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OUR HYBRID LIVABILITY MANIFESTO

We believe many factors impact the livability of architecture - from economical,
social, environmental, & cultural. Our Hybrid ‘Livability’ Manifesto is a series of

concepts we apply to Hybrid Designs. It constantly improves as our understanding

of modern living evolves through Research, Competition Work, & Professional
Experience gained from the front lines of Building the Livable City.
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PROJECT INFO

Address: 2335 Boylston Ave E, Seattle, WA 98102
Owner; Boylston Begins, LLC

SDCI #: 3034692-EG

Parcels: 2902200756

Site Area: 4,950 sf

Zoning: MR (M1)

Overlays: Eastlake Residential Urban Village

Parking Flexibility Area
Legal Description:
GREENES ADD S15 FTOF 7 & N 30 FT OF 6
Plat Block: 11
Plat Lot: 6-7
Building Type: Congregate Residence
Parking: No Parking Proposed

Date of Presub Conference: Jan 16th, 2020

Date of EDG Meeting: TBD

PROJECT DESCRIPTION

Construct a 7-story boarding house with 73 sleeping
rooms. No parking proposed. Existing building to be
demolished.

EASTLAKE

M
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OBJECTIVES

2335 BOYLSTON AVE E APARTMENTS

Development Objectives

Provide mix of congregate dwelling units for single residents to live in an
efficient but communal setting with shared kitchens and amenity lounge
areas.

73 sleeping units

68 bicycle parking stalls (as req) - provided
0 vehicular parking stalls (none are req)

Neighborhood Objectives

The site is positioned west within 100’ of interstate 5 and is along a busy
minor arterial that serves the Eastlake neighborhood - Boylston Avenue E.

Located between E Louisa St on the north and E Lynn St on the south, the
mid-block development will set the tone for the recent upzone through
this part of the Eastlake neighborhood serving as an important anchor on
the far east side of Eastlake.

The neighborhood will likely densify in the coming years, as older single-
family structures and low rise apartments are converted into higher
density, midrise, multi-family residential uses. This project will replace a
6-unit apartment building and bring much needed density and housing
to this part of the city. As one of the first redevelopment projects on

this block, it will set a precedent for future projects in the immediate
surroudings. This project aims to integrate the existing pedestrian scale
charm, characteristic of Eastlake neighborhood, with a contemporary
architectural building.

Design Objectives

Q Create welcoming front porch and buffer from the street edge
- a place for residents and guests to engage, energize streetscape

Set a positive tone and provide access to daylight, air and ventilation
- maximize height and light / bright colors and tall ceilings

Establish opportunities for artwork in common spaces as a way to promote
visual identity and the cultural connection to the neighborhood.

Ecology and Sustainability
- harness rainwater in bioplanters, use efficient and durable materials

EARLY DESIGN GUIDANCE 2335 BOYLSTON AVE E, SEATTLE, WA



CREATING AFFORDABLE HOUSING IN SEATTLE AL EFE o et

€mmmm e e o CONGREGATE HOUSING
Provided:
bed
table and chair st s -

. What is Percentage of households. - 61.6% single
wall closet shared kitchens Needed? Scope: households in Seattle and Eastlake occupant
refrigerator bicycle parking B Eastlake === Seattle
microwave laundry facilities affordable,
private bathroom security market ??3 10% 20% 30% 40% 50% Count

rate, non- Married ; +5-65% 499
What, How big, How much? SUbl?'ldlzed Single Female | 4.9% 124
Multti- Single Male 5.1P% 130
150sf 175sf 220sf fam|l_y DI"IE‘P&I’SOHH —m 1,315
! ' L rental Other Nu:ln-F:amil!.r'2 _ 18.9% 481
shared exterior space pro duct
https.//statisticalatlas.com/neighborhood/Washington/Seattle/Eastlake/Household-Types
$600/mo $875/mo $1000/mo P 9 9 »

Average resident:
$30,000/yr income

age 34 | |
rides public transportation l

55% male, 45% female
25% working students
length of stay 14mo

shared kitchens shared laundry rooms

In Seattle > 40% of households are single occupant

In Eastlake, 61.6% of households in Eastlake are single occupant

courtyards for meeting your neighbors

shared bike maintenance facilities

2335 BOYLSTON AVE E, SEATTLE, WA 98102
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URBAN CONTEXT ANALYSIS
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NEIGHBORHOOD CONTEXT

Rogers Pa Interstate 5 Looking SW

k

Se\x/ard School - Eastlake

GREATER GONTEXT AND
NEIGHBORHOOD
LANDMARKS

AerialMap

Commercial District along Eastlake Ave E Boylston Avenue East
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SITE OVERVIEW

PROJECT DESCRIPTION

SITE AND PROJECT OVERVIEW
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DEMOLITION OF EXISTING 3-STORY MULTI-FAMILY APARTMENT BUILDING AND
CONSTRUCTION OF A 7-STORY CONGREGATE APARTMENT BUILDING CONTAINING (73)
SLEEPING UNITS. PROJECT IS WITHIN A PARKING FLEXIBILITY AREA AND THE EAST-
LAKE RESIDENTIAL URBAN VILLAGE. NO PARKING PROPOSED.

