DRAFT

STREAMLINED DESIGN REVIEW

2337 16th Ave S
Seattle, WA 98144

SDCI PROJECT NO:
3039554-LU

MEETING DATE:
06.29.2022

APPLICANT CONTACT:
Jason Simonis, The Seattle Land Use Company

David May, Project Manager
david@caronarchitecture.com
206.387.1382

Caron Architecture
801 Blanchard St, Suite 200, Seattle WA 98121

CARON

CARON REF #2022.014.2337



=
—_—

SESCoE:

L i ‘
\ = ‘%\\‘L ‘ S -
= ﬁ i
23414 = | T
! } 2341B
— =
i L
L 3 |
|
. = =l
== i
M! % = = I \
S B = N \
4N iy o -
/( ‘?T{; o i v ?- ‘ v'.~ 5 —
5 = \ — 2 | il N | ) \ & / ey S ’Vi\YAd
< [ : AN Y |
:/ Q‘ AF/ r“;ﬁ \\ A\
VIEW FROM 16TH AVE S
CONTENTS PROJECT TEAM SITE INFORMATION DEVELOPMENT STATISTICS
FAR/MHA Diagrams pe. 3 OWNER ADDRESS: ZONING:
Development Objectives pg. 4 Jason Simonis 2337 16th Ave S, Seattle, WA 98144 LR2 (M1)
ngmary of Public Outreach pg. 5 The Seattle Land Use Company SDCI PROJECT NO.: BUILDING HEIGHT:
f'tedp'a" o pg-; CARON ARCHITECTURE CONTACT 3039554-LU 40’
andscape Plan pg. . .
Content Analvsi 10 David May,.PrOJect Manager PARCEL(S): FAR (1.4):
ontent Analysis PE Caron Architecture 9121000405 lowable:
Zoning Data pg. 14 david@caronarchitecture.com A owa. e: 8,400 SF
Design Guidelines Pg 15 206.387.1382 SITE AREA: Per Unit: 1,03666 SF
Architectural Concept 6,000 SF Total Proposed FAR: 8,322.62 SF
E:z‘::t:r:ss Sg g Caron Reference No.: 2022.014.2337 OVERLAY DESIGNATION:
Sections 0g. 27 North Beacon Hill (Residential Urban Village)
Privacy Analysis pg. 28
Renderings pg. 30

DISCLAIMER: RENDERINGS AND ELEVATIONS ARE FOR ILLUSTRATIVE PURPOSES ONLY

STREAMLINED DESIGN GUIDANCE

GROSS AREA:
Per Unit: 1,165.21 SF
Total Gross Area: 9,321.66 SF

RESIDENTIAL UNITS:
8 Townhouses

PARKING STALLS:
None required, 5 provided

BIKE STALLS:
Long-term: 8 required, 8 provided
Short-term: 1 required, 1 provided



2.0 FAR / MHA

DIAGRAMS & CALCULATIONS

UNIT 1 UNIT 2 UNIT 3 UNIT 4-6 UNIT 7-8
FAR FAR EXEMPT FAR FAR EXEMPT FAR FAR EXEMPT FAR FAR EXEMPT FAR FAR EXEMPT
ROOF 36.94 1.46 36.94 7.48 36.94 7.48 36.94 7.48 36.94 7.48
L3 337.74 17.71 337.74 17.71 337.74 17.71 337.74 17.71 338.13 17.71
L2 337.74 17.71 337.74 17.71 337.74 17.71 337.74 17.71 338.13 17.71
L1 324.24 17.01 324.24 17.01 324.24 17.01 324.24 17.01 338.13 17.71
TOTAL (PER UNIT) 1036.66 53.89 1036.66 59.91 1036.66 59.91 1036.66 59.91 1051.33 60.61
TOTAL 1036.66 53.89 1036.66 5991 1036.66 5991 3109.98 179.73  2102.66 121.22
CHARGEABLE FLOOR
AREA TOTAL 8797.28
TOTAL FAR 8322.62
MAX ALLOWED FAR LOT AREA X FAR = 6000 SF X 1.4 = 8400 SF
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2337 16th Ave S, Seattle WA 98144

23219 +92.05 =
324.24 SF
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3.0 DEVELOPMENT OBJECTIVES

DEVELOPMENT OBJECTIVES

The proposed multifamily development will create 2 three-story buildings
consisting of a total of 8 townhouse units, each with roof top decks. The goal
of this project is to design attractive and livable homes that fit within the
context of the surrounding community while providing density appropriate
for a site located close to the Link Light Rail and the Beacon Hill Commercial
District. Although the site is within the Parking Flexibility Area where parking
is not required, 5 surface parking stalls will be provided and accessed from
the alley.

