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PROJECT LOCATION + INFORMATION

E X I ST I NG S I T E

The site is an existing rectangular parcel (758870-0056). The site is located off of 16th Ave NW St near NW 
80th St and 15th Ave NW with no alley access. The site measures 44’ wide by 102’ 5” deep and 4,506 SF. 
The site slopes from east to west with an overall grade change of approximately 13 feet. Currently, there is a 
single family home located on the parcel that is to be removed for the proposed project. Directly to the north 
of the parcel is a two story single family residence that will also be removed for the adjacent proposed project. 
Directly to the east of the parcel is a four story multi-family building. Directly south of the parcel is two single 
family residences. Directly to the west of the parcel, across from 16th Ave NW, are several single family 
residences. 

ZO N I NG A N D OV E R L AY D ES I G N AT I O N

The project parcel is split zoned LR2 and NC2P-55 and is located within a parking flexibility area overlay. 
The LR zoning continues north along 16th Ave NW for four blocks before transitioning to a single family and 
continues one block to the South before transitioning to single family. Commercial/Mixed Use zoning begins 
one block to the east on 15th Ave NW. Residential Small Lot zoning begins one block to the West. 80th Ave 
NW is the principal arterial street in the area.

V I C I N I T Y M A P

SITE LOCATION
8008 16th Ave NW 
Seattle, WA 98106

D E V E LO PM E NT O B J ECT I V ES

The project proposes the construction of two (2) new multi-family residential buildings containing a total 
of five (5) townhouse units. The existing single family residential building will be demolished under this 
proposal. The townhouses will be approximately 1,300-1,500 square feet each. The project site, due to 
its location in a desirable neighborhood with public transportation and light rail allowing easy access 
downtown, is prime for denser development.

The site is located in an hub urban village with frequent transit designations, therefore no parking is 
required. However, 3 parking spaces are proposed with access via a driveway that is shared with the 
proposed development to the North.

N E I G H BO R H O O D CU ES

The immediate blocks are a mix of multi-family apartment buildings, commercial businesses, and single-
family homes. There is a variety of commercial buildings one block east along 15th Ave NW, which includes 
several restaurants, professional services, various small businesses, larger commercial development, and 
churches within walking distance. Major bus routes are located one block to the east along 15th Ave NW. 
Loyal Heights Playfield, the nearest park, is located five blocks to the southwest. 

ZONING SUMMARY
Zone: LR2 (M1) & NC2P-55

PROJECT PROGRAM
Site Area: 4,506 SF
Number of Residential Units: 5
Number of Parking Stalls: 3
Allowable LR2(M1) FAR= 1.4 or 
5,937.57 SF
Allowable NC2P-55 FAR= 3.75 or 
993.3 SF
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NEIGHBORHOOD CHARACTERQ U E E N A N N E AV E N S M A L L B U S I N ES S ES
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L R-2
N C2P- 55

R S L

SF 4506

PROJECT SITE

ZONING ANALYSIS 

23.45.504  PE R M I T T E D US ES
Permitted outright:										          Residential
Category of Residential Use:									        Townhouse
 
23.45.510 FLO O R A R E A R AT I O 										       
FAR: 												            1.4*			 
	 *   Except that the FAR is 1.6 for apartments that provide one or more outdoor amenity areas meeting the 
requirements of Section 23.45.522 and the following provisions are met: 
  1.  The total amount of, outdoor amenity area is equal to at least 35 percent of the lot area; 
2.  No part of such amenity area has a width or depth of less than 20 feet; and 
3.  The outdoor amenity area is located at ground level or within 4 feet of finished grade. 

A l lowed FAR:										          5937.57 SF
Proposed FAR:										          5933.1 SF
				  
23.45.512 D E N S I T Y L I M I T S
Base Density:											          1/1,300 SF
Bonus Density:										          No Limit*

23.45.514  STRUCT U R E H E I G HT
Zoning:											           LR2
Allowed Maximum Base Height: 								        40’-0”*
*  Except that the height limit is 30 feet in zones without a mandatory housing affordability suffix. 

23.86.006  STRUCT U R E H E I G HT M E ASU R E M E NT
The height of a structure is the difference between the elevation of the highest point of the structure not excepted 
from applicable height limits and the average grade level (“average grade level” means the average of the 
elevation of existing lot grades at the midpoint, measured horizontally, of each exterior wall of the structure, or 
at the midpoint of each side of the smallest rectangle that can be drawn to enclose the structure.)

23.45.518  S E TBACKS A N D S E PA R AT I O N S				  
Required:		  Front:								        7’-0” avg., 5 min.
			   Rear:								        7’-0” avg., 5 min.
			   Side (facades 40’ or less in length):				    5’-0”
			   Side (facades more than 40’ in length)			   7’-0” avg., 5 min.
		  SHOW SET BACK REQ

Proposed:		  Front (W):							       7’-5”				  
			   Rear (E):							       7’-0”
			   Side (N):							       5’-0”
			   Side (S):							       5’-0”

23.45.522  A M E N I T Y A R E A
Required:	 25% of total lot area
		  50% of required amenity area to be at ground level
		  4241.12 x .25 = 1060.28 SF amenity required, 530.14 SF @ ground level

Proposed:	 1560.26 SF Amenity (553.69 SF at ground level)
		  Common:		  553.69 SF
		  Private:		  1006.57 SF

23.47A .016  L A N DSCA PI NG A N D SCR E E N I NG STA N DA R DS
•	 Green Factor score of .6 or greater, per Section 23.45.524, is required for any lot with development containing 

more than one new dwelling unit.  
•	 Street trees are required when any development is proposed, except as provided in subsection 23.45.524.B.2 and 

B.3 and Section 23.53.015. Existing street trees shall be retained unless the Director of Transportation approves 
their removal.

