOUSE

320' - 0"

LEVEL 3

310' - 0"

LEVEL 2

300' - 0"

LEVEL 1

330' - 0"

HEIGHT LIMIT

335' - 0"

PITCHED ROOF

EXISTING STRUCTURE EXISTING STRUCTURE

INTRODUCTION TO ADJUSTMENTS

PERCEIVED HEIGHT - 34’

ROOF ACCESS

TOWNHOUSE SCHEME (MAX CODE COMPLIANT VOLUME) PROPOSED APARTMENT

PERCEIVED HEIGHT - 26’EQUIVALENT DENSITY
These diagrams are intended to illustrate 
the maximum volume that code will allow as 
compared to this proposal. The number of 
units the townhouse scheme would allow is 
2 which is equal to the number proposed. By 
allowing the requested adjustments it would 
allow the proposal to be assessed similarly to 
a townhouse.

REDUCE HEIGHT AND BULK 
One of the primary goals of this development 
is to minimize the visual impact to the 
community. Through the intentional use of 
a pitched roof this dramatically reduces the 
perceived height of the building. The proposal 
does not include access to the roof, which 
would need a stair tower further increasing 
the height and bulk of the structure. 

EXCHANGE LARGER FOOTPRINT FOR 
REDUCED BULK AND MASS 
The proposal requests the reallocation of 
volume to minimize the visual impact of the 
project. 

RETAIN STREET CHARACTER
THROUGH THE RETENTION OF THE EXISTING 
TRIPLEX THE EXISTING STREET EDGE 
WILL STAY INTACT. THE CHARACTER WILL 
FURTHER BE ENHANCED THROUGH UPDATED 
LANDSCAPING AND THE REMOVAL OF THE 
UNUSED CURB CUT. 

SITE SECTION SITE SECTION

SITE PLAN SITE PLAN
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AXONOMETRIC
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NEIGHBORING FENESTRATION AND PRIVACY

EAST ELEVATION - NEIGHBORING FENESTRATION
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49' - 5" 15' - 7"2' - 5"

100' - 0"

ADJUSTMENT REQUESTS

2- APARTMENT 20% EAST SIDE SETBACK ADJUSTMENT1 - APARTMENT 50% REAR SETBACK ADJUSTMENT 3 - APARTMENT 4% FACADE LENGTH ADJUSTMENT

EXISTING STRUCTUREEXISTING STRUCTURE EXISTING STRUCTURE

ADJUSTMENT 1
CODE CITATION: 23.45.518 Setbacks

CODE REQUIREMENT: Required rear setbacks for LR zone apartments 
are 15 ft minimum if no alley.

ADJUSTMENT REQUESTED: 50% reduction in the rear setback from 15 
ft to 7 ft 6 in.

JUSTIFICATION: The density of the proposed apartment development 
is equal to that of a townhouse development. However, a townhouse 
development would provide occupants of the structure limited access 
to daylight and natural ventilation. The proposed stacked apartment 
configuration allows for enhanced daylight and natural ventilation for both 
units, N/W/S exposure at the ground floor unit, N/W/S/E for the upper level 
unit.

Allowing the apartment configuration to align with the proposed south 
setback of the east development enables a reduction in bulk and height 
of the proposed structure. The extension to the south creates and 
appropriate scaled plan for a gabled roof form, in turn matching the gabled 
roof proportions of the neighboring buildings.

ADJUSTMENT 3
CODE CITATION: 23.45.527 Façade Length

CODE REQUIREMENT: The maximum combined length of all portions of 
façades 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.

ADJUSTMENT REQUESTED: 4% increase in façade length is requested 
for the east and west facades. Increasing the total length from 65 ft to 67 
ft 6 in.

JUSTIFICATION: The additional volume gained by this adjustment allows 
this design to reduce its overall bulk and height. The adjustment does not 
diminish the usability or design of the central amenity space. A careful 
study of the adjacent townhouse facade shows that the adjustment 
requested does not further impede the westward view for the occupants of 
that unit.

The proposed 1,135 SF structure is only slightly larger than the 800 SF 
limits on a DADU. With a footprint of only 378 SF the proposal is similarly 
proportioned. 

ADJUSTMENT 2
CODE CITATION: 23.45.518 Setbacks

CODE REQUIREMENT: Required side setbacks for LR zone apartments 
are 5 ft minimum if no alley.

ADJUSTMENT REQUESTED: 20% reduction in the east side setback 
from 5 ft to 4 ft. 

JUSTIFICATION: Aligning the east facade of the proposed structure with 
the existing building allows for greater visibility of the proposed building 
from the street. It provides a continuous facade that can be landscaped 
and illuminated giving the users of the proposed structure appropriate 
visual cues. Sightlines from Yesler Way to the rear structure are a critical 
aid in wayfinding and provide a clear path to the building.
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RENDERINGS

APPROACH VIEW FROM ENTRY PATHWAYVIEW FROM THE 25TH AVE GREENWAY
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RENDERINGS

VIEW ENTERING THE CENTRAL COMMUNAL AMENITY
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ADDITIONAL INFORMATION: SHADOW STUDY

DECEMBER 21JUNE 21 MARCH / SEPTEMBER 21

9:00 AM

12:00 NOON

3:00 PM

9:00 AM

12:00 NOON

3:00 PM

9:00 AM

12:00 NOON

3:00 PM

Shadow Study
The proposed building predominately creates 
shadows to the north and east of the site. 
The adjacent proposed northern neighbor 
primarily faces Charles St and turns its back 
on our property with very few windows on its 
south facade. The single family houses to the 
northeast of the site are only slightly affected 
during the winter months. This is due to the 
quick elevation change across the street. This 
houses sit up on a hill. 

EXISTING SHADOWS

NEW SHADOWS
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RECENT WORK
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