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architecture + design PLLC

motionspace

Project Descri ption:: -'ﬁ

Jurisdiction Record #: 3039106-EG

Project Address: 11229 & 11231 Gfe'ehwood Ave N 2 R
Seattle WA 98133 .. ) R

Projeot Description: Seven new 4-Story"' ............. I
. - £ - townhouses with on site
)'I Rl A parking. Project to be split
— o . » e into 3 front units (on
_:||l ‘ Z 5 T { Greenwood Ave N) and 4
b -5 - - - rear units (on alley).

Meeting Type: Early Design Gwdance
Contact Information

Owner: loan (Johnny) Uiuiu " N
8933 NE 117th PL Kirkland WA 98034
- O0B.778.5402

email: johnny@instylehomes.net

11229 & 11231 Greenwood Ave N

Seattle WA 98133 -

Uiuiu Greenwood

Applicant/Architect: Motionspace Architecture + Design PLLC
Contact: Nazim Nice - . -
3104 Western Avenue #107 '
Seattle Washington 98121 -
t: 206.204.0490 o

. : e
email: na2|m@mot|on'-'space..com é
www.motion-space.com - - %)
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The project
O

Location and Neighborhood Context Maps

Location Ma
O

Neighborhoods:




Development Objectives

Provide high quality units at higher density than existing conditions, with better amenities (rooftop decks) and access to view.
Maximize the development density of the lot to the extent possible while retaining some of the existing mature trees at the front of the site.

7 Units
6,706 SF

GFA FAR
11,269 SF 1.68

7 units, 1 space per unit (per 23.54.015.A)

7x0.5 = 3.5 (50% reduction per 23.54.020.F.2)

4 spaces, minimum

6 spaces

1 long-term bike parking required per dwelling unit per

23.54.015 D 2 (7 total long-term spots required)

1 short-term bike parking spot is required per 20 dwelling
units per 23.54.05 D2 (1 total short-term spot required)

7 Long-term, 1 short-term

3104 Western Ave #107
Seattle, WA 98121
206.204.0490
www.motion-space.com

architecture + design PLLC

motionspace

11229 & 11231 Greenwood Ave N

Uiuiu Greenwood
Seattle WA 98133

Development Objectives

DR2.0

06/02/22




Public Outreach Summary

3104 Western Ave #107
Seattle, WA 98121
206.204.0490
www.motion-space.com

Outreach Plan:

1. Printed Outreach

High-Impact Method: Direct mailings to residences and businesses within approximately 500 feet radius of the proposed site. The mailing list will include, but not limited to,
those listed in the address list. For multifamily residences, a combination of the King County Department Assessor and web search were used to find the addresses of
individual units. Mailers went out on 23 Feb

architecture + design PLLC

2. Electronic/Digital Outreach

motionspace

High-Impact Method: Interactive project website (with public commenting function). Website was posted Feb 2022 (and is still active) at https://www.motion-

space.com/greenwood-townhomes/

3. Electronic/Digital Outreach (In place of in-person outreach per Covid Ordinance 126188)

Multi-prong Method 1: Email to distribution list that includes community organizations identified by DON. This includes every organization that DON identified within the
Greenwood and Bitter Lake communities which had an email address (either provided by DON or locatable by internet search). Email sent out 28 Feb 2022

Multi-prong Method 2: Post on local blog or in digital newsletter that includes information on how to submit comments directly to the project applicant. A blog post
soliciting feedback was posted on phinneywood.com on 16 Feb 2022

z
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o 8
Response: O =
C;) o
o)
By far, the most frequent comment concerned the amount of parking and the effect more units would have on the street parking in the neighborhood. cC 03X
O =
')
Other comments included... 9 a ::’
O -
. Residents desired a paved path for the alley to accommodate garbage/delivery trucks. - % %
. Residents were worried about the possibility of trash containers blocking the parking on trash days. S ﬁ ch
. Residents desired for a sidewalk to be developed towards the Greenwood Ave N facing side of the property. :—) =3
. Residents desired for as many of the trees to remain on site as possible. =
Full list of comments received is available in ECO plan. >
@®
Note: all the secondary requests of the residents are things we also plan to accommodate. We are currently getting a geotechnical report so that shoring can be installed in E
order to protect the existing trees. We are proposing 6 parking spots, the most that can fit in the width of the site and 2 more than are required per the land use code 55)
£
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Existing Site

NORTH HALF OF LOT 8 IN BLOCK 6 OF VIEWLANDS ADDITION TO THE CITY
OF SEATTLE, AS PER PLAT RECORDED IN VOLUME 19 OF PLATS, PAGE, 1

