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DEVELOPMENT OBJECTIVES:

PROJECT DESCRIPTION:

1. Demolish two existing adjacent single family residential
structures and their corresponding garages.

2. Construct eight new three-story townhome units, including:

A. Six contiguous units over six continguous garages, 
accessed from the existing alley between Prospect and
Ward Streets.

   B. Two freestanding  units on grade.

Proposed Units: 8

Proposed Structure Height: ± 52'

Proposed Commercial Area: 0 SF

Proposed Parking Stalls: 11

Proposed GROSS FLOOR AREA: 17,004 SF

Floor 0: 3,148 SF
Floor 1: 4,261 SF
Floor 2: 4,395 SF
Floor 3: 4,323 SF
Floor 4:   877 SF

DEVELOPMENT OBJECTIVES:

The goal of the development is to provide multi-family housing
that fits the historic character of the neighborhood and coexists
with both the single- and multi-family structures in the vicinity.
There were no official public comments about this development.
Past comments centered around concerns about building height and
proposed parking (both for and against).

DCI #3032240-EG / #6654810 - 1021 6th Avenue North - ADMINISTRATIVE DESIGN REVIEW PACKET
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URBAN DESIGN ANALYSIS:
Uptown Neighborhood Context

The proposed building site falls within the Uptown Park Character Area (UPCA), a subset of the Uptown
Neighborhood Overlay District, a designated Seattle Urban Center. The UPCA contains primarily 1-4
story single and multi-family residential buildings, including many of Seattle's historic brick apartment
buildings.
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URBAN DESIGN ANALYSIS:
Neighborhood Vicinity Photos

The area immediately around the building site contains mostly multi-story, multi-family apartment and
condominium buildings of many different styles, with one and two story single family residences mixed in.
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URBAN DESIGN ANALYSIS:
Neighborhood Transit, Zoning and Use Maps

The proposed building site falls within the Uptown Park Character Area, a subset of
the Uptown Overlay District. This Area consists primarily of single and multi-family
residential buildings. Many of the City's historic brick apartment buildings can be
found in this neighborhood.
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SITE CONTEXT ANALYSIS:
6th Avenue Streetscapes
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SITE CONTEXT ANALYSIS:
6th Avenue Alley Streetscapes
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SITE CONTEXT ANALYSIS:
Site Views
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SITE ANALYSIS:
Site Survey/Current Conditions

SITE DESCRIPTION:

The building site sits on the west side of 6th Avenue North, on the north side of the
alley between Prospect Street and Ward Street, just north of the Seattle Center, in a
neighborhood primarily comprised of multi-family apartments and condos, with one
and two-story single family residences mixed in.

ZONING: LR3 (M)

SITE AREA: 10,239 SF

SITE CONSTRAINTS:

1. The site rises six feet from alley to Prospect St. along 6th Avenue North.
2. Existing adjacent structures crowd the site on three sides, including a two-story
SFR to the northeast, a three-story SFR to the northwest, and three-story and
four-story multi-family buildings to the west and across the alley to the south.
3. The site is primarily alley-oriented, with smaller exposure along 6th.

4. Street parking is limited in the neighborhood.

OPPORTUNITIES:

1. Slope allows elevated ground floor, requiring less excavation for ground-level
parking, providing more privacy for lower floors, and creating southern view
opportunities at the upper floors.

2. Site length along alley allows maximum southern exposure for units and roof
decks.
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SITE ANALYSIS:
Existing Tree Survey
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Arborist Report prepared by:

John Kenney, Steep Slope Tree Consulting (1/27/2015)
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SITE ANALYSIS:
Zoning Criteria/Design Guidelines

ZONING CRITERIA: UPTOWN PARK NEIGHBORHOOD DESIGN GUIDELINES

CS1: Natural Systems and Site Features

Design concept proposes three separate buildings, spaced to maximize light and
natural ventilation. A three story townhouse building sits along the south
property line, keeping the largest and tallest building mass on the downhill side,
with two smaller, shorter building masses uphill, adjacent to the neighboring
structures to the north. While the buildings step down in height as they move
uphill, the main floors step up with the rising grade, with a central access path
on grade with the existing sidewalk. Units in the south building all face south,
to maximize sunlight and potential southern views. Building on the north side
are spaced apart to create a common central courtyard, and to maintain the
openness and privacy of the outdoor spaces of the neighbors to the north.
Bioretention planters along the central interior sidewalk are planted to hilight
units entries and provide visual interest along the main circulation path.