•	 The Director, in consultation with the Director of Transportation, will determine the number, type and placement 
of street trees to be provided. 

     
23.45.527 -  STRUCT U R E W I DTH A N D FAÇA D E LE NGTH L I M I T S I N LR ZO N ES
Width in feet allowed by Category of Residential Use:				    90’-0”
Facade length of all portions of facades within 15’-0” of side lot line		  65% length of lot line

23.45.529 -  D ES I G N STA N DA R DS
Facade openings (street-facing):							       20% glazing
Facade Articulation (recessed 1’-6” or more):
	 Max. area of separate facade plane:						     500 SF
	 Min. area of a separate facade plane:					     150 SF
•	 All townhouse units shall have direct access to a common amenity area meeting the requirements of Section 

23.45.522 that either abuts the street or is visible and accessible from the street by a clear pedestrian pathway.
•	 A clear pedestrian pathway from the street to the entrance of each townhouse unit shall be provided. Each 

townhouse unit with a street-facing façade shall have a pedestrian entry on the street-facing facade that is 
designed to be visually prominent

•	 Architectural expression. Architectural detail or composition shall be provided to visually identify each individual 
townhouse unit, as seen from the public street.

 
23.45.534 -  L I G HT A N D G L A R E STA N DA R DS
Exterior lighting shall be shielded and directed away from adjacent properties.

23.45.536 -  PA R K I NG LO CAT I O N, ACCES S, A N D SCR E E N I NG
•	 Parking shall be screened from direct street view by the street-facing facade of a structure, garage 

doors, a fence or wall, or landscaped areas, including bioretention facilities or landscaped berms. 

N O D E PA R T U R ES A R E R EQ U EST E D AT TH I S T I M E .

A D D R ES S:		  8012 16th Ave  
PA RCE L #:		  758870-0056
ZO N I NG:		  LR2(M1) & NC2P-55
OV E R L AYS:		
S I T E A R E A:		 4,506 SF
 

LR-2 NC2P-55RSL

LR 2(M1)
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23.47A .004  PE R M I T T E D US ES
Permitted outright:										          Residential
Category of Residential Use:									        Townhouse
 
23.47A .013 FLO O R A R E A R AT I O 										        
FAR: 												            3.75			 
A l lowed FAR:										          993.3 SF
Proposed FAR:										          252.7 SF
		
23.47A .012  STRUCT U R E H E I G HT
Zoning:											           NC2P-55
Allowed Maximum Base Height: 								        55’-0”

23.86.006  STRUCT U R E H E I G HT M E ASU R E M E NT
The height of a structure is the difference between the elevation of the highest point of the structure not excepted 
from applicable height limits and the average grade level (“average grade level” means the average of the 
elevation of existing lot grades at the midpoint, measured horizontally, of each exterior wall of the structure, or 
at the midpoint of each side of the smallest rectangle that can be drawn to enclose the structure.)

23.47A .014  S E TBACKS A N D S E PA R AT I O N S				  
Required:		  Front (where lot does not abut side lot line) :		  0’-0”
			   Rear:								        0’-0”
			   Side (from NC zone to NC zone):				    0’-0”
			   Side (from NC zone to NC zone):				    0’-0”

Proposed:		  Front (W):							       0’-0”				  
			   Rear (E):							       0’-0”
			   Side (N):							       0’-0”
			   Side (S):							       0’-0”

23.47.024  A M E N I T Y A R E A
Required:	 5% of total lot area
		  264.88 x .05 = 13.24 SF amenity required

Proposed:	 28.3 SF Amenity 

23.47A .016  L A N DSCA PI NG A N D SCR E E N I NG STA N DA R DS
•	 Green Factor score of .6 or greater, per Section 23.45.524, is required for any lot with development containing 

more than one new dwelling unit.  
•	 Street trees are required when any development is proposed, except as provided in subsection 23.45.524.B.2 and 

B.3 and Section 23.53.015. Existing street trees shall be retained unless the Director of Transportation approves 
their removal.

•	 The Director, in consultation with the Director of Transportation, will determine the number, type and placement 
of street trees to be provided. 

    
 
23.47A .022 -  L I G HT A N D G L A R E STA N DA R DS
Exterior lighting shall be shielded and directed away from adjacent uses.

N O D E PA R T U R ES A R E R EQ U EST E D AT TH I S T I M E .