LAKE UNION

ZONING INFORMATION

SITE LOCATION
LEGAL PARCEL #

2335 BOYLSTON AVE E

2002200756

LOTSQFT
LEGAL DESCRIPTION

4,950 SF

GREENESADDS15FTOF7& N30 FTOF 6
PLat Block: 11 Plat Lot: 6-7

' SITE ZONING MR (M1) - MHA APPLIES
G el OVERLAY EASTLAKE RESIDENTIAL URBAN VILLAGE
ety 22C U7 i PARKING FLEXIBILITY AREA
Ay
L w0

Tt E w T A ECA NONE

S mp o8 = |

< 1 2 <~ - I SEPA REVIEW

8 ¥ .ran 2505800 - TABA/B SEPA REVIEW NOT REQUIRED - EXEMPT

S == i - PER TABLE A: 200 EXEMPT DWELLING UNITS

= A4S 73 UNITS PROVIDED < 200 UNITS EXEMPT
% 3 (a4
2 b e PARKING
) REQUIRED NO PARKING REQUIRED - PARKING FLEXIBILITY AREA
j E SMC 23.54.015 URBAN VILLAGE

PERMITTED USES PERMITTED OUTRIGHT; RESIDENTIAL USE
SMC 23.45.504
FLOOR AREA FAR LIMIT - 4.5 (ZONES WITH A MHA SUFFIX
SMC 23.45.510 MAX FAR: 4,950 SF X 4.5 = 22,275 SF
STRUCTURE HEIGHT 80' IN MIDRISE ZONES (WITH MHA SUFFIX)
SMC 2345514
SETBACKS FRONT AND SIDE SETBACK FROM STREET: 7' AVG, 5' MIN
SMC 2345518 REAR SETBACK: 10' FROM A REAR LOT LINE ABUTTING ALLEY

SIDE SETBACK: LESS THAN 42' IN HEIGHT: 7' AVG, 5 MIN
SIDE SETBACK: OVER 42' IN HEIGHT: 10’ AVG, 7' MIN
. L A UPPER LEVEL SETBACKS: FOR LOTS ABUTTING A STREET
- Pas " i { . THAT IS LESS THAN 56" WIDE, ALL PORTIONS OF THE
e - JPE STRUCTURE ABOVE 70' IN HEIGHT MUST BE SET BACK 15
s

b \ﬂm"”'u‘f ey | A FROM THE FRONT LOT LINE ABUTTING THE STREET
. & I :_““l_llll.lllrllllu |
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AMENITY AREA
SMC 23.45.522

5% OF THE TOTAL GROSS FLOOR AREA OF A STRUCTURE
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CONTEXT AND SITE ANALYSIS

ZONING AND USE
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ZONING MAP ® TYPOLOGIES / USAGES
Site is zoned MR (M) within the Eastlake Residential Urban The neighborhood surrounding the site has is
Village in the neighborhood of Eastlake, Seattle. As the predominately made of residential uses, mostly
topography steps down the hill from east to west towards apartments, townhouse plants and condominiums.
Lake Union, the zones change block by block with a taller Most of the mixed use and commercial uses are
NC2P-65 zone straddling Eastlake Avenue E. Directly across along Eastlake Ave E, a few blocks to the west.

the alley from the site is another multi-family zone, LR3(M).

2335 BOYLSTON AVE E, SEATTLE, WA 98102
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NEIGHBORHOOD CHARACTER

This neighborhood of Eastlake hosts a variety of architectural styles and mix of older brick buildings along
NEIGH BURHUUD ARCH ITECTURAL CHARAGTER with newer multi-family developments clad in cement board, brick and other contemporary materials.

Pictures below are from a 9 block radius and share qualities the project desires to achieve.

S, BALCONIES AND MATERIAL MIX

BAY WINDOW

NEIGHBORHOOD PARK: LYNN STREET PARK

-

s

= Lo iﬁv . o | S . R —

NEIGHBORHOOD PARK: ROGERS PLAYGROUND OLDER MULTI-FAMILY UNITS WITH LUSH LANDSCAPE NEIGHBORHOOD AMENITIES - ZOO TAVERN SUN PROTECTION, BALCONIES AND WARM WOOD ACCENTS
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CONTEXT AND SITE ANALYSIS

SITE PANORAMAS (EAST)

«--Proposed by others:
-~ vdemolish existing duplex and construct a
new 4-story apartment building with a base-
ment. ' -

P SITE: Existing 3-story multi-family structure
: located on site, to be demo'd.

£ S L
[Py £ = L
=

E LYNN ST E LOUISA ST

2335 BOYLSTON AVE E, SEATTLE, WA 98102
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CONTEXT AND SITE ANALYSIS

SITE PANORAMAS (WEST)
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CONTEXT AND SITE ANALYSIS

ALLEY PANORAMAS (EAST)

-... SITE: Existing 3-story multi-family structure --.. New: Multifamily structure
located on site, to be demo'd. : with parking below grade.