CS2: Urban Pattern and Form

The overall design goal is for the proposed structure to fit in with the existing
immediate neighborhood multi-family structures, which vary largely in size,
scale and style, while also paying homage to the historic neighborhood
character. Park-like landscaped planting strips run between 6th Ave. and the
existing sidewalk, to help soften the impact of the buildings at the street. A
strong vertical gable with continuous concrete base holds the highly visible
corner at 6th Ave and the alley. The long alley elevation on the south is
modulated with repeating garage doors in the concrete base, a repeating pattern
of projecting window bays and gabled parapet walls, and horizontal division of
colors. A pedestrian-scaled colonnade between buildings draws the eye and
announces entry at the sidewalk. A grouping of buildings (rather than a single
larger building) breaks down the overall scale of the project, with the larger,
taller mass downhill and away from the neighboring structures.

CS3: Architectural Context and Character

Proposed design seeks to reinforce - through form, material and detailing -
continuity with existing historic single and multi-family structures in the larger
Uptown Park Character area, while also fitting in with the more recent
residential apartment buildings in the immediate neighborhood. Projecting
window bays, color variations, and architectural detailing provide visual
articulation to the proposed design.

PL1: Connectivity

A central Common Amenity Area is defined by the three proposed buildings,
resulting in its alignment with the open space between the two neighbors on
the north, thus creating a larger perceived continuous open space. There is a
planted landscape strip between the street and sidewalk, and between the
sidewalk and the proposed buildings. There is a wire mesh gate/fence system at
the entry colonnade to provide site security while maintaining visibility to the
common areas beyond.

PL2: Walkability

The main covered entry colonnade opens at sidewalk level on 6th Ave N.; it
spans between the two buildings, and is scaled and detailed to enhance its
prominence. Individual unit entrances occur between raised planters at the
common interior sidewalk.

PL3: Street-Level Interaction

The lowest heated level of alley-facing units sits a full story above alley level,
preserving privacy from the public way. Individual unit entries all occur along
the protected interior walkway. The front entry of the building takes design
cues from historic apartment buildings in the neighborhood: symmetry,
proximity of entry to sidewalk, enhanced detailing, etc. Tenant interaction is
enhanced through a central outdoor common area/walkway.

PL4: Active Transportation

The main entry on 6th Avenue North falls within two blocks of a southbound
bus stop on Aurora Avenue North (a Principle Arterial), and within one block
of both north and southbound bus stops on Taylor Avenue North (a Minor
Arterial). All major and minor streets in the immediate neighborhood have
sidewalks on both sides, connecting the site to Aurora Avenue on the east, the
Uptown neighborhood on the north and west, and multiple mixed use and
commercial amenities, including the Seattle Center, to the south.  Secure bike
storage is provided next to the trash enclosure at garage level on the west side.

DC1: Project Uses and Activities

Secure automobile parking is provided at alley level under the south building,
accessed from the alley. Small planting areas are provided between garage doors
to help soften the alley facade.

DC2: Architectural Concept

To provide visual depth and interest consistent with the historical context, the
proposed design includes bay windows, honest built-up parapets, defined
cornice lines, and divided-lite windows with traditionally detailed door and
window trim. The one-story covered entry colonnades at east and west exhibit
enhanced detailing, and provide prominent human scaled entry points.

DC3: Open Space Concept

Landscaping is designed to flank individual unit entry points, define common
areas and paths of travel, soften building edges, and decorate streetscapes.

DC4: Exterior Elements and Finishes

In an effort to fit in with both the historic apartment buildings and the single
family homes in the immediate neighborhood, the proposed design features a
strong continuous concrete base with horizontal grooving, painted fiber cement
horizontal lap siding, and painted wood trim at doors, windows, covered
entries, and cornices.