A D D R ES S:		  8012 16th Ave  
PA RCE L #:		  758870-0056
ZO N I NG:		  LR2(M1) & NC2P-55
OV E R L AYS:		
S I T E A R E A:		 4,506 SF
 

L R-2
N C2P- 55

R S L
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PROJECT SITE

LR-2 NC2P-55RSL

NC2P-55
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COMMUNIT Y OUTREACH POSTER

 
08 / 26 / 19

EARLY OUTREACH FOR 
DESIGN REVIEW

TEN NEW
TOWNHOMES

ADDRESS:
8008 & 8012 16TH AVE NW

SEATTLE, WA

SDCI RECORD NUMBER:
3034860-EG
3034861-EG

APPLICANT:
CONE ARCHITECTURE

CONTACT:
HANNAH EASTMAN

info@cone-arch.com
206-693-3133

Cone Architecture is working on the development 
of 8008 16th Ave NW & 8012 16th Ave NW Seattle, 
WA 98117. The new development will include 5 new 
townhouses on each site. Planning has just begun, and 
construction could start as early as Summer 2020.

ABOUT THE 
PROJECT

ADDITIONAL 
INFORMATION

You can track our progress through the permitting 
process. Search the project address “8008 16th Ave NW”; 
“8012 16th Ave NW” or project number “3034860-EG”; 
“3034861-EG” in the Design Review Calendar and the 
Seattle Services Portal.

SHARE YOUR 
THOUGHTS

We want to hear from the community about the 16th 
Ave NW Townhomes. Please share your concerns and 
priorities for this new building and for the neighborhood 
overall at the community meeting or by taking the online 
survey.

Information you share in this survey could be made 
public. Please do not share any personal/sensitive 
information. 

C O N E  A R C H I T E C T U R E

TAKE 
AN ONLINE 

SURVEY

Give feedback by taking our 
online survey. This survey will be 
available from 8/09/19 to 9/03/19

DATE: Monday, August 26th
TIME: 6:00 - 7:00 PM
LOCATION: Greenwood Library
   (Greenwood Meeting Room)

COMMUNITY
 MEETING

Please attend a community meeting at the 
Greenwood Library to learn more about the 
project. The design team will be on hand to 
present preliminary site plans and discuss 
overall parameters of the upcoming project. 
All are welcomed!

SITE MAP

C O M M U N I T Y 
M E E T I N G

1 6 T H  A V E  N W 
T O W N H O M E S

https://www.
surveymonkey.
com/r/GNHWCXF

CONE ARCHITECTURE

Tel. (206) 693-3133 www.cone-arch.com2226 3rd Ave, Suite 100, Seattle, WA 98121

08/26/2019
 
Early Community Outreach Documentation
16th Ave Townhouses Community Outreach

SDCI Record Number:   3034860-EG, 3034861-EG
Project Address:   8008/8012 16th Ave NW

Summary of Outreach Plan:

1. Printed Outreach: Poster, high impact
 • Requirement: Posters hung in a minimum of 10 local businesses, community centers, or other 
 publicly accessible venues, located a half-mile from the proposed site. At least half must be
 visible from the sidewalk.
 • What we did: Posters were hung in 10 locations according to requirements.
 Poster, spreadsheet with locations, and photos included in this document.

 Date: Posters were hung 08/09/2019
 Materials attached: Poster, spreadsheet with locations, and photos.

2. Electronic/Digital Outreach: Cone Architecture designed an online survey through Survey Monkey 
that provided a brief summary, address of the project, SDCI record number, information about the 
date/time/location of community meeting, email address to provide feedback, where additional infor-
mation can be found, a collection of information statement, site plan, and five questions.

 Survey link: https://www.surveymonkey.com/r/GNHWCXF
 Public informed by: Printed Outreach Poster
 Date:  Survey launched 08/05/2019
  Survey closed 09/03/2019
 Materials Attached: Screenshot of Survey Monkey survey

3. In-Person Outreach: Cone Architecture hosted a community meeting at the Greenwood Meeting 
Room in the Greenwood Library where the public and representatives of community organizations 
were invited to attend to express their thoughts. The meeting was held from 6-7pm. Cone Architecture 
was prepared to present the project to members of the community. A site plan was brought to help 
visualize the proposed project. There were no meeting attendees. 

 Date: Monday August 26th, 2019 at 6-7pm. 
 Location: Greenwood Library (Greenwood Meeting Room) 
 Materials attached: Sign in sheet, Meeting Agenda 

CONE ARCHITECTURE

Tel. (206) 693-3133 www.cone-arch.com2226 3rd Ave, Suite 100, Seattle, WA 98121

08/26/2019
 
Early Community Outreach Documentation
16th Ave Townhouses Community Outreach

SDCI Record Number:   3034860-EG, 3034861-EG
Project Address:   8008/8012 16th Ave NW

Summary of Community Responses:

1. Electronic/Digital Outreach: Cone Architecture designed an online survey through Survey Mon-
key that provided a brief summary, address of the project, SDCI record number, information about 
the date/time/location of community meeting, email address to provide feedback, where additional 
information can be found, a collection of information statement, site plan, and five questions. The one 
response recieved are as follows:

 -Question 1: What is your connection to this project?
  -I live in the general area.
 -Question 2: What is most important to you about a new building on this property?
  - That it is affordable for residents and/or businesses
  - That it is designed to be family-friendly
  - It sits back from the sidewalks so we don’t have a shade corridor
 -Question 3: What concerns do you have about this project?
  - That it may feel out of scale with other buildings nearby
  - That it will make driving and parking in the neighborhood more difficult
 -Question 4: Is there anything specific about this property or neighborhood that would be 
 important for us to know?
  - Traffic backs up along 80th due to 15th stoplights— density is an issue

2. In-Person Outreach: Cone Architecture hosted a community meeting at the Greenwood Meeting 
Room in the Greenwood Library where the public and representatives of community organizations 
were invited to attend to express their thoughts. There were no meeting attendees and no in person 
feedback. 