© 0 © 06 06 0 0 06 0 06 06 0 06 06 0 0 0 0 06 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 o ELYNNST

SITE

2335 BOYLSTON AVE E, SEATTLE, WA 98102
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CONTEXT AND SITE ANALYSIS

ALLEY PANORAMAS (WEST)

........... 2334 FRANKLIN AVE E CONDOS: On the
boards near our proposed development is a
project by Neiman Taber Architects
comprised of 56 new new condominums.

ACROSS FROM SITE
E LYNN ST ACROSS.FROM SITE o E LOUISA ST
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GURRENT NEIGHBORHOOD DEVELOPMENT

2368 FAIRVIEW AVE E 2361 MINOR AVE E 2517 EASTLAKE AVE 2334 FRANKLIN AVE E
2 STORY, 3 ROWHOUSES 3 STORY, 8 ROWHOUS- 7 STORY, 182 UNITS 3 STORY, 56 SEDU

2368 FRANKLIN AVE E
3 STORY, 7 TOWNHOUSES

THIS PROJECT
2335 BOYLSTON AVE E

2333 BOYLSTON AVE E

2310 FAIRVIEW AVE E2 4 STORY APT BUILDING

3 STORY 7 TOWNHOUSES 2303 FRANKLIN AVE E

4 STORY, 16 SEDU 8 APT

2324 YALEAVEE
3 STORY, 9 TOWNHOUSES

2031 EASTLAKE AVE E
6 STORY, 31 SEDU

2236 FAIRVIEW AVE E 78 ELYNN ST 2014 YALE AVE E 1936 EASTLAKE AVE E
27 TOWNHOUSES 7 ROWHOUSES 3 STORY, 6 UNITS 6 STORY. 77 UNITS
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SITE AND ZONING ANALYSIS
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SURVEY AND SITE ANALYSIS

SURVEY + SITE ANALYSIS

ADDRESS:
2335 Boylston Avenue East
Seattle, WA 98102

PARCEL NO:
2002200756

DESCRIPTION:
GREENESADD S15 FTOF 7&N 30 FT OF 6

PLat Block: 11, Plat Lot: 6-7

SITE AREA:
4,950 SF

ZONING:
MR (M1)

STREET:

BOYLSTON AVE E

FLAT ACROSS FRONTAGE
30-0"TO C/L OF STREET
6" CONC. CURB

CONC. SIDEWALK

ALLEY:

ALLEY ACCESS FOR ALL SOLID WASTE COLLECTION
SLIGHT SLOPE OF 0.2 FT

10-0"TO CL OF ALLEY

ELECTRICAL POWERLINES, SETBACK REQUIRED

UTILITIES:
ALLEY - ELECTRICAL
BOYLSTON AVE E, - WATER

SLOPE:
15.3FT FROM SE DOWN TO NW

ADJACENT BUILDINGS:
NORTH- 2339 BOYLSTON AVE E
3-STORY, WD FRAMED APARTMENT BLDG

5 DWELLING UNITS
EAST - INTERSTATE 5

SOUTH - 2333 BOYLSTON AVE E
2-STORY, WD FRAMED APARTMENT BLDG

2 DWELLING UNITS

WEST- 2334 FRANKLIN AVE E
2-STORY, WD FRAMED RESIDENCE
SINGLE FAMILY RESIDENCE

FRANKLIN AVENUE E

[ N

OE LOUISA ST

EXISTING 3-STORY

i
I \. /| '
| ' views ) | APARTMENT BLDG ,
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2335 BOYLSTON AVE E, SEATTLE, WA 98102
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SITE PHOTOS

SITE PHOTOS

The collection of images continue to explore the immediate
block context and investigate views into our project

EARLY DESIGN GUIDANCE 2335 BOYLSTON AVE E, SEATTLE, WA



SMC ZONING ANALYSIS

Zoning Standard

Design Team Response

Zoning Standard

Design Team Response

23.45.504: Permitted and Prohibited Uses
Residential use permitted in MR (M1) zone.

Residential use and congregate permitted outright -

within urban center.

23.45.510: Floor Area Ratio (FAR) Limits

Per table A for 23.45.510 the FAR for apartment
developments in a MR zone is 4.5 if the project is within a
MHA suffix zone.

Lot Areai4,950 Sf

Max FAR: 4,950 Sf x 4.5 = 22,275 sf

Proposed total area: 18,315 sf

Proposed FAR: 18,315/4,950 sf site = 3.7 Complies

23.45.512; Density Limits - Multifamily Zones
Per table 23.45.512

Not Applicable to Midrise Zoning

23.45.514: Structure Height
Per table B in SMC 23.45.514 the allowable height for
apartment developments within MR zones is 80 feet.

Proposed structure base height will not exceed:
80-0".

23.45.517: Mandatory Housing Affordability

(MHA)

LR, MR, and HR zones with a mandatory housing
affordability suffix are subject to the provisions of Chapters
23.58B and 23.58C.

Project will comply will all requirements for MHA.

23.45.518: Setbacks and Separations
Per table B 23.45.518 for apartment developments in MR
zones the setbacks are;

Front: 7-0" average, 5-0" minimum

Rear: 10-0" (alley)

Side setbacks < 42" height: 7' average, 5-0" min
Side setbacks > 42" height: 10" average, 7-0" min

2.Upper-level setbacks in MR zones a. For lots abutting a
street that is less than 56 feet in width, all portions of the
structure above 70 feet in height must be set back 15 feet
from the front lot line abutting that right-of-way.