STREAMLINED DESIGN GUIDANCE

9-BLOCK AERIAL MAP



3.0 SUMMARY OF DESIGN COMMENTS DURING PUBLIC OUTREACH

As part of the department of neighborhood Community Outreach Program requirements, the
project team used the following outreach methods:

1. Printed Outreach: posters were hung at 10 businesses, community centers, or public venues
within a half mile of the site, and all of the posters were visible from the sidewalk. See English
poster example provided on this page.

2. Electronic/Digital Outreach: online survey and interactive project website.

3. Additional Electronic/Digital Outreach: email to community organizations and ethnic media
identified by DON.

All of the above outreach methods were presented and available in the four languages required
by DON (English, Traditional Chinese, Vietnamese and Spanish).

DESIGN RELATED COMMENTS RECEIVED DURING COMMUNITY MEETING

In total, the community outreach methods outlined above received a total of six website
pageviews across all translations of the project website, no phone calls on the project feedback
hotline, and one survey response to the four survey translations. The survey respondent provided
the following comments:

e What is most important is that the project is designed with environmental sustainability
in mind.

e  What is most important for designing the public areas is that it’s good for pedestrians
(enough space to walk, etc.) and that there are lots of plants/greenery.

®  Concerned that the project will not be affordable.
® Concerned with the waste and embodied carbon generated by new construction.

® There are a lot of mixing communities due to gentrification, it would be important for
you to know/learn the history of the area in terms of redlining and racial makeup.

e Sustainability and resilience. I'd personally love to see on site renewable energy, a
building that uses healthy and low-embodied-carbon materials, and planning for things
like extreme weather due to climate change. Also construction waste diversion!
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Learn about the proposed 2337-2341 16th Ave S project.
+ The proposed project is demolition of existing structures and construction of four

4-unit townhomes with off-street parking stalls
+ The property is zoned LR2 (M1)

Contact Information

Email:

Learn more
Address:
2337-2341 16th Ave S 2337-16thAve S@AffordableCommunityOutreach.com
Seattle, Washington 98144
Website:
2337-16thAveS. AffordableCommunityOutreach.
Feedback:

https://forms. gIe/d9WMqhxXVX2thYJ9

Owner’s Rep.: Anna Sullivan
Project Phone: (206) 830-0887
Project Nos.: 001765-22PA and 001766-22PA

Privacy Notice: The information being collected may be submitted to the City of Seattle. Therefore,

personal information entered on this form may be subject to disclosure to a third-party requestor pursuant to

the Washington Public Records Act. Additionally, cameras and audio recoding devices may be in use for
events.

2337 16th Ave S, Seattle WA 98144 CARON ARCHITECTURE
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4.0 SURVEY / TREE SURVEY
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4.0 SITE PLAN
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4.0 LANDSCAPE PLAN
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4.1 LANDSCAPE PLANT SCHEDULE

PLANT SCHEDULE
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BIORETENTION

BOTANICAL / COMMON NAME

Aesculus x carnea 'Briotii' / Red Horsechestnut
Street Tree - Single leader

BOTANICAL / COMMON NAME

Carex comans Frosty Curls' / New Zealand Hair Sedge

Carex oshimensis Everillo' / Everillo dopanese Sedge

Evonymus japonicus 'Greenspire' / Greenspire Upright Evonymus
Haokonechloa macra 'Aureola’ / Golden Variegated Hakonechloa
Hosta x ‘Brim Cup' / Brim Cup Hosta

Hydrangea macrophylla Nikko Blue' / Nikko Blue Hydrangea
Liriope muscari 'Big Blve' / Big Blve Lilyturf

Mahenia euryoracteata 'Soft Caress' / Mahonia Soft Caress
Pennisetum alopecuroides Hameln' / Hameln Dwart Fountain Grass
Polystichum munitum / Western Sword Fern

Prunus laurocerasus Mount Vernon' / Mount Vernon Laurel
Sarcococca ruscifolia / Fragrant Sarcococca