COMMUNIT Y OUTREACH PLAN COMMUNIT Y OUTREACH RESPONSES

COMMUNITY OUTREACH
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LEG A L D ESCR I P T I O N

THE SOUTH 44 FEET OF THAT PORTION OF TRACT 2, SCHEURMANN’S GARDEN ACRES TRACTS, ACCORDING TO THE PLAT THEREOF RECORDED IN 
VOLUME 9 OF PLATS, PAGE 53, IN KING COUNTY, WASHINGTON, LYING EAST OF 16TH AVENUE NORTHWEST;
EXCEPT THE EAST 102.4 FEET THEREOF.

E X I ST I NG S I T E CO N D I T I O N S

The project site (APN 758870-0056) is located on 16th Ave NW. A single family residence currently occupies the site. The site is currently sloping 
thirteen feet east to west and is accessed off of the sidewalk. Due to the slope, the site is retained via site walls at the west property lines. A high point 
of 317’ can be found at the eastern edge, while a low point of 299’ can be found at the western edge of the site. There are power lines along 16th Ave, 
which the proposed building will need to address the clearance requirements.  

V iew to s i te back lot
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Cordially, 

!  
Tony Shoffner 
ISA Certified Arborist #PN-0909A 
TRAQ

3

Shoffner Consulting 

6741 NE 182ND ST. UNIT C414 KENMORE, WA 98028  MOBILE:(206)755-9407 EMAIL: TONY@TONYSHOFFNER.COM 

June 20, 2019 

Pasha Afichuk 
2710 S. 335th Pl.  
Federal Way, WA 
98003 

RE:   Tree Inventory - 8008 16th Ave. NW. Seattle, WA. 

Pasha: 

This report is provided to address the City of Seattle’s requirements for a tree inventory 
report for developing lots. I visited the property at 8008 16th Ave. NW in Seattle to 
gather information on the trees on the property and for those just off-site with driplines 
that extend onto the property. Please see the accompanying tree inventory map for 
reference to this report. 

1.0 Site Conditions 
The property is developed with a single family residence and is located in a single family 
residence neighborhood. The landscape consists of turfgrass and ornamental trees and 
shrubs. The topography slopes slightly downward to the west. 

2.0 Tree Inventory - Methods and Results 
I conducted level 2 basic visual evaluations of all the trees according to ISA standards 
and based upon many years conducting such evaluations on trees in the Pacific 
Northwest. I oberserved trees up close to inspect conditions of the trunk and from afar 
to inspect conditions in the crowns. All assessments were conducted according to the 
methods specified in the ISA Tree Risk Assessment Manual and on nearly 20 years 
experience conducting such evaluations.  

The investigations involved the gathering of the following information: 

 • Tree species 
 • Trunk diameter 
 • Crown spread diameter 
 • Location factors 
 • Health and condition notes (general level of vigor, defects, disease or   
  pest problems) 

The City of Seattle tree regulations are specified in Director’s Rule 16-2008 and are 
used to determine which trees meet the minimum criteria to be classified as 
exceptional and how exceptional trees are required to be protected through 
development. 

1

The inventory included 4 trees, all off-site. There are no trees as large as 6” dbh on the 
property. Following is information on the trees. The column CSD is crown spread 
distance onto the property. 

# Species Dbh CSD Condition and Status 
1 Japanese maple (Acer japonicum) 5.5 10’ Good condition and health. Not 

exceptional. 
2 Flowering cherry (Prunus serrulata) 13” 8’ Good condition and health. Not 

exceptional. 
3 Purpleleaf plum (Prunus cerasifer) 10” 6’ Good condition and health. Not 

exceptional. 
4 Hawthorn (Cratagus monogyna) 8” 6’ Good condition and health. Not 

exceptional. 

3.0  Tree Retention and Protecton Required 
As there are no exceptional trees on the property and there are no groves, no tree 
retention or protection is required. The City of Seattle’s good neighbor policy 
recommends protection of off-site trees with crowns that spread onto the property. 

4.0 Use of This Report and Limitations 
This report is provided to Pasha Afichuk to address the City of Seattle’s requirements 
for tree inventory developing lots. Natural decline and failure of trees following 
development is not predictable, therefore, Shoffner Consulting and Tony Shoffner 
cannot be held liable for retained trees that die or fail prior to or following development 
of the property.  