Proposed front setback is 5-0"
Proposed front setback average is 7.18"; complies

Rear Setback proposed: 10-0"; Complies

Side Setback < 42’
Minimum proposed side setback: 5-6"
Average side setback proposed: 7.16"

Departure #1- Upper Level Setback
Side Setback > 42’

Minimum proposed side setback: 7-0"
Average side setback proposed: 9.12

23.45.522: Amenity Area
Apartment developments in MR zones having the
following amenity area requirements:

C. C. Amount of amenity area required in MR and HR
zones. The required amount of amenity area in MR and HR
zones is equal to 5 percent of the total gross floor area of
a structure in residential use. All units shall have access to
a common or private amenity area. Amenity area shall not
be enclosed.

Required proposed gross floor area: 25,000 gsf
Required amenity area: 25,000 gsf x 5% = 1,250 sf

23.45.530: Green Building Standards

For projects exceeding the floor area ratio (FAR) in
Table A for 23.45.530, the applicant shall make a
commitment that the proposed development will meet
the green building standard and shall demonstrate
compliance with that commitment, all in accordance
with Chapter 23.58D.

The threshold for MR zones is : 4.5
Project proposes max far factor of 4.5

MAXFAR =45
SITE AREA = 4950SF

MAX EFAR - 22 >7-CE
MAAKT A==/ oot

Proposed design will comply with all green building
standards and certification.

Site area + 4950 SF
Max FAR = 22,275 SF

23.45.536: Parking Location, Access and Screening

B. Location of parking 1. If parking is required, it shall
be located on the same lot as the use requiring

the parking, except as otherwise provided in this
subsection 23.45.536.B. 2. Except as otherwise
provided in this subsection 23.45.536.B, surface parking
may be located anywhere on a lot except: a. Between
a principal structure and a street lot line; b. In the
required front setback or side street side setback; and
c. Within 7 feet of any street lot line.

Table D for 23.54.015 outlines the bicycle requirements

20 dwelling units for short-term guest parking.

Alley abutting site - all trash and service will be from
alley.

No parking required per L. of Table B for 23.54.015

regarding all residential uses in an urban center.
Project is within the Eastlake Urban Village

No vehicular parking proposed.

Long Term Bicycle Parking:

1 per congregate sleeping room (3/4 ratio after 50
Short Term Bicycle Parking:

1 per 20 congregate sleeping rooms (2 space min)

Total bicycle parking proposed will comply with
required amounts and be easily accessed.

© HYBRID ARCHITECTURE AND ASSEMBLY p:  206.267.9277
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ZONING AND LAND USE ANALYSIS

ZONING DIAGRAMS

Proposed Massing

Scheme

SMC 23.45.518.B - Table B

Front Setback
7 average; 5 minimum

Maximum Envelope

SMC 23.45.514.15

Stair penthouses and mechanical equipment
may extend 15' feet above the applicable
height limit.

SMC 2345514
Within a MR(M) zone, max height of 80

SMC 2345518 B.2.a

Upper-Level Setbacks: For lots abutting a
street that is less than 56 feet in width, all
portions of the structure above 70 feet in
height must be set back 15 feet from the front
lot line abutting that right-of-way.

SMC 23.45.518B - Table B
Side Setback from the interior lot line: Above
42 feet in height: 10 average; 7 minimum

SMC 23.45.518B - Table B
Side Setback from the interior lot line: 42 feet
or less in height: 7 average; 5 minimum

2335 Boylston Ave E
Subject parcel s 4,950 sf
(property line)

YERID

EARLY DESIGN GUIDANCE
3034692-EG
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DESIGN GUIDELINES, PRIORITIES AND RESPONSES




DESIGN GUIDELINES - CITYWIDE

LEVEL 4

LEVEL 3

ENTRY LEVEL
LOBBY AND UNITS

—
-
= —”f

_ —= = TALLEY LEVEL
—|~ "SERVICE + AMENITY + BIKES

CS1: NATURAL SYSTEMS AND
SITE FEATURES

Use natural systems and features of the site and its
surroundings as a starting point for project design.

C. LOCAL TOPOGRAPHY

e 1.:Use the natural topography and/or other desirable land forms
or features to inform the project design.

e 2.:Use the existing site topography when locating structures and
open spaces on the site. Consider "stepping up or down" hillsides
to accommodate significant changes in elevation.

Response:

The existing site slopes down significantly from the east
(Boylston Ave E) to the west (Alley) along the length of the
property. The proposed design will take advantage of the
existing topography grade change of approximately 14-0"
The main residential entry level will be opened up and
highly transparent off Boylston Ave E and all trash, bike
and services will be located a level down off the alley. The
grade change allows for the building mass to react to the
slope in a constructible manner and to allow the services
to be accessed apart from the main building entry clearly
distinguishing between a service and more pedestrian
side of the project. The project massing will step-down at
Northwest corner, to reduce impacts on light and air for
property to the North.