Spiraea x bumalda 'Limemound' T™M / Limeound Spirea

BOTANICAL / COMMON NAME

GROUND COVERS

Acorus graminevs 'Ogon' / Golden Variegated Sweetflag
Cornus alba / Tatarion Dogwood

Cornus sericea Flaviramea' / Yellon Twig Dognood
Panicum virgatum 'Heavy Metal' / Blue Snwitch Grass
FPolygonatum odoratum / Solomon's Seal

BOTANICAL / COMMON NAME

Rubve calycinoides Emerald Carpet' / Creeping Raspberry

Vinca minor 'Bownles Blue' / Dnarf Perininkle

2337 16th Ave S, Seattle WA 98144

CARON ARCHITECTURE
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5.0 SITE PHOTOS

OPPORTUNITIES / CONSTRAINTS

This mid-block site on 16th Ave S is located in a
quiet, single family residential area. The site slopes
from the alley about 14’ to the east.

Located in the North Beacon Hill neighborhood,

this area has been upzoned and is being
redeveloped with townhouses and rowhouses.

S COLLEGE ST

15TH AVE S
16TH AVE S
17TH AVE S

B
g(‘

Q,

¢

Z S BAYVIEW ST

g

MAP KEY N
- Project Site @
@» View
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P

4 NORTH PROPERTY LINE, LOOKING WEST 5 NORTH PROPERTY LINE, LOOKING EAST

6 WEST PROPERTY LINE, LOOKING EAST

7 NORTH PROPERTY LINE, LOOKING SOUTH 8 NORTH PROPERTY LINE, LOOKING SOUTHEAST 9 BACK OF EXISTING STRUCTURE, LOOKING NORTHEAST



5.0 DESIGN CUES

NEIGHBORHOOD VICINITY

This site is currently surrounded with traditional
residential characteristics, however, the neighborhood
is increasing in density where some of the former single
family homes have been replaced by Multi-Family
developments. Multiple townhouses and low-rise
apartments with varying design aesthetics are within
walkable distance from the site.

DESIGN CUES

The neighborhood has a combination of traditional
and modern designs which create visual interest for
pedestrians, motorists, and members of the community.
This project will strive to find a balance through building
scale, material selection and architectural features.

S COLLEGE ST

%
s
>
%
R

S BAYVIEW ST

S IAV HLET
S IAV HLVT
S 3NV HI9T
S 3NV HLLT

S AV HIST

S LANDER ST@

MAP KEY N

- Project Site @

(@» Location

1 LOW-RISE APARTMENT, 1604 S ROBERTO MAESTAS FESTIVAL ST

4 TOWNHOUSE DEVELOPMENT, 2707 14TH AVE S

==\

2 SINGLE FAMILY RESIDENCE, 2355 16TH AVE S

5 MODERN SINGLE FAMILY HOUSE, 1708 S LANDER ST

3 TOWNHOUSE DEVELOPMENT, 2300 15TH AVE S

6 TOWNHOUSE DEVELOPMENT, 2387 BEACON AVE S

2337 16th Ave S, Seattle WA 98144
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5.0 SITE STREETSCAPES

1 16TH AVE S LOOKING EAST

2 16TH AVE S LOOKING WEST
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5.0 CONTEXT & URBAN DESIGN ANALYSIS
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2337 16th Ave S, Seattle WA 98144 CARON ARCHITECTURE
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6.0 ZONING DATA

APPLICABLE ZONING SMC-SECTION SMC REQUIREMENT COMPLIANCE / REFERENCE

Floor Area Ratio (FAR) Limits 23.45.510 1.4 FAR limit in LR2(M1) zone for townhouses with MHA suffix. V, SEE P2 DEVELOPMENT STATISTICS

Density limits and family-size unit

. 23.45.512 Townhouse development: no density limit v
requirements - LR zones
Structure Height 23.45.514 40’ height limit V, SEE P25 SECTION
Front and rear setbacks: 7’ average, 5" minimum Adjustment, built-out facade 6” into
Setbacks & Separations 23.45.518 Side setbacks from facades greater than 40’ in length: 7’ average; 5" minimum. minimum setback, SEE P6 SITE PLAN
Minimum 10’ separation between principal structures. (northeast corner of TH 2)

25% of lot area: 50% of required amenity space to be at ground level (10’ min. dim. from side lot lines). Amenity areas on roof structures that

A ity A 23.45.522 .. . . .
menity Area meet the provisions of subsection 24.45.510.D.5 may be counted as amenity area provided at ground level.