RECORDS OF KING COUNTY AUDITOR

Planting Schedule

3104 Western Ave #107
Seattle, WA 98121
206.204.0490
www.motion-space.com

Mark Species Common Name | Species Scientific Name | DBH | Exceptional
TO BE RETAINED
Western Hemlock Tsuga Heterophylla 14 in No
2 Western Hemlock Tsuga Heterophylla 16 in No
TO BE REMOVED
3 Western Red Cedar Thuja Plicata 24 in No
6 Western Red Cedar Thuja Plicata 19in No
ON NEIGBOR'S PROPERTY
4 Sawara Cypress Chamaecyparis Pisifera |23 in No
5 Sawara Cypress Chamaecyparis Pisifera |19 in No
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Context Analysis - Land Use




Context Analysis - Streetscape

N 112th St PRECEDENT PI-;\’OJECT S'ITE N 115th Slt
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3104 Western Ave #107
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Context Analysis - Site Views and Opportunities
Design Cues: : Bajs_'édbn the site analysis, the desig:n Cbhc‘épt focused on preserving th'e:vi'e:'\'N toWards the Olympics, while maximizing the allowable space on site.
- Utilizing the naturally sloped site, a roof deck-allows for the Greenwood Ave N facing units a view West above the alley facing units. Since majority of the buildings

ALLEY SITE  GREENWOOD AVE N

North Facing Existing Site Slope

T T T T T 777

3104 Western Ave #107
Seattle, WA 98121
206.204.0490
www.motion-space.com

architecture + design PLLC

motionspace

2. View from Gréénwood Ave N - = 3. View from alley - o 4.The entry 60'nd'ition" 4. Alley side of same

existing condition- - [ERRTR existing condition RN of a neighboring - project. Glass railings are
precedent project used for the roof deck to
(11219 Greenwood preserve an open view of

Ave N). the Olympics.

11229 & 11231 Greenwood Ave N

Seattle WA 98133 -

Context Analysis - Site Views | JiUIU Greenwood

and Opportunities
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= SO
Scheme Comparison
§g§§
Massing Concept 1 (preferred) Massing Concept 2 Massing Concept 3 33
s |
g = CREENWOp N f’,»GRF’::NV\ﬁOoD - SREENWOOp g gl
:ﬂf:*;' ._%_:?-J-L:'__:'V;;T'*""J !l ’.Il i_. = | - ’:'— il ;'-; ,;: = -,,f--” r Q%
! ! - 8 H.! ..l'L- = ] el /Hﬁ/ 7 i3 | H_i = | =30 = = & O
o B S =
T t M'i ~ 4 H""_~\\K| L [ - O
e T""u !' ~ g - i =
L L S
4 A
Qé‘y 44(@), &)
Description: Description: Description:

(3) 4-story units on Greenwood Avenue with extra setback
provided at N for existing trees. (4) 4-story units on alley
across entire buildable envelope. Parking at the rear of the

(4) 4-story units on Greenwood Avenue across entire
buildable envelope. (3) 3-story units on alley across

entire buildable envelope. Parkmg at the rear of the site

(4) 4-story units on Greenwood Avenue across entire
buildable envelope. (4) 4-story units on alley across entire
buiIdabIe_ envelope. Parking at the rear of_the site off alley.

zZ
2
<
3
site off alley. . ___.off alley. _ 8 g R
Benefits of Scheme .. Benefits of Scheme: _ Beneflts of Scheme = |
. Provide added room for existing trees to make |t | Provide view from roof deck and top floors of E * . One more unit (though still, only 6 park|ng spots fit c 03|
more likely they remain healthy. | units, and more units with better view. ~. across the width of the S|te) 8 = |
. Stagger allows corner windows in all units on each . Provide more privacy between rooftop decks of E | « - Without the stagger, easier to accommodate parking C N o
floor, breaks up E and W facades. ST - and W building with more elevation difference. .- at rear of lot with minimal or no cantilever - O -~ %( |
. Each unit has rooftop deck with view of the e Stagger allows corner windows in all units on *  Able to maximize the allowable FAR of the zone/lot S ‘g o |
OIympics, along with top floors in the four alley units. | each floor, breaks up E and W facades. R IR 'S N ch 1
_____________ o o Sc8l

Weaknesses of Scheme:

Weaknesses of Scheme:

Weaknesses of Scheme:

. Large cantilever required to accommodate parking at | * No extra space for trees (trees are non- . Lost stagger = much harder to articulate individual
rear of site (stagger exacerbates this) exceptional, however they are technically on the units, and no corner windows
. Constrained by access to the front units- would Iike neighboring apartment building property) . Units are very small (12'-6" x 36'-3") and the plans

more elevation change between the buildings but -

have to access L2 from Greenwood within aIIowabIe '

stairs in front yard.
. Not maxing out FAR

No obvious place for shared bicycle storage
Lower units are much smaller (1,500 GFA +/-)
With one less floor than other schemes

3 _' . Would be unable to max out the FAR with the

three-story alley units. ...~

~ within would be much more compromised.