CARVE OUT
MASS

FUTURE CONTEX

_______ -

FUTURE CONTEXT

STING DATUM
=y

L
|
e = e = i o o e s e Ty
)

L
> autll

CS2: URBAN PATTERN AND FORM

Strengthen the most desirable forms, characteristics,
and patterns of the streets, block faces, and open
spaces

C. RELATIONSHIP TO THE BLOCK

» 2 Mid-Block Sites: Look to the uses and scales of adjacent
buildings for clues about how to design a mid-block
building. Continue a strong street-edge where it is already
Bresen . and respond to datum lines created by adjacent

uildings at the first three floors. Where adjacent proPertles
are undeveloped or underdeveloped, design the party walls
to provide visual interest through materials, color, texture, or
other means.

Response:

Design engages datums that are found through the existing
neighborhood block. The mass of the building attempts

to relate the project massing to the neighborhood scale by
breaking down the building proposal and carving out mass
to align floor heights near adjacent datumes.

The materials of the project will be carefully crafted to
enhance the character of the block, through visual richness
and texture. The building is lifted off the entry levelin a
way to further break down the scale and provide street
level transparency and activation through inclusion of a
front porch, similar to other examples found throughout the
block.

_ ‘5@1

POSITIVE NEIGHBORHOOD PRECEDENT:
Provided landscape buffer and raised front
porch to be open, inviting. Lush landscape.

NEGATIVE NEIGHBORHOOD PRECEDENT:
Residential structure appears to turn its back to
Boylston Ave E - no apparent windows or entry

EARLY DESIGN GUIDANCE
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DESIGN GUIDELINES - CITYWIDE

CS2: URBAN PATTERN AND FORM

Strengthen the most desirable forms, characteristics,
and patterns of the streets, block faces, and open
spaces

D. HEIGHT, BULK AND SCALE

e 1 Existing Development and Zoning: Review the height,
bulk, and scale of neighboring buildings as well as the
scale of development anticipated by zoning for the area to
determine an appropriate complement and/or transition.

/

Response:

Below is a study of the anticipated development as currently allowed
under the Seattle Land Use Code. Though most of the existing
residential structures currently along Boylston Ave E are 2-3 stories in
height, our project will set the precedent for a new urban pattern and
form in this area.

By minimizing the scale, height and perceived mass of the
development, the project endeavors to be a friendly addition to the
block front and sensitive to an evolving neightbood very much in
transition. Through stepping the building massing, the front mass can
still relate to existing context and reach up in height to meet the new
future context.

\
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DESIGN GUIDELINES - GITYWIDE

RECESS

PUSH BACK STEP DOWN

CS3: ARCHITECTURAL CONTEXT

AND CHARACTER

Contribute to the architectural character of the
neighborhood.

A. EMPHASIZING POSITIVE NEIGHBORHOOD ATTRIBUTES

* 4:Evolving Neighborhoods: In neighborhoods where architectural
character is evolving or otherwise in transition, explore ways for
new development to establish a positive and desirable context for
others to build upon in the future.

Response:

There are several opportunities to establish a positive
and desirable architectural context that meaningfully
contributes to the neighborhood fabric:

By maintaining a lush landscape buffer between the
sidewalk and the street.

Providing a clear, direct entry and welcoming front porch.

Using a high percentage of glazing and transparency.

Utilizing the massing as a way to bridge existing and future
height allowances in the zoning.

PL2: WALKABILITY

Create a safe and comfortable walking environment
that is easy to navigate and well-connected to existing
pedestrian walkways and features.

B. SAFETY AND SECURITY

» 1 Eyeson the Street: Create a safe environment by providing
lines of sight and encouraging natural surveillancé through
[c,trat[eglc placement of doors,windows, balconies and street-
evel uses.

Response:

Environments are safer when there is more activity,
engagement and eyes on the sidewalks and streets

of a neighborhood. A covered, welcoming entry will
create moments of interaction on the street level of the
development. Additionally, large window openings on
Boylston Ave E will allow opportunities for east light
and territorial views while allowing visibility towards the
sidewalk and street, increasing safety.

DC2: ARCHITECTURAL CONCEPT

Develop an architectural concept that will result in a
unified and functional design that fits well on the site
and within its surroundings.

A. MASSING

e 2.2 Reducing Perceived Mass: Use secondary architectural
elements to reduce the perceived mass of larger rQﬂe_cts.
Consider creating recesses or indentations in the building
envelope; adding balconies, bay windows, ﬁo,rches,, _
ca?op|es or other elements; and/or highlighting building
entries.

Response:

The project will respect adjacent sites and minimize impacts
on outdoor activities by breaking down the scale of the mass
of the building along the south east and northwest corners,
maximizing the amount of solar light available to those sites.
The entires will be indented to provide weather protection
and coverage and along the north and south, the length of
the facade will be broken down through modulation in the
massing and secondary architectural features. Solar studies
and privacy studies will be conducted throughout the Master
Use Permit process to ensure the design respects the
neighboring parcels.

EARLY DESIGN GUIDANCE
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ZONING AND LAND USE ANALYSIS

DESIGN PRIORITIES DESIGN
PRIORITIES

AFFORDABLE UNITS
i - reduce building costs by
| - i — e reducing scale of building.