P.O.Box 199
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Site Area: 10,239 SF

Zone: LR3 (M)

ECA: None

Proposed Use: 8 Townhome Units

F.A.R.: 2.2 x 10,239 = 20,478 SF (23.45.517 Table A)

Density: Unlimited (23.45.517 Table B)

Height: -50' Base height (23.45.517 Table C)
- 5' Pitched roof allow. w/min. 6 : 12 slope (23.45.514.D.4)
- 4' Parapet allowance (23.45.514.H)
- 10' Stair penthouse allow. < 15% roof area (23.45.514.J.4)
- 16' Elev. penthouse allow. < 15% roof area (23.45.514.J.4)
 

Building Width: 150' Maximum (23.45.527)

Facade Length: 130' x .65 = 84.5' Maximum length (23.45.527)

Setbacks: Front = 7' Avg./5' Min. (23.45.518 Table A)
Sides = 7' Avg./5' Min.
Rear = 7' Avg./5' Min.
Between Buildings = 10' (23.45.518.F.1)
Above 54' (Streetside) = 16' (23.45.518.L?)

Parking: 0 Stalls Required (23.54.015 Table B)

Bike Storage: .25/Unit x 8 Units = 2 Required (23.54.015 Table D)

Amenity Area: 25% Lot Area Req'd. = 2,560 SF (23.45.522)
50% Common Area @ Grade = 1,280 SF
10' min. dim., 250 SF Min. Area
for Common Amenity Areas

Tree Protection: No Significant Trees on Site
per Arborist Report

Landscaping: .6 Required Green Factor (23.45.524.2.a)
3 Required Street Trees

Waste Area: 84 SF Required (23.54.040 Table A)
Min. 7' Horizontal Dimension

DCI #3032240-EG / #6654810 - 1021 6th Avenue North - ADMINISTRATIVE DESIGN REVIEW PACKET
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SITE PLAN (DEVELOPMENT CONCEPT #3)
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PARCEL #: 545830-0790

LEGAL DESCRIPTION:
THE NORTH 40 FEET OF THE
SOUTH 80 FEET OF LOTS 10, 11,
AND 12 AND THE WEST 8 FEET
OF THE SOUTH 40 FEET OF LOT
10, BLOCK 53, REPLAT OF BLOCKS
44 TO 53, MERCER'S SECOND
ADDITION TO NORTH SEATTLE,
ACCORDING TO THE PLAT
THEREOF, RECORDED IN
VOUME 9 OF PLATS, PAGE 54,
RECORDS OF KING COUTY,
WASHINGTON.

PARCEL #: 545830-0770

LEGAL DESCRIPTION:
THE SOUTH 40 FEET OF LOTS 10,
11, AND 12 OF BLOCK 53, REPLAT
OF BLOCKS 44 TO 53, MERCER'S
SECOND ADDITION TO NORTH
SEATTLE, ACCORDING TO THE
PLAT THEREOF, RECORDED IN
VOUME 9 OF PLATS, PAGE 54,
RECORDS OF KING COUTY,
WASHINGTON.
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- Brick base with stucco wall
above
- Strong projecting cornice
below continuous parapet

- Three story brick facade
- Vertical window composition
- Entry emphasized by detail
at ground level, parapet
- Grade level entry onto sloped
sidewalk

- Stepped parapet above
detailed entry
- Traditional window muntins
- Strong cornice band

- Material transition at set
back top floor
- Roof decks above brick
apartment base
- Steel Awnings
- Wood window bay in brick
wall

- Symmetrical facade with
recessed south-facing decks
- Vertical window bays

- Steel awnings at entries
- Ground level unit entries
with gates and fences
- Wood bay windows in
brick walls, with muntins

- Repeating window bays
- Top floor steps back with
private roof decks

- Strong vertical window
composition
- Roof deck

DEVELOPMENT CONCEPT #1

SOUTH ELEVATION EAST ELEVATION

Neighborhood Design Precedents:

CONCEPT 2 DESCRIPTION:

A 19-unit, 4-story, flat roofed apartment building with stepped
parapet and cornice, over a 19-stall underground parking garage.
Common Amenity Areas are provided in the northwest corner at
ground level, and on an accessible central flat roof deck.