Cordially, 

!  
Tony Shoffner 
ISA Certified Arborist #PN-0909A 
TRAQ

2

ARBORIST REPORT

TOPOGRAPHIC & BOUNDARY SURVEY

BASIS OF BEARINGS

LEGAL DESCRIPTION

VERTICAL DATUM

SURVEYOR'S NOTES

LEGEND

VICINITY MAP
N.T.S.

REFERENCES

STEEP SLOPE/BUFFER DISCLAIMER:

TREE INVENTORY MAP
8008 16TH AVE NW

SEATTLE

#1 #2 #3

#4
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14SITE PLAN

NC2P-55LR2(M1)

PRIMARY VEHICULAR 
APPROACH ALONG

CALIFORNIA AVE SW

PEDESTRIAN 
ACCESS TO 

PROJECT SITE

SHARED DRIVEWAY 
PARKING ACCESS

BIKE ACCESS 
TO PROJECT 

SITE

S I T E PL A N N I NG A PPROACH

The five (5) proposed townhouses are oriented perpendicularly to 16th Ave NW such that two (2) units face 16th Ave NW and 
three (3) are perpendicular to 16th Ave NW. The development responds to the existing topography by stepping down with the 
slope. The street facing units enter from the street at the lowest end while the back unit entries step with the topography. The 
front and back units are separated by a multi-use court yard with three (3) parking stalls. There is a shared driveway with the 
development to the north for parking access. The entries to the back units are accessed by pathways adjacent to the property 
line. The pedestrian path at the south also allows occupants to access bike parking, car parking and trash receptacles.
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PRIORITY DESIGN GUIDELINES

GUIDELINE DESCRIPTION SUB-GUIDELINE NOTES EARLY RESPONSE

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. Topography
D. Plants and Habitat

C.2. Elevation Changes. 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. 
D.1 On-Site Features. Incorporate on-site natural habitats 
and landscape elements such as: existing trees, native plant 
species or other vegetation into project design and connect 
those features to existing networks of open spaces and natural 
habitats wherever possible. Consider relocating significant trees 
and vegetation if retention is not feasible.

The development responds to the existing topography by 
stepping down each unit with the slope. The street facing 
units enter from the street at the lowest end while the back 
unit entries step with the topography. The entries to the back 
units are accessed by pathways adjacent to the property line 
and will allow planters and site features. The front and back 
units are separated by a court yard that will provide areas 
for landscaping.  

CS2. Urban Pattern and Form Strengthen the most desirable 
forms, characteristics, and 
patterns of the streets, block 
faces, and open spaces in the 
surrounding area

A. Location in the City and 
Neighborhood
C. Relationship to the Block
D. Hight, Bulk, and Scale

A.1. Sense of Place: Emphasize attributes that give Seattle, the 
neighborhood its distinctive sense of place. 
C.2. Midblock 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 present, and 
respond to datum lines created by adjacent buildings at the first 
three floors. Where adjacent properties are undeveloped
or underdeveloped, design the party walls to provide visual 
interest through materials, color, texture, or other means.
D.1. Existing Development and zoning: review the height, bulk 
and scale of neighboring buildings to determine an appropriate 
compliment and/or transition. 

The development is in a midblock site between single family 
homes with a large multifamily development to the East. 
The development responds to the existing conditions by 
reducing the perceived mass. The units are split between 
two masses with parking provided behind the street facing 
units. The street facing building reduces bulk by arranging 
the stair tower to the back and center so it the max height 
is pulled away from the neighbors. The units also step back 
at the third floor so the facade feels smaller in scale to 
pedestrians.

CS3. Architectural Context 
and Character

Contribute to the architectural 
character of the neighborhood

A. Emphasizing Positive 
Neighborhood Attributes 

A.3: Established Neighborhoods: In existing neighborhoods 
with a well defined architectural character, site and design new 
structures to complement or be compatible with the architectural 
style and siting patterns of
neighborhood buildings. 

The surrounding context is composed of mostly single family 
homes with larger developments one street to the east. The 
proposed development will complement the neighborhood by 
facing the front units to the main street with stairs and entry 
landings which is typical of many homes on 16th ave. The 
mass is reduced by stepping back the form at the third level 
to be more compatible with the neighboring building heights.

PL1. Open Space Connectivity Complement and contribute to the
network of open spaces around 
the site and the connections 
among them

A. Network of Open Spaces A.1:  Enhancing Open Space: Design the building and open 
spaces to positively contribute to a broader network of open 
spaces throughout the neighborhood. Consider ways that design 
can enhance the features and activities of existing off-site open 
spaces. Open space may include sidewalks, streets and alleys, 
circulation routes and other open areas of all kinds.

The unit arrangements allow for an open courtyard that can 
be used in multiple ways by all the occupants. It can foster 
communication and a further sense of community. The roof 
decks are adjacent to one another and the front units open 
to 16th street to enhance community connections. 

PL2. Walkability Create a safe and comfortable 
walking environment that is easy 
to navigate and well-connected to 
existing pedestrian walkways and 
features.

A. Accessibility
B. Safety and Security
C. Weather Protection
D. Wayfinding

B.3: Street-Level Transparency: Ensure transparency of street-
level uses (for uses such as nonresidential uses or residential 
lobbies), where appropriate, by keeping views open into 
spaces behind walls or plantings, at corners, or along narrow 
passageways. Choose semi-transparent rather than opaque 
screening.