- ey e
!it'- .-. I-.."l tm_-"‘-: ki e | T-*

R = = 1 "he. ot
ar~d L]
_:.-- RESPECT ADJACENT NEIGHBORS
ACCESS TO LIGHT AND AIR

- reduction of mass at NW corner

CONTEXTUAL BULK
AND SCALE
- reduce bulk at street

STREET SCAPE
COMPATIBILITY
- recessed entry and planting

2335 Boylston Ave E
Subject parcel is 4,950 sf
(property line)

. 2335 BOYLSTON AVE E, SEATTLE, WA 98102
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EDG MASSING SOLUTIONS
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MASSING DESIGN
SCHEME SUMMARY

1 | MASSING OPTION 1 2 | MASSING OPTION 2 3 | MASSING OPTION 3

——————————

__________

__________

EDG OPTION ONE : TERRACE . : EDG OPTION TWO: CARVE CORNERS : EDG OPTION 3 - PREFERRED | !
: E : : ! CARVE AND SHIFT ! !
| | ! !

__________

__________

__________

e e g . P ) ! e

75 Sleeping Units 73 Sleeping Units

i

73 Sleeping Units
Proposed FAR: 22,275 sf Proposed FAR: 22,275 sf Proposed FAR: 22,275 sf
Max FAR: 22,275 sf Max FAR: 22,275 sf Max FAR: 22,275 sf
Parking: no parking proposed Parking: no parking proposed Parking: no parking proposed
bike parking, as required bike parking, as required bike parking, as required
Amenity Area: at street and alley Amenity Area: at street and alley Amenity Area: at street and alley
Positive Positive Positive
additional units - affordable units - affordable units
respect adjacent neighbors access to light and air - respect adjacent neighbors access to light and air
. contextual bulk and scale - contextual bulk and scale
Negative , street scape compatibilty
- affordable units . .
. . . . . massing broken up into smaller elements.
respect adjacent neighbors access to light and air Negative
contextual bulk and scale street scape - street scape compatibilty Negative
compatibilty +  sleeping rooms facing side lot lines - sleeping rooms facing side lot lines
sleeping rooms facing side lot lines +massing is not broken up into smaller elements

blank facades facing alley and street

Departures Departures Departures
+ none - side setback average above 42 feet.

side setback average above 42 feet.

2335 BOYLSTON AVE E, SEATTLE, WA 98102
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MASSING DESIGN
SCHEME SUMMARY

AFFORDABLE UNITS

RESPECT ADJACENT NEIGHBORS

1 | MASSING OPTION 1
EDG OPTION ONE : TERRACE E

2 | MASSING OPTION 2

EDG OPTION T\WO: CARVE CORNERS E

3 | MASSING OPTION 3

EDG OPTION 3 - PREFERRED
CARVE AND SHIFT

ol

ACCESS TO LIGHT AND AIR

CONTEXTUAL BULK
AND SCALE

STREET SCAPE
COMPATIBILITY

EARLY DESIGN GUIDANCE
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1 | MASSING OPTION 1

EDG OPTION ONE : TERRACE

75 Sleeping Units

Proposed FAR:
Max FAR:
Parking:

Amenity Area:

Positive
additional units

Negative

- affordable units

——————————

__________

22,275 sf

22,275 sf

no parking proposed
bike parking, as required

at street and alley

respect adjacent neighbors access to light and air
contextual bulk and scale street scape

compatibilty

sleeping rooms facing side lot lines
blank facades facing alley and street

Departures

none

(M ENTRY LEVEL PLAN

1/20"=1-0"

M ALLEYLEVEL PLAN

1/20"=1-0"

ALLEY

ALLEY
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= i 19 s ) s P O Y Rl =
N . L
BT BN e BN o AN e N
type b | L |
units mail
i i | A
A
92'-0"
| | | |
u;v /“
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ikes:I—l e common space /_” I
{-é \: _; \ 7
= U L I T T |
[.: common U trash room mech I
laundry room H\f
(] [ [ [l ]
_ ﬂumﬂmuJ _ _

SBOYLSTON AVE E

BOYLSTON AVE E
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ADDITIONAL MASSING VIEWS

Aerial Perspective (Looking Northwest Aerial Perspective (Looking Southwest Aerial Perspective (Looking Southeast

I 2335 BOYLSTON AVE E, SEATTLE, WA 98102
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PLANS Use Diagram Legend

ALLEY

~ common space I units
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SHADOW STUDY

SUMMER
3:00 PM EQUINOX
3:.00 PM WINTER
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2 | MASSING OPTION 2

““““““““ LT
EDG OPTION TWO: CARVE CORNERS : |_|;—|L| : |
I I _ _ _ _ - - L]
— — --=- LLJ
ey 2 =
| | type a i laundry — gl " |
@ units —— — | , —
5 o] Agolbd Ao [Px-—’ ' o
— common ! —
<C 5o \J"o) \JTo \J"o] “\J¥0| |[lobby )
I I type b I i
E@ units E@ 5
N
I
I | | | —
(M ENTRY LEVEL PLAN
1/20"=1-0"
73 Sleeping Units |
Proposed FAR: 22,275 sf - - - - - - L]
Max FAR: 22,275 sf I Ly ]
Parking: no parking proposed i =
bike parking, as required | é g —|  common ech | =
. = — = t
Amenity Area: at street and alley @ ikes . St —
_— = congregate O
— =  common space | B B B | —
Positive < = V)
affordable units I = trash room I i
respect adjacent neighbors access to light and air /] 1 1 1] O
contextual bulk and scale m
_ _ T _ _
Negative |
street scape compatibilty | '
sleeping rooms facing side lot lines
massing is not broken up into smaller elements (D Ww