P.O.Box 199

ROSLYN WASHINGTON   98941
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DESIGN ELEMENTS:

- A prominent vertical brick entry at 6th Ave., with entry door
emphasized by stepped brick wall and steel awning.
- A 3-story brick base, with projecting window bays and recessed
private decks providing visual depth.
- Stepped back stucco fourth story with south-facing roof deck.
- Brick "chimney" stair penthouses to access common roof deck
- Units grouped predominantly on the south side; ground floor
units have secure private entries from grade

DCI #3032240-EG / #6654810 - 1021 6th Avenue North - ADMINISTRATIVE DESIGN REVIEW PACKET
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DEVELOPMENT CONCEPT #1

BUILDING SECTION

P.O.Box 199

ROSLYN WASHINGTON   98941
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View From the Southwest View From the Southeast View From the Northeast
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CONCEPT 3  DATA:

F.A.R.: 19,723 SF (20,478 Maximum)

Not including Garage Level < 4' Below Finished Grade
Density: 19 Units

Height: 42'-6 12" Base Height @ Roof Deck (Use Partial Bsmnt. Ht. Allow.)

46'-1 12" Overall Height @ Typical Parapet (Use 4' Allowance)

53'-0" Stair Penthouse Height (Use 10' Allowance)

Parking: 19 Stalls

Bike Storage: 16 Stalls

Amenity Area: 4,492 SF Total (2,560 SF Min. Required)

2,548 SF Common Ground Floor/Roof area (1,280 SF Min. )

Deviation Requested: 4' Additional Height for Decorative Stepped Parapets

Above 4th Floor South Exterior Deck Doors (see Sheet 24).

DEVELOPMENT CONCEPT #1

GARAGE PLAN (Below Grade) FIRST FLOOR PLAN 2nd & 3rd FLOOR PLANS 4th FLOOR PLAN ROOF PLAN

P.O.Box 199
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ADVANTAGES:

1. More Parking Stalls than other Concepts.

2. Greater overall Common Amenity Area than other Concepts.

3. More south facing units/private decks than other Concepts, with fewer north-facing.

4. All ground-level units have direct access to finished grade.

5. Asymmetrical street facade provides visual interest.

6. Better direct access to ground level Amenity Area.

DISADVANTAGES:

1. Fewer corner units with double exposure.

2. Reduced ground-level Common Areas and planting area.

2
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6

7

DRAWING KEY:

GARAGE

WASTE/RECYCLING AREA

BIKE RACK

STORAGE/MECHANICAL

DRIVEWAY

COMMON AMENITY AREA

UNIT

COMMON ROOF DECK
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December 21, 10 AM

P.O.Box 199
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N

December 21, 12 PM December 21, 2 PM

June 21, 10 AM June 21, 12 PM June 21, 2 PM

March/September 21, 10 AM March/September 21, 12 PM March/September 21, 2 PM

DEVELOPMENT CONCEPT 1:
Shadow Studies

DCI #3032240-EG / #6654810 - 1021 6th Avenue North - ADMINISTRATIVE DESIGN REVIEW PACKET
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DEVELOPMENT CONCEPT 2

SOUTH ELEVATION EAST ELEVATION

- Brick base with residential
forms, materials above
- Vertical bays emphasize
units
- Top floor set back to create
private roof decks

Neighborhood Design Precedents:

- Three-story wood sided
residential mass above one-
story brick base
- Residential chimney forms
- Pitched roof

- Symmetrical south side
- Vertical window bays
- Recessed south-facing
decks

- Residential forms set back
above brick apartment front
- Vertical residential element
to emphasize entry
- Steel Awnings

- Single family residential
scale
- Symmetrical half-timber
and stucco gables

- Steel awnings, defensible
space at entries
- Wood-trimmed bay
windows w/muntins,
low slope roofs

- Overall rectangular shape
with roof deck
- Repeating vertical window
bays

- Strong parapet
- Vertical window
composition
- Detailed stone entry
- Classical symmetry

CONCEPT 2 DESCRIPTION:

A 19-unit, 4-story, symmetrical apartment building with
multiple-gabled roof system, over a 16-stall underground parking
garage. Common Amenity Areas are provided in the northwest
corner at ground level, and on an accessible central flat roof deck.