« - No setback accommodating existing trees

* - Units directly align with each other = harder to
~. provide privacy between front and back units

E Extremely tall narrow units presented to the front
' (Greenwood Ave) facade would be more difficult
to nicely detail and artlculate

rchitectural Massing
oncepts Comparison

A
C

DR43|
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Potentlal Departures:
None proposed/requested

Potential Departufes ______________ Potential Departures: -

. None proposed/requested . None proposed/requested .
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4,996 SF

New / Replaced Impervious Surface Area ﬁ
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Zoning Data

8910500230

VIEW LANDS ADD N 1/2
PLat Block: 6
Plat Lot: 8

LR3 (M)

6,706 SF

40'-0" per 23.45.514
(LR3, not in urban village or Station
overlay district)

40'-0" for W building (along alley)
38'-0" for E building (along greenwood ave n)

per 23.45.518 (Townhomes)

note: Per 23.45.518 F 1, In LR and MR zones,
the minimum required separation between
principal structures at any two points on
different interior facades is 10 feet (shown in
site plan), except for cottage housing
developments, and principal structures
separated by a driveway or parking aisle.

7'-0" average, 5'-0" minimum
9'-0" average. 7'-0" minimum

5'-0" minimum, if facade is less than 40’
5'_0“

5'-0" minimum, if facade is less than 40’
5!_0"

7'-0" average, 5'-0" minimum
5!_0"

25% of lot area to be provided as Amenity Area. Of the required
Amenity Area, at least 50% to be provided on the ground level (per
SMC 23.45.522).

6,706 SF * 0.25 = 1,677 SF total, 838 SF on ground

3,598 SF | Total Amenity Area on Site

1,018 SF | Total Amenity Area on Ground Level

Per SMC 23.45.527, Townhouse Developments have a 120'-0" width
limit for LR3 zones outside Urban Villages, Urban Centers or Station
Area Overlay Districts

50!_0"

Maximum facade length in Lowrise zones:

The maximum combined length of all portions of facades within 15 feet of
a lot line that is neither a rear lot line or a street or alley lot line shall not
exceed 65 percent of the length of that lot line, except as specified in
subsection 23.45.527.B.2.

North Lot Line:
111.75' X 65% = 72.64 = 72'-8"max facade length

South Lot Line:
111.71' X 65% = 72.62 = 72'-7"max facade length

72!_6“
Per SMC 23.45.530, projects exceeding 1.6 FAR in LR3 zone shall
meet green building standard in accordance with SMC Chapter 23.58D

Exterior lighting shall be shielded and directed away from adjacent
properties. Per SMC 23.45.534.A

20 percent of parking spaces shall be EV-ready per SMC 23.54.030.L
(2 spots)

3104 Western Ave #107
Seattle, WA 98121
206.204.0490
www.motion-space.com

architecture + design PLLC

motionspace

11229 & 11231 Greenwood Ave N

Uiuiu Greenwood
Seattle WA 98133

Zoning Data
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Priority Design Guidelines

| Seattle

Greenwood /. Phinney.