Departures

side setback average above 42 feet.
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ADDITIONAL MASSING VIEWS

Boylston Ave E Street View (Looking North) Street Entry Perspective (Looking Southwest
i e e S, | | ---'-:.E' r e g — g ——
ey e 1

AT W —--
T o= T e, <t T - I ’

"

Aerial Perspective (Looking Northwest) Aerial Perspective (Looking Southwest) Aerial Perspective (Looking Southeast)
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ALLEY

PLANS
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BOYLSTON AVE E

Use Diagram Legend
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SHADOW STUDY
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B i
H T
1§
12:00 PM 3:00 PM EQUINOX
' i}
9:00 AM 12:00 PM 3:00 PM WINTER

T EARLY DESIGN GUIDANCE 2335 BOYLSTON AVE E, SEATTLE, WA
HYEBRID 3034692-EG



PREFERRED SCHEME
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3 | MASSING OPTION 3

——————————

EDG OPTION 3 - PREFERRED
CARVE AND SHIFT

__________

73 Sleeping Units

Proposed FAR:
Max FAR:

Parking:

Amenity Area:

P05|t|ve
affordable units

22,275 sf

22,275 sf

no parking proposed
bike parking, as required

at street and alley

respect adjacent neighbors access to light and air
contextual bulk and scale

street scape compatibilty

massing broken up into smaller elements.

Negative

sleeping rooms facing side lot lines

Departures

side setback average above 42 feet.
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ADDITIONAL MASSING VIEWS

Aerial Perspective (Looking Northwest) Aerial Perspective (Looking Southwest) Aerial Perspective (Looking Southeast)
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PLANS Use Diagram Legend
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SHADOW STUDY
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PREFERRED SCHEME DEVELOPMENT




DESIGN GCONCEPT AND PRIORITIES

The design concept and priority of architecture was to articulate the mass of the building to
reflect and align with SDCI design guidelines, while contributing to the neighborhood fabric. The
mass has been carved out along the northwest and southeast corners to break down the scale
of the development and align with neighboring datums along Boylston. The move also allows
additional light and air into the building and to adjacent properties. Additionally, the upper level
has been pushed down to break up the bulk of the main volume of residential units.

Finally, the building's ground floor will be carved away to provide a recessed, covered entry that
welcomes visitors and residents through a warm and inviting material palette and overhead
weather protection. The “push” at the top level and the “carve” at the ground level establishes a
series of stacked vertical blocks and a strong architectural presence along Boylston.

MASS / VOLUME CARVE CORNERS PUSH IN REGESS ENTRY

I 2335 BOYLSTON AVE E, SEATTLE, WA 98102
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Architectural Massing Concepts | Design Development

DESIGN ASPIRATIONS [t
1 Industrial, high-quality materials with glazing delineating massing gasket
2 Use monochromatic color scheme but represent levels through variations
in same material
3 Private amenity areas at massing recesses with landscaped edge
4 Random window pattern adds variety, texture and visual richness on facade
5 Use warmer materials and color at pedestrian level + overhead weather protection
to annouce entry and welcome residents and guests
MATERIAL FORM
Vision: High-quality and textural rich materials will be chosen The mass is predominately stacked rectangles floating
that are durable and easily maintained. Warmer materials, on a recessed base to minimize the bulk and scale of
such as wood siding, will be used along pedestrian edges the proposed building. Additionally, the mass is pushed
and openings and as accents to add visual variety and inter- in on the upper level to minimize the impact on the
est on the facade neighbors and align visually through the use of datums

EARLY DESIGN GUIDANCE ‘ 2335 BOYLSTON AVE E, SEATTLE, WA



Landscape and Amenity Area Strategy| Design Development

LANDSCAPE DEVELOPMENT
ENTRY COURTYARD & WEST DECK COMMUNITY SPACE o3

1 Rear yard activation area with landscaped buffer grrgjaet?t.
2. Strong connection between indoor and outdoor at common spaces. spaces
3 Recessed front entry porch with large soffit, overhead weather protection such as
4 Create opportunities for urban pollinating strategies be_ e\_/al
5 Differentiate pedestrian pathways through hardscape patterns and lighting ~ €XISting
6 Activate sidewalk edges with easily maintained, drought-tolerant plants

WEST DECK AMENITY

On level one, an activated
community deck and
amenity space is envisioned
to provide opportunity for
lounging and dining.and
recreation. While providing
an accessible means for
bike parking and building
entry, pollinating plants

will be used that are
drought tolerant and low
maintenance. Particular
consideration will be
incorporated along the alley
edge to the west.