Pedestrian and vehicular access is separated and clearly 
defined by a shared driveway for car access and pavers 
for pedestrian access to the back units 3-5. Podiums with 
wayfinding are visible from the street and defines the public 
versus private edge. Awnings at the entry provide weather 
protection and define points of entry. Lighting will be 
provided for the pedestrian pathways to help with navigation 
and security.
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1616PRIORITY DESIGN GUIDELINES

GUIDELINE DESCRIPTION SUB-GUIDELINE NOTES EARLY RESPONSE

PL3. Street-Level Interaction Create a safe and comfortable 
walking environment that is easy 
to navigate and well-connected to 
existing pedestrian walkways and 
features.

A. Entries
B. Residential Edges

B.2: Ground-level Residential: Privacy and security issues are 
particularly important in buildings with ground-level housing, 
both at entries and where windows are located overlooking 
the street and sidewalk. Consider providing a greater number 
of transition elements and spaces, and choose materials 
carefully to clearly identify the transition from public sidewalk 
to private residence.

The number of street facing units has been maximized and all 
street facing units have been provided a street facing entry. 
Each unit is clearly articulated by an awning above the entry 
door. The street facing units are pushed back further from 
the setback to respond to the neighboring condition. The 
larger front green space connects to the existing networks of 
open spaces.

PL4. Active Transportation Incorporate design features 
that facilitate active forms of 
transportation such as walking, 
bicycling, and use of transit.

A. Entry Locations and 
Relationships
B. Planning Ahead for Cyclists

B.3: Bike Connections: Facilitate connections to bicycle trails 
and infrastructure around and beyond the project. Design 
bicycling access points so that they relate to the street grid 
and include information about connections to existing trails 
and infrastructure where possible.

Bike racks have been provided adjacent to the main 
pedestrian path and have been located near the entries on 
the facade of all units. Paths to the bike racks for unit 1&2 
are provided directly off of 16th Ave. 

DC1. Project Uses and 
Activities

Optimize the arrangement of uses
and activities on site.

A. Arrangement of Interior Uses
C. Parking and Service Uses

C.3: Multiple Uses: Design parking areas to serve multiple 
uses such as children’s play space, outdoor gathering areas, 
sports courts, woonerf, or common space in multifamily 
projects. 

The arrangement of the proposed units creates an interior 
courtyard that can act as a multi use space for all the 
occupants. The courtyard is also adjacent to the back units 
patio space to create more connection between exterior 
spaces. 

DC2. Architectural Concepts 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
B. Architectural and Facade 
Composition
C. Secondary Architectural 
Features
D. Scale and Texture
E. Form and Function

A.2:  Reducing Perceived Mass: Use secondary architectural 
elements to reduce the perceived mass of larger projects. 
Consider creating recesses or indentations in the building 
envelope; adding balconies, bay windows, porches, canopies 
or other elements; and/or highlighting building entries

The street facing building reduces bulk by arranging the stair 
tower to the back and center so it the max height is moved 
away form the neighbors. The units also step back at the 
third floor so the facade feels smaller in scale to pedestrians. 
Material transitions occur frequently to break up long facade 
spans.

DC3. Open Space Concept Integrate open space design with 
the design of the building so that 
each complements the other

A. Building-Open Space 
Relationship
C. Design

C.2:  Amenities and Features: Create attractive outdoor 
spaces well-suited to the uses envisioned for the project. Use 
a combination of hardscape and plantings to shape these 
spaces and to screen less attractive areas as needed. Use a 
variety of features, such as planters, green roofs and decks,
groves of trees, and vertical green trellises along with more 
traditional foundation plantings, street trees, and seasonal 
displays. 

Outdoor spaces will be a mix of landscaping and hardscaping 
to create pleasant multi use spaces and features for the 
development. The courtyard is partially screened by the front 
units and screened by cedar trash receptacles to the sides. 

DC4. Exterior Elements and 
Materials

Use appropriate and high quality 
elements and finishes for the 
building and its open spaces.

A. Exterior Elements and Finishes A.1: Exterior Finish Materials: Building exteriors should be 
constructed of durable and maintainable materials that are 
attractive even when viewed up close. Materials that have 
texture, pattern, or lend themselves to a high quality of 
detailing are encouraged.

Materials are thoughtfully chosen to reduce the perceived 
mass, complement the neighborhood and introduce high-
level texture and detail. There is strong textural contrast 
between the Hardi panel an accent color and cedar siding. 
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GENERATIVE DIAGRAMS

S I T E R ES PO N S E
The development responds to the 
existing topography by stepping down 
each building with the slope. The street 
facing units enter from the street at the 
lowest end while the back unit entries 
step with the topography.

SCA LE CO N S I D E R AT I O N
The development responds to the existing 
conditions by reducing the perceived mass. 
The street facing units reduce bulk by 
arranging the stair tower to the back and 
center so it ’s maximum height is pulled 
away from the neighbors. The units also 
step back at the third floor so the facade 
feels smaller in scale to pedestrians.