P.O.Box 199
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DESIGN ELEMENTS:

- A prominent vertical entry gable at 6th Ave., with entry door
emphasized by stepped brick wall and steel awning.
- A 2-story stucco wall band above a brick base, capped by
wood-sided residential gables and shed dormers.
- Projecting 2-story window bays at all sides, with recessed private
decks on the south and north.
- Roof decks behind stepped parapets at fourth floor.
- Brick "chimney" elevator penthouse to access common roof deck

DCI #3032240-EG / #6654810 - 1021 6th Avenue North - ADMINISTRATIVE DESIGN REVIEW PACKET
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DEVELOPMENT CONCEPT 2

BUILDING SECTION

P.O.Box 199

ROSLYN WASHINGTON   98941

ANDREWS  &  ANDREWS

andrewsandrews.com

View From the Southwest View From the Southeast View From the Northeast

DCI #3032240-EG / #6654810 - 1021 6th Avenue North - ADMINISTRATIVE DESIGN REVIEW PACKET
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CONCEPT 2  DATA (Full Code Compliance):

F.A.R.: 18,768 SF (20,478 Maximum)

Not including Garage Level < 4' Below Finished Grade
Density: 19 Units

Height: 41'-3" Base Height (Use Partial Basement Ht. Allowance)

47'-7 12" Overall Height (Use Pitched Roof Allowance)

52'-2" Stair Penthouse Height (Use 10' Allowance)

55'-2" Elevator Penthouse Height (Use 15' Allowance)

Parking: 16 Stalls

Bike Storage: 15 Stalls

Amenity Area: 4,088 SF Total (2,560 SF Min. Required)

2,148 SF Common Ground Floor/Roof area (1,280 SF Min.)

Departures Requested: None

DEVELOPMENT CONCEPT 2

GARAGE PLAN (Below Grade) FIRST FLOOR PLAN 2nd & 3rd FLOOR PLANS 4th FLOOR PLAN ROOF PLAN

P.O.Box 199

ROSLYN WASHINGTON   98941

ANDREWS  &  ANDREWS

andrewsandrews.com

ADVANTAGES:

1. Forms and materials balance single family residential neighborhood informality with older classical formality.

2. Horizontal material divisions help reduce perceived building height.

3. Provides more parking stalls, more south-facing units than Concept 1.

4. Layout maximizes corner units with windows on two sides.

5. Allows for Common Amenity Area on the roof.

DISADVANTAGES:

1. No direct street-level unit access provided.

2. Full 4-story street facade is largest proposed building mass at 6th Ave. North.
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December 21, 10 AM

P.O.Box 199

ROSLYN WASHINGTON   98941

ANDREWS  &  ANDREWS

andrewsandrews.com

N

December 21, 12 PM December 21, 2 PM

June 21, 10 AM June 21, 12 PM June 21, 2 PM

DEVELOPMENT CONCEPT 2:
Shadow Studies

DCI #3032240-EG / #6654810 - 1021 6th Avenue North - ADMINISTRATIVE DESIGN REVIEW PACKET

March/September 21, 10 AM March/September 21, 12 PM March/September 21, 2 PM
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DEVELOPMENT CONCEPT #3 (PREFERRED)

SOUTH ELEVATION EAST ELEVATION

- Brick base with residential
forms, materials above
- Vertical bays emphasize
units
- Top floor set back to create
private roof decks

Neighborhood Design Precedents:

- Three-story wood sided
residential mass above one-
story brick base
- Residential chimney forms
- Pitched roof

- Symmetrical south side
- Vertical window bays
- Recessed south-facing
decks

- Residential forms set back
above brick apartment front
- Vertical residential element
to emphasize entry
- Steel Awnings

- Single family residential
scale
- Symmetrical half-timber
and stucco gables

- Steel awnings, defensible
space at entries
- Wood-trimmed bay
windows w/muntins,
low slope roofs

- Overall rectangular shape
with roof deck
- Repeating vertical window
bays

- Strong parapet
- Vertical window
composition
- Detailed stone entry
- Classical symmetry

CONCEPT DESCRIPTION:

A 6-unit, 3-story townhouse building with parking below, and (2)
3-story, stand-alone townhouse buildings, all connected by a
central east/west access walkway. Common Amenity Area is
provided between the buildings on the north side.

P.O.Box 199

ROSLYN WASHINGTON   98941

ANDREWS  &  ANDREWS

andrewsandrews.com

DCI #3032240-EG / #6654810 - 1021 6th Avenue North - ADMINISTRATIVE DESIGN REVIEW PACKET

DESIGN ELEMENTS:

- A prominent vertical gable at 6th Ave., with a secondary vertical
gable at the stand-alone unit to the north. Entry is emphasized by
a covered entryway with gate, spanning between the buildings.
- A 1-story concrete base, capped by wood-sided residential gabled
structures.
- Projecting 2-story window bays.
- Roof decks behind stepped parapets at fourth floor.
- Gabled stair penthouses to access private roof decks.
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DEVELOPMENT CONCEPT 3: BUILDING SECTION
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CONCEPT 3  DATA :