(I D [

I
| _’|' l
THN D . ’,F
([ )
. L ﬂ]_tlﬁll | 4§ i ENTRY

Landscape and hardscape

BTN . SRR b e help direct residents
S e T . O and guests to the entry

: : gL remEna to the building and

the front porch to the
development. The porch
will serve as an extension
of the community entry
and bike garage through
accentuating indoor/
outdoor living. Glazing and
openings in the facade will
be inviting and welcoming.
The building recess

will allow opportunities

for building signage

and overhead weather
protection.

‘ 2335 BOYLSTON AVE E, SEATTLE, WA 98102
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Landscape and Amenity Area Strategy| Design Development

WEST DECK

)en Space Concept
1enities and Features

attractive outdoor spaces well-suited to the uses envisioned for the

Use a combination of hardscape and planted landscape to shape these
and to screen less attractive areas as needed. Use a variety of features,
 planters, green roofs and decks. The existing street streets will also
uated through SDOT's Urban Forestry program to see if maintaining the
| trees is a viable option forward.

Conceptual Landscape Plan - Level1 O

E;

rhE

Lush planting

Indoor-oudoor connection

0

Oh-td_oor seating

EARLY DESIGN GUIDANCE ‘ 2335 BOYLSTON AVE E, SEATTLE, WA



DEPARTURE MATRIX

10'average anda 7'
minimum side setback
above 42-0" in building
height.

DEPARTURE CODE REQUIRED REQUEST DESIGN GUIDELINES RATIONALE
'b L [ (SMC 23.45.518.B.1) Project requests and CS2 - Urban pattern and form The notched side setback breaks the side facade into
pper Leve For apartment average side setback of 9.12 smaller masses, acheiving greater relief on the sides
Side Se?baCk developments in MR a 9% departure. than would be acheived with a terraced building. This
Reduction Zones, an upper level respects neighboring properties by increasing access
(23.45.518.- setback along interior to light and air. Additionally, the eroded corners provide
Table B) lot lines requires a greater front and rear setbacks with more variety and

visual interest facing the street and alley.

| ———— AVERAGE FRONT SETBACK

AREA =404 SQFT
LENGTH =31 FT
AVERAGE = 13.03 FT

AVERAGE SIDE SETBACK
AREA =839.00 SQFT
LENGTH =93.00 FT
AVERAGE =9.02 FT w I
V10.00 ‘ 93.00
e 1 S S B
o o
S S
~ ~
\ [
_ L
——9= = | = = = = =—14.50 = 9
- 14.50 - - - - 2| 3
— <7 = = = = = ‘ o= S
N \
o
8 8
~ | | RN ~
N

AVERAGE SIDE SETBACK
AREA =849.00 SQFT
LENGTH =93.00 FT
AVERAGE = 9.13FT

')".

Notched side results in more visual interst street and alley.

© HYBRID ARCHITECTURE AND ASSEMBLY
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COMMUNITY OUTREACH

SUMMARY OF APPROVED OUTREACH METHOD

Below is a summarized documentation of the steps, timeframes and
process required for Early Community Outreach per SDCI Director’s

Community Outreach Plan

1) Flyer Distribution to neighbors

2) Established On-line survey for community input

3) Electronic Flyer Distribution to area community groups
4) Site tour for Community awareness and input

Feedback received from nearby residents, property managers
and business owners is summarized to the right.

Commuity Feedback From Site Tour and Online Survey sssssnsnsnnnnnns ) Response:

- Supported the addition of affordable units
- discouraged luxury units that sit empty.

- Supported environmental sustainability in this design

- Landscaping to beautify the streetscape for pedestrians
- lots of plants and greenery

- street trees that could mature to a large size (like the existing trees)

- landscaping to provide habitat for birds and insects.
- setback from street to allow for landscaping

- Suggested to be designed for safety of residents and pedestrians

- eyes on the street.

- Suggested materials that represent the identity of Eastlake

- Suggested textural building materials and muted colors
- attractive materials at the street level (siding, windows, door, signs)

- Acknowledged that this structure will be larger than the current neighbors.

- Acknowledged that parking is an issue already in the neighborhood.

- Concerned about the burden on utilities.

- Concerned about construction impacts to the garbage, alley, street and

noise disturbance.

- Concerned about blocking the view of downtown (particularly from units in

building to North).

- Concerned about the lack of basic amenities, like groceries, to support

additional people in the neighborhood.

- Building provides small congregate units that are more
affordable than typical apartments.

- Building sustainability will be addressed to

- Building setback is increased beyond what is required at
the street to increase space for landscaping and gathering.
Street trees and planting will be designed to provide habitat
for birds and insects.

- The enlarged front porch and glazed street level facade
will encourage resdients to use the front entry space

for gathering, providing more eyes on the street. The
proposed entry gate is highly transparent to allow for visual
transparency to the sidewalk.

- Mutted colors, durable and attractive materials will be
used at the pedestrian level.

- The proposed structure is less than the maximum
allowable height.

- Significant bicycle parking will be provided to encourage
alternative transportation.

- Ultilities will be coordinated with SPU.

- Construction impacts can be minimized by on-site staging,
and working within allowed business hours.

- While some views will be blocked from lower rise
structures to the North, the building has eroded the NW
corner to reduce impacts on light and air.
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