E NTR I ES A N D WAY FI N D I NG
Pedestrian and vehicular access is 
separated and clearly defined by a 
shared driveway for car access and 
pavers for pedestrian access to the 
back units 3-5. Entrance patios with 
wayfinding are visible from the street 
and defines the public versus private 
edge. Awnings at the entry provide 
weather protection and define points 
of entry. 

OPEN SPACE CONNECTIONS
Roof decks, balconies, and entry stoops on 
the street edge provide eyes on the street 
for safety and connection. Increased glazing 
at the street-facing facade connects the 
proposed project to an active residential 
neighborhood. The arrangement of the 
proposed units creates adjacent roof deck 
that encourages interaction between the 
occupants and the neighbors.
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18FLOOR PLANS

FIRST FLOOR PLANS - NOT TO SCALE
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FLOOR PLANS

SECOND FLOOR PLANS - NOT TO SCALE
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THIRD FLOOR PLANS - NOT TO SCALE
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FLOOR PLANS

ROOF PLANS - NOT TO SCALE
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8008 AVG. GRADE EAST
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 LANDSCAPE APPROACH

R O S E N U T K A N A
‘ N O O K TA R O S E’

F R AG A R I A C H I LO E N S I S
‘ B E AC H S T R AW B E R RY ’

C A R E X O B N U P TA 
‘ S LO U G H S L E D G E’

P O LYS T I C H U M M U N I T U M 
‘ S W O R D F E R N ’

A M E R I A M A R I T I M A
‘ S E A P I N K T H R I F T ’

M A H O N I A A Q U I FO L I U M
‘O R EG O N G R A P E’

AC E R C I R C I N AT U M ’ V I N E 
M A P L E’ 

P R U N U S E M A R G I N ATA
‘ B I T T E R C H E R RY ’

B L E C H N U M S P I C A N T
‘ D E E R F E R N ”

SY M P H O R I C A R P O S 
A L B U S ‘ S N O W B E R RY ’

C O R N U S A L B A
‘ R E D -T W I G D O G W O O D’ 

R I B E S S A N G U I N EU M
‘ R E D - F LO W E R I N G 
C U R R A N T ’

L A N DSCA PE A PPROACH

The street facing units are pushed back further from the setback to respond to the neighboring condition. 
The larger front green space connects to the existing networks of open spaces. The entries create 
landscape opportunities around planters, patios and bike paths. The back units are landscaped around 
all sides with emphasis placed at entries and spaces adjacent to the multi-use courtyard. Street trees are 
maintained and native plant species will be used. 
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24PROPOSED LIGHTING PLAN

 1

S I T E L I G HT I NG PL A N

The lighting concept is to provide safety for pedestrians, facilitate easy wayfinding for both residents 
and visitors, and enhance the form and features of the building. Primary lighting will be provided at 
all unit entries and pathways, with smaller, architectural fixtures at planters. All exterior lighting will 
be shielded away from neighboring buildings and focus the illumination on walkways and building 
facades.

S C O N C E L I G H T I N G

P L A N T E R L I G H T S 

S O L A R PAT H WAY 
L I G H T S

 2

 3
 3 3

 1
 1

 1

 2

 2

 1  1  1

 1  1  1

 1

 1  1

 1

 1  1

 1
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ELEVATIONS + MATERIALS

 1

 1

O P E N M E TA L R A I L 4 H A R D I E PA N E L B LU E 
AC C E N T C O LO R

 5

 1

H A R D I E PA N E L W I T H 
W H I T E V I N Y L W I N D O W S

PRO PO S E D M AT E R I A L S

The material palette of corrugated metal, colored panels, and cedar siding, 
has been chosen to create a clean modern aesthetic that blends with the 
evolving character of the neighborhood.  The high quality materials at 
the principal facades will provide visual interest, texture, and scale along 
the  residential street. Glazing has been emphasized for natural lighting 
and perceived activity at the street facing facades. Corrugated metal is a 
durable material that would provide welcome texture and relief from the 
primarily fiber cement new construction in the area. The blue accent color 
has been added to give some color to the project and to respond to new 
adjacent developments. Cedar is provided at roof decks and soffits as a 
warm and natural, Pacific Northwest material.  No material substitutions are 
allowed without planner approval.

WEST ELEVATION - FRONT BUILDING WEST ELEVATION - BACK BUILDING

K E B O N Y C E DA R 
S O FFI T S

 3 2 K E B O N Y W O O D - C L E A R 
S H I P L A P S I D I N G 

 2

 3

 4 5

 2  5
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26ELEVATIONS AND MATERIALS

NORTH ELEVATION

SOUTH ELEVATION

16TH AVE NW

16TH AVE NW

 1

 2

 3

 5 2

 2

 2

 1

 5  5

 3

16TH AVE NW
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ELEVATIONS + MATERIALS

EAST ELEVATION - FRONT BUILDING EAST ELEVATION - BACK BUILDING

 1 2 5 2

 5
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28PRIVACY STUDIES

N O R T H N EI G H B O R
(S I N G L E FA M I LY R ES I D E N C E)

P RO P O S E D S I T E
( TO W N H O U S ES)

S O U T H N EI G H B O R S
(S I N G L E- FA M I LY R ES I D E N C E)