Summary of direction . |

GU|deI_|_ne .| Ref Supplemental Guidance for ADG Packet Pro.J-e-(_:_t'_APPI_I_Catlon
_________________________ g/lxiélrrig'rz:n%a%:![gﬁgory.. .The buildings are staggered in plan This makes it a bit harder to maximize the FAR
01 Dayllght * CS1B1 spaces and minimize of the design, given the setbacks and facade length limitations, however it also
Shading sﬁadin on adiacent provides for corner windows at every unit at every floor, maximizing daylight to the
sites. 9 ) interior and making the most of the tight interior dimensions of the townhouses.
,[L(J)Z%gerxa';tr']r;gaﬂée -~ .|"The townhouses are arranged with the hillside so that all 7 have views of the
| _ consider stepping | Olympics (and potentially, Puget Sound) with the three on Greenwood ave belng a
AR | IR building to 'fuII roor higher than those accessed off the alley. : -
Use Existing - cs1 G2 C_S1 l. Take advantage of accommodate
02 Site Topography views of Olympics. .- levati h . -Thls also helps with privacy between unlts more isolation between front and back
D . ?:l:/: a?jr\]/:ntaarg];geeof an d | roof decks, and separation between similar occupancies between front and back
enhance views. o units (ie- the Kitchens are on L2 |n each plan, but those don't line up. honzontally,
................ ..reduc'ng Overlapplng Use) )
Incorporate CS211i, i b: Reinforcement
Existing of remdenﬂal_development The front three units on Greenwood Ave have been biased toward the S to provide
03 Landscape CS1 D1 | patterns: Residential Protect existing on-site | more clearance for the neighbor's existing trees just over the property line.  Since
Elements CS2 D2 | development with modest natural features. these are non-exceptional trees, this is not required, but this makes it more Ilkely the
Iandscape. setpack and trees can continue to thrive as a streetscape amenity.
Existing Site access built slightly above
Features grade

Massing plan showing staggered
arrangements of the 7 units.

The East units are slightly higher to protect a scenic view

from the roof deck.

27'-6 TREE PROTETION
T / FENCING, TYP

&

o
4! 7' -0
T
|\| 3

gy

EXTENT OF TEMP
. EXCAVATION AT 1:1

' EXCEPT AT SHORING,
éfz UNO o

SRA : WALL TO MINIMIZE

Plan showing existing tree condlition at the
front three units. Green line indicates
proposed tree protection fencing, red line
extent of 1:1 exavation

3104 Western Ave #107
Seattle, WA 98121
206.204.0490
www.motion-space.com
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Seattle WA 98133 -
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SINEERy SHORING BENEATH FOOTPRINT
BTN T - AT STEPPED IN FOUNDATION

DISTURBANCE TO TREES
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Priority Design Guidelines

Guidelifie -~ "1

Seattle
Ref

Greenwood /. P-hihney_
Supplemental Guidance

Summary of direction . |

for ADG Packet

Proje‘_cf.Appl'ication

3104 Western Ave #107
Seattle, WA 98121
206.204.0490
www.motion-space.com

Architectural

CS21i, i b: Reinforcement
of residential development
patterns: Residential

Emphasize sense of -
place, enhance existing
identity. Provide

-a whole with simple but high quallty design. e

The front building is set back (more than required) from Greenwood Ave, and the

Adjacent Sites

sites.

04 Presence CS2 AZ | development with modest modest setback and main entry to the front units is 3-5 feet above the street level as outlined in the
| landscape setback and entry slightly above | neighborhood supplemental guidance packet. The units being staggered in plan
access built S“Qhﬂy above grade for residential . - | breaks up the facade and provides visual interest. The three front units aré proposed
grade : development. . -['with wood rainscreens and metal deep window boxes, using more interesting high-
o -quallty materials along Greenwood Ave as outlined in the city-wide gwdellnes
_ "'Because we are providing parklng, the rearward (Alley) units are blased away from
.-~ | the-alley much more than reqwred ‘providing privacy to the smaIIer-scaIe
- | development across the alley. S
"""""""" To the N, the neighboring apartment' building has a largely blank wall, but has one
""""""""""""""" row of wmdows going up the building. Because our project elected to bias the front
building to the S to provide more space to the existing trees, there is extra space
provided these windows, and they do not align with any window in the front units (all
Respect for Minimize disruption of | our corner windows are on S corners due to solar and privacy considerations)
05 CS2 D5 privacy on adjacent

The development to the S is a very similar typology to ours, but in the one place we
have provided a large S window (the corner window on unit 7) it aligns with the space
between the upper and lower buildings, rather than looking directly into a neighboring
unit.

Finally, we have tried to minimize the amount that the fenestration lines up across
the space between the upper and lower buildings. This means we are showing less
glazing on the E fagade of the W building than otherwise we might. The stagger of
the building provides opportunity to get additional glazing facing S (and not across
the courtyard) for the lower units.

architecture + design PLLC

motionspace

11229 & 11231 Greenwood Ave N

Seattle WA 98133

Uiuiu Greenwood

Aerial view of the project showing adjacent site condition.

The project's scale and use of repeated vertical elements matches the hyper-local context of the neighborhood.
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DR6.1

06/02/22




Priority Design Guidelines

Greenwood /. Phinney.