F.A.R.: 17,400 SF (22,526 Maximum)

(Includes Garage Level)

Density: 8 Units (Unlimited Maximum)

Height: 46'-7" Base Height (50' Maximum)

51'-11" Overall Height (Use Pitched Roof Allowance)

51'-11" Stair Penthouse Height (Use 10' Allowance)

Parking: 11 Stalls

Bike Storage: 2 Spaces

Amenity Area: 3,703 SF Total (2,560 SF Min. Required)

1,649 SF Common Area @ Ground Floor (1,280 SF Min.)

Departures Requested: 16' Streetside Setback Over 44' Above Finished Grade

DEVELOPMENT CONCEPT 3

GARAGE PLAN FIRST FLOOR PLAN 2nd FLOOR PLAN 3rd FLOOR PLAN ROOF PLAN

P.O.Box 199

ROSLYN WASHINGTON   98941

ANDREWS  &  ANDREWS

andrewsandrews.com

ADVANTAGES:

1. Smaller scale multiple buildings fit with single family residential neighborhood scale.

2. Parking @ alley grade reduces scale of excavation during construction.

3. Reduced unit count, fewer parking stalls reduce impact on neighborhood.

4. Smaller, lower structures to the north reduce impact on neighbors to the north.

5. Common Amenity Area to the north reduces mass of structure at the north property line.

DISADVANTAGES:

1. No direct street-level unit access provided.

2. Structure sits closer to condominium building to the west.
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DEVELOPMENT CONCEPT 3: GARAGE FLOOR PLAN

P.O.Box 199

ROSLYN WASHINGTON   98941

ANDREWS  &  ANDREWS

andrewsandrews.com
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DEVELOPMENT CONCEPT 3: FIRST FLOOR PLAN

P.O.Box 199

ROSLYN WASHINGTON   98941

ANDREWS  &  ANDREWS

andrewsandrews.com
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DEVELOPMENT CONCEPT 3: SECOND FLOOR PLAN

P.O.Box 199
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andrewsandrews.com
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DEVELOPMENT CONCEPT 3: THIRD FLOOR PLAN

P.O.Box 199

ROSLYN WASHINGTON   98941

ANDREWS  &  ANDREWS

andrewsandrews.com
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DEVELOPMENT CONCEPT 3: ROOF PLAN

P.O.Box 199
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December 21, 10 AM

P.O.Box 199

ROSLYN WASHINGTON   98941

ANDREWS  &  ANDREWS

andrewsandrews.com

N

December 21, 12 PM December 21, 2 PM

June 21, 10 AM June 21, 12 PM June 21, 2 PM

DEVELOPMENT CONCEPT 3:
Shadow Studies
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DEVELOPMENT CONCEPT 3: EAST ELEVATION
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DEVELOPMENT CONCEPT 3: NORTH ELEVATION
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DEVELOPMENT CONCEPT 3: WEST ELEVATION
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DEVELOPMENT CONCEPT 3: SOUTH ELEVATION
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DEVELOPMENT CONCEPT 3: SOUTH ELEVATION (North Buildings)
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DEVELOPMENT CONCEPT 3: NORTH ELEVATION (North Buildings)
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DEVELOPMENT CONCEPT COMPARISON

CONCEPT 2 DESCRIPTION:
A 19-unit, 4-story, flat roofed apartment building with stepped parapet and
cornice, over a 19-stall underground parking garage. Common Amenity Areas
are provided in the northwest corner at ground level, and on an accessible
central flat roof deck.

OPPORTUNITIES:

- More Parking Stalls than other Concepts.

- Greater overall Common Amenity Area than other Concepts.

- More south facing units/private decks t, with fewer north-facing units

- All ground-level units have direct access to finished grade.

- Asymmetrical street facade provides visual interest.

- Better direct access to ground level Amenity Area.

CONSTRAINTS:

- Fewer corner units with double exposure.

- Reduced ground-level Common Areas and planting area.