V, SEE P6 SITE PLAN

Townhouses inside LR2 zone have maximum structure width: 90’
23.45.527 The maximum combined length of all portions of fagades within 15 feet of a lot line that is neither a rear lot line nor a street or alley lot line shall V, SEE P6 SITE PLAN
not exceed 65% of the length of that lot line.

Structure Width & Facade Length
Limits in LR Zones

FAR limit higher than 1.2 in LR2 zone, the applicant shall make a commitment that the proposed development will meet the Green Building

Green Building Standards 2345.530 standard and shall demonstrate compliance with that commitment, all in accordance with Chapter 23.58D.

Light & Glare Standards 23.45.534 All light to be shielded and directed away from adjacent properties: parking to have 5’ - 6" screen or hedge. V, SEE P6 SITE PLAN

Alley access required.

PITlifs Lereeatol, HEEass & 23.45.536 The alley does not require improvements. V, SEE P6 SITE PLAN

Screening Parking provided at rear of lot.

Vehicle parking: no minimum requirement (residential urban village) 5 parking stalls provided, SEE P6 SITE PLAN
Required parking 23.54.015

Bicycle parking: multi-family structures = 1 per dwelling unit (long-term), 1 per 20 dwelling units (short-term) V, SEE P6 SITE PLAN
EIIE(-:\'/c_th;ca:j/sblcle =% 23.54.030 When between 1 and 6 parking spaces are provided, each of those parking spaces shall be EV-ready. V, SEE P6 SITE PLAN
=l Wi 1 Gzeyelklble Wil 23.54.040 SPU grants a modification to Land Use code 23.54.040 to allow for shared solid wasate storage areas. In progress, SEE P6 SITE PLAN

Storage & Access

14 STREAMLINED DESIGN GUIDANCE



7.0 ARCHITECTURAL DESIGN RESPONSE

CONTEXT AND SITE

CS1. NATURAL SYSTEMS & SITE FEATURES
Use Natural systems / features of the site and its surroundings as a starting point for project design.

B. Sunlight and Natural Ventilation
Architect Response:
Instead of the project comprising of one large building, the eight units are divided among two smaller buildings.
The units are oriented such that every unit is a corner unit and therefore the layout maximizes sunlight and
ventilation into the interior.

C. Topography
Architect Response:
The two buildings, and front and back units within the buildings, will be staggered in height, responding to the
natural topography of the site.

D. Plants and Habitat
Architect Response:
There is some existing landscaping and natural habitat on the project site, which is primarily covered by an
existing building, specifically in the front yard with different types of bushes. The setback in all directions of the
site as well as the open space in the middle of the site provide opportunities for new trees and landscaping.

CS2. URBAN PATTERN & FORM
Strengthen the most desirable forms, characteristics, and patterns of the streets, block faces, and open spaces in the
surrounding area.

B. Adjacent Sites, Streets and Open Spaces
Architect Response:
The project works with the existing topography by sloping up to the west and stepping the buildings in response,
thereby minimizing impact to neighboring parcels. Vehicular access will use the existing alleyway to the west of
the project site, so as not to disrupt current patterns of pedestrians, bikes, and cars. Open space is maintained at
street front & midpoint of the project.

C. Relationship to the Block
Architect Response:
Given the project is located as a mid-block site, the decision was made to maximize light and views by orienting all
units as corner units. This creates visual interest all on sides of the site for adjacent neighbors.

CS3. ARCHITECTURAL CONTEXT & CHARACTER
Contribute to the architectural character of the neighborhood.

A. Emphasizing Positive Neighborhood Attributes
Architect Response:
The project is responding to the existing architectural context, which is a mix of traditional single family houses
and contemporary multifamily. Breaking the project into two buildings breaks the massing down to best fit the
existing neighborhood. The proposed buildings will also reflect design elements and materials presented in the

neighborhood context, such as those found on the new townhouse project right next door.