Summary of direction . |

3104 Western Ave #107
Seattle, WA 98121
206.204.0490
www.motion-space.com

architecture + design PLLC

motionspace

.| Seattle .
Gwdel_l_h.e. | Ref Supplemental Guidance for ADG Packet PrO.Je-(_:_t'_APPI_I_Catlon
_______________ Complimentary /
........... cs3 i Smallscale COmpat|b|eW|th
Established hitectural details at ground | SStaPished
o Neisgabosrhgo 4 | cssas ?er\c/;ell ?gnl::irsacar?inagll Satground | heighborhood Landscaping and architectural details (entry stoops, rainscreen, window boxes) on
Character "utilitarian, non-flamboyant" ﬁgiggtzrhtNrgirg-block Greenwood Ave fagade.
S le on Greenwood Ave N 1boya
sty SR design with small scale | ...
' ' architectural details at . .|
ground level.
Access -~ R | |
hallenges 1 PL2 A2 : " -
Ecyeaseorrj]gtehse.w PL2 B1 Err]?\gﬁg ;%rczzl;eioeye_s_ ! Shared bike parking accessed from Greenwood with shared 'eyes on" from aII 7 units.
07 street . PL4 B _ residences access and: | Shared bike parking accessed through shared courtyard space (all 7 unlts)
Plan ahead for R .DC1 B2l bike storage | Shared pedestrian access prowded from Greenwood to alley. =
Sioacior. vlibzs) ... | bikestorage . | T T T T T T T
Design primary entries to be . :
obvilc?usPléntrigs to glground— P rov[d_e obvious, . . : : :
PL4 | related housing should be identifiable and human- | Entries to units on Greenwood accessed directly off Greenwood (slightly raised to
08 Entrv Location | A1 19 | scaled and detailed scaled entries to comply with other design guidelines). Entries off Alley / near parking provided for
ry appropriately ground related housing. | lower western units, along with second "back doors' directly to kitchen from shared
PL2 C1 ’ Provide overhead space between buildings. All entries are provided with overhang.

Overhead weather protection

weather protection.

(E) BUILDING

PROJECT HEIGHT'

(E) BUILDING

View of rainscreen elements from Greenwood Ave N.

Lower W unit entries.

Secondary entrance for Alley facing units.

11229 & 11231 Greenwood Ave N

Seattle WA 98133 -

Uiuiu Greenwood

Priority Design Guidelines
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Priority Design Guidelines

3104 Western Ave #107
Seattle, WA 98121
206.204.0490
www.motion-space.com

Guidélih’é" ..-.] Seattle Greenwood /. P-h_ihney__ Summary of direction_ .- | Pro.je'(':'t'-AppI'ication
. Ref Supplemental -Guida__n__c_e for ADG Packet SR
............... PrOVIdeforseCUFIty,
Secunty .......... CS21lib- streetscape ....... privacy at ground level .- l......... e
Privacy, pL3 | compatibility. Residential residential entries. Entries are set back 7-10 ft and ralsed up from sidewalk level. Pendlng SDOT
09 Definition for B1+2 | buildings on Greenwood Entries from determination of ROW use, 19-22 ft of landscaping is shown between the building
ground level should be above sidewalk Greenwood Ave should | and sidewalk. Repeated vertical elements help define individual units.
residential level, set back where possible | set back and above
o DR sidewalk level
SRR Consider composition. - ‘| Unit stagger creates articulation and modulation at street and alley facades;
Facade o of al! facad_es and - ".|.enhanced by rainscreen elements proposed on greenwood Ave. We have turned the
10 composition, ... DC2 | DC2 1 - Fagade art_lculatlon provide articulation and |.corner and wrapped the visible fagade detail at the building corners, typically (NE,
blank walls. | B1*2 | and modulation - - modulation. Avoid | SE,"and SW) reducing the visual impact of the side yard facades and providing visual
R ' large blank walls on ~ - | interest. Retaining the trees in the NE of the site also helps screen the most visible
............... visible facades. "'} -side- fagade from Greenwood. e )
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Section perspective facing North showing entry height difference and
project to sidewalk distance (measurements shown in site plan).

Greenwood Ave N units are staggered and wrapped
with a rainscreen fagade to reduce visual impact.
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Precedents

General Massing

L |i| -'
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Alternate Entry

Lap Siding
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3104 Western Ave #107
Seattle, WA 98121
206.204.0490

architecture + design PLLC www.motion-space.com
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SOIar Stu dy NEW SHADOW [ EXISTING SHADOW j

3104 Western Ave #107
Seattle, WA 98121
206.204.0490
www.motion-space.com

June 21 at 9AM June 21 at 12PM June 21 at 3PM
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