PRIVACY STUDIES - SOUTH NEIGHBOR PRIVACY STUDIES - NORTH NEIGHBOR
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STREET LOOKING WEST (A)

PROJECT IN CONTEXT

S E V E R A L B LO C KS S O U T H
O N 15T H AV E N W

S E V E R A L B LO C KS S O U T H
O N 15T H AV E N W

N EI G H B O R I N G C O N T E X T:

There is a strong street-edge 
along both sides of 16th ave. The 
east side is defined by a roughly 
four foot tall retaining wall while 
the west side is predominantly 
composed of well landscaped 
entry stoops. The proposed 
townhouses will respond to 
the neighboring context by 
complementing the street edge 
pattern. The entry stoops and 
bioretention planters are well 
landscaped and built out to the 
property line to complement the 
existing retaining wall in height 
and alignment.

STREET LOOKING EAST (B)
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30SHADOW STUDIES

J U N E 21, 9 A M D EC E M B E R 21, 9 A MJ U N E 21, 12 P M D EC E M B E R 21, 12 P MJ U N E 21, 5 P M D EC E M B E R  21, 5 P M

M A RC H /  S E P T E M B E R 21, 9 A M M A RC H /  S E P T E M B E R  21, 12 P M M A RC H / S E P T E M B E R  21, 5 P M
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V I E W O F FRO N T U N I T S FRO M 16 AV E N W

CHARACTER RENDERINGS

REDUCED MASSING
The street facing building reduces bulk by 
arranging the stair tower to the back and 
center so the max height is pushed back from 
the neighbors. The units also step back at the 
third floor so the facade feels smaller in scale 
to pedestrians.

VIEWS AND CONNECTIONS
Roof decks, balconies, and entry stoops on 
the street edge provide eyes on the street 
for safety and connection. Increased glazing 
at the street-facing facade connects the 
proposed project to an active residential 
neighborhood. 

SENSE OF PLACE
There is a strong street-edge along the 
east side of 16th Ave defined by a roughly 
four foot tall retaining wall. The proposed 
entry stoops and bioretention planters are 
built out to the property line to complement 
the existing retaining wall in height and 
alignment. 

EXTERIOR ELEMENTS & FINISHES
Materials are thoughtfully chosen to 
reduce the perceived mass, complement 
the neighborhood and introduce high-level 
texture and detail. There is strong textural 
contrast between the Hardi panel an accent 
color and cedar siding.

RESIDENTIAL EDGES
The public/ private threshold is enhanced 
by landscaped yards, elevated entry stoops 
and overhead awnings. The steps create 
vertical separation and help further define the 
transition to private space.  
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V I E W O F B AC K U N I T S FRO M S O U T H P E D EST R I A N AC C ES S

CHARACTER RENDERINGS

OVERHEAD PROTECTION
The entries are recessed and are 
provided with an awning to provide 
overhead weather protection. The 
units step with the topography which 
helps to further define the individual 
townhouses. 

LANDSCAPING
Landscaping is provided along the 
sidewalk edge to soften the approach 
towards the unit entries and enhance 
the pedestrian experience. Native and 
drought tolerant plantings are proposed 
along the edge of the building and 
throughout the site.

TOPOGRAPHY
The development responds to the 
existing topography by stepping down 
each unit with the slope. The shed roof 
reflects the sloping site conditions. 
The back unit entries step with the 
topography and helps delineate the 
units from one another. 
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CHARACTER RENDERINGS

P E D EST R I A N V I E W O F E N T R I ES O N 16T H AV E N W

STREET-LEVEL TRANSPARENCY
Private stoops are visible from 
the street and defines the public 
versus private edge. Awnings at the 
entry provide weather protection 
and further define points of entry. 
Lighting will be provided for the 
pedestrian pathways to help with 
navigation and security.

HIGH QUALITY MATERIALS
High quality materials are proposed 
at the street facing facade. A 
combination of textural metal panels, 
an accent color, cedar, and open 
metal railings, are proposed at the 
sidewalk edge. 
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V I E W O F M U LT I - U S E C O U R T YA R D

CHARACTER RENDERINGS

ENHANCING OPEN SPACE
The unit arrangements allow for an 
open courtyard that can be used in 
multiple ways by all the occupants. 
It can foster communication 
between neighbors and a further 
sense of community. 

OUTDOOR SPACES
Outdoor spaces will be a mix of 
landscaping and hardscaping to 
create pleasant multi-use spaces 
and features for the development. 
The courtyard is partially screened 
by the front units and screened 
by cedar trash receptacles to the 
sides.
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V I E W FRO M RO O F D EC KS

CHARACTER RENDERINGS

SEMI PRIVATE OPEN SPACE
Roof decks have been provided for 
all units. The decks are adjacent 
to one another to encourage 
interaction between neighbors.
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A E R I A L V I E W

VIEWS AND CONNECTIONS
Roof decks optimize veiws by 
stepping down the units. Increased 
glazing at the street-facing facade 
connects the proposed project to 
an active residential neighborhood. 
Windows on the street edge 
provide eyes on the street as well 
as light and views into the active 
spaces.  