PUBLIC LIFE

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

B. Walkways and Connections
Architect Response:
The project will provide new stair connection and sidewalks to bring residents and guest to the stepped levels
of the townhomes from 16th AVE S and the alley side. Connecting pathways link units with one another and
encourages circulation, promoting a sense of community.

C. Outdoor Uses and Activities
Architect Response:
The project will promote outdoor uses and activities by incorporating visually interesting landscaping and
providing wide unit entries which allow room for seating, potted plants, seasonal decorations, etc. The project’s
courtyard in the middle common amenity area will be an added opportunity for more interactions among
residents and their neighbors.

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
Architect Response:
The project will orient the front units to face the street, and through the use of large windows, put more eyes on
the street to help promote a safer neighborhood. The units are also elevated up from the street, giving residents
more security, while providing a better angle for neighborhood observation.

D. Wayfinding
Architect Response:
To help residents and visitors with navigating the units on-site, the project will incorporate address signs at
resident entries for easy identification. The signs will be visible from the main site entrances at the east side of the
site, and the main shared pathways that run along the north and south property lines.

PL3 STREET LEVEL INTERACTION
Encourage human interaction and activity at the street-level with clear connections to building entries and edges.

A. Entries
Architect Response:
The units were designed so that entries facing one another in the central courtyard have a shared patio
space. The goal was to increase privacy in an area where the units are in close proximity to one another. All
of the unit entries are provided with overhead protection and lighting.

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
Architect Response:
The entries for the units are located safely above the street and sidewalk. Vehicle access was placed at existing
alley side so as to not disrupt current traffic patterns. Walkways connect the street and alley for ease of
pedestrian access. Bicycle parking is located off the alley.

2337 16th Ave S, Seattle WA 98144 CARON ARCHITECTURE
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7.0 ARCHITECTURAL DESIGN RESPONSE

DESIGN CONCEPT

DC1. PROJECT USES & ACTIVITIES
Optimize the arrangement of uses and activities on site.

B. Vehicular Access and Circulation
Architect Response:
The project utilizes the existing alley to minimize the conflict between vehicles and pedestrians. Parking is located
at the rear of the site as opposed to in-between the two structures to further reduce conflicts.

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
Architect Response:
The mass of eight units on the site is broken up into two buildings. The courtyard between the buildings is
elevated in response to the natural slope of the site with the rear (west) building slightly higher than the street-
facing building. The front and back units of each building are also vertically staggered to further break-down the
mass of each building.

B. Architectural and Facade Composition
Architect Response:
The facades of each building were designed to create visual interest on all sides. Various elements, such as
projections, canopies and juliettes are incorporated to enhance the character of each building.

C. Secondary Architectural Features
Architect Response:
Various architectural features are incorporated to add depth and interest to the facades of the two buildings. High
coutrasting colors, window paterns, and metal railings add visual interest and texture to the architecture.

D. Scale and Texture
Architect Response:
Materials of different textures and scales have been thoughtfully arranged to create the facades of the two
buildings and throughout the project to enhance the character of the overall project design. Panel siding of
varying dimensions and horizontal wood siding provide a range of scale, depth and texture that the residents and
pedestrians will find visually interesting.

DC3. OPEN SPACE CONCEPT
Integrate open space design with the building design so that they complement each other.

A. Building-Open Space Relationship
Architect Response:
Instead of locating all of the units in one structure, the project was divided into two buildings in an effort to
create more opportunities for open spaces and inclusion of natural light. The layout of the buildings generates
two open spaces which encourage interactions among residents, neighbors, and pedestrians. The open spaces
located at the front and center of the project balance out the mass occupied by the buildings on site.

C. Design
Architect Response:
The open spaces will be enhanced through the use of hardscape surfaces and plantings.

STREAMLINED DESIGN GUIDANCE

DCA4. EXTERIOR ELEMENTS & FINISHES

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

A. Exterior Elements and Finishes
Architect Response:
The exterior finish materials for the two buildings will include horizontal wood siding and paneled fiber cement
siding. The addition of metal railings at juliette balconies and parapets will add visual interest. These features will
provide an interesting pattern and texture to the exterior and have also proven to be highly durable in Seattle’s
climate. High contrasting colors will also be utilized to enhance certain elements and the overall design aesthetic.
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8.0 ELEVATIONS | MATERIALS
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8.0 FLOOR PLANS
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8.0 BUILDING SECTION
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8.0 RENDERING
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