P.O.Box 199

ROSLYN WASHINGTON   98941

ANDREWS  &  ANDREWS

andrewsandrews.com

DCI #3032240-EG / #6654810 - 1021 6th Avenue North - ADMINISTRATIVE DESIGN REVIEW PACKET

CONCEPT #1: CONCEPT #2: CONCEPT #3 (PREFERRED):

CONCEPT 2 DESCRIPTION:
A 19-unit, 4-story, symmetrical apartment building with
multiple-gabled roof system, over a 16-stall underground parking
garage. Common Amenity Areas are provided in the northwest
corner at ground level, and on an accessible central flat roof deck.

OPPORTUNITIES:

- Forms and materials balance single family residential
neighborhood informality with older classical formality.

- Horizontal material divisions help reduce perceived building
height.

- Provides more parking stalls, more south-facing units than
Concept 1.

- Layout maximizes corner units with windows on two sides.

- Allows for Common Amenity Area on the roof.

CONSTRAINTS:

- No direct street-level unit access provided.

- Full 4-story street facade is largest proposed building mass at 6th
Ave. North.

CONCEPT DESCRIPTION:
A 6-unit, 3-story townhouse building with parking below, and (2)
3-story, stand-alone townhouse buildings, all connected by a
central east/west access walkway. Common Amenity Area is
provided between the buildings on the north side.

OPPORTUNITIES:

- Smaller scale multiple buildings fit with single family residential
neighborhood scale.

- Parking @ alley grade reduces scale of excavation during
construction.
- Reduced unit count, fewer parking stalls reduce impact on
neighborhood.

- Smaller, lower structures to the north reduce impact on
neighbors to the north.

- Common Amenity Area to the north reduces mass of structure at
the north property line.

CONSTRAINTS:

- No direct street-level unit access provided.

Structure sits closer to condominium building to the west.



1021

38

MATERIAL & COLOR PALETTE
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MATERIAL & COLOR PALETTE BOARD

ITEM: PRODUCT: COLOR/STYLE:

SIDING 1: Hardie-Lap Cement Board Siding Sherwin Williams “Fleur de Sel"
(6” Reveal)

SIDING 2: Hardie-Lap Cement Board Siding Sherwin Williams “Hale Navy"
(6” Reveal)

TRIM: Painted Cedar (1 x 6 Typical) Sherwin Williams "Dover White"

WINDOWS: Andersen 100 Series Black

GATE/RAIL: Banker Wire Woven Steel Mesh w/ Black Powder Coated
U-Edge Frame; Rectangular Handrail

CONCRETE BASE: Poured-In-Place Concrete w/1-1/2" Natural Grey
Horizontal Channels @ 18" O.C.

ROOFING: Standing Seam Metal Roof Charcoal Grey
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WINDOW STUDY
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SCHEMATIC LANDSCAPE PLAN
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PLANTING SCHEDULE
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GREEN FACTOR CALCULATIONS
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CODE DEPARTURE (CONCEPT #3)
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0' 2' 5' 10'

1" = 10'-0"EAST ELEVATION SECTION (LOOKING SOUTH)

DEPARTURE DESCRIPTION:

TO ALLOW THE EAST UPPER LEVEL STAIR
PENTHOUSE/PARAPET TO ENCROACH INTO
THE REQUIRED STREETSIDE SETBACK.

CODE REQUIREMENT (SMC23.45.518.L.2, 4):

In LR zones, a minimum upper-level setback from all
street lot lines is required in addition to any required
ground-level setback, as follows: For structures with a 40
foot height limit, the upper-level setback requirement is 16
feet above a height of 44 feet. The minimum upper-level
setback shall be provided at all points along the length of
the street property line as measured from finished grade.
Open railings, and parapets that are predominantly
transparent above a height of 1.5 feet, may be located in the
required upper-level setback.

PROPOSED DEPARTURE:

Allow the Stair Penthouse gable to continue unbroken,
thereby encroaching into a required upper level streetside
setback approximately 8' high and 20'-6" wide.

RATIONALE:

A. The code specifically requires upper level streetside
setbacks for properties with 30' and 40' base heights, but
does not specify any such restriction for sites with 50' base
height. Using the same formula to establish the height at
which the setback begins at the 30' and 40' zones (adding 4'
to the base height), the upper level setback for a 50' base
height would begin at 54'. The proposed design would
fully comply with this interpretation of the code.

B. Because the upper level setback is only required on the
east side, and because the proposed area of departure is for
the southern building, this departure will not adversely
affect available light to neighboring properties.
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COMMUNITY OUTREACH
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