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ADDRESS: 

LEGAL DESCRIPTION:

 PARCEL A:

PARCEL A:

LOT A SIZE: 

ZONE: 

URBAN VILLAGE: 

ECA: 

MAX FAR LOT A: 

MAX HEIGHT:

PARKING: 

S Charles St.
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ve S

PROJECT DATA

DEMO DUPLEX, CONSTRUCT (6) ROWHOUSES WITH (7) OPEN PARKING 

STALLS, FUTURE UNIT LOT SUBDIVISION

JW ARCHITECTS, LTD

BLACKWOOD ACQUISITIONS, LLC.

  

S Norman St.

900 28TH AVE S 

SEATTLE, WA

PARCEL A PER LBA 3040110-LU

THE NORTH HALF OF LOTS 1, 2, 3, AND 4, BLOCK 1 HICKS ADDI-

TION TO THE CITY OF SEATTLE, ACCORDING TO THE PLAT THERE-

OF RECORDED IN VOLUME 2 OF PLATS, PAGE 69, IN KING COUN-

TY, WASHINGTON

#327480-0010 (PARCEL A) 

5780.09 SF

LR2 (M)

NO

NO

8092 SF

40’ + 4’ PARAPET & 10’ PENTHOUSE

3 STALLS REQUIRED

PROJECT DESCRIPTION 

LOT A:  

 PROJECT TEAM

ARCHITECT:

DEVELOPER: 

30th
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ve S
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28th
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• THERE ARE TREES ON SITE BUT NONE ARE DEEMED 
EXCEPTIONAL

• CORNER LOT W/ ACCESS FROM 28TH AVE S AND S CHARLES ST

• NO ALLEY ACCESS

• MINIMAL GRADE CHANGE - VERY SLIGHT SLOPE UP TO THE EAST

SITE CHARACTERISTICS

SITE SURVEY

specified in the ISA Tree Risk Assessment Manual and on nearly 22 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 for trees on private properties are specified in 
Director’s Rule 16-2008 and SMC 25.11 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.

There are four trees on the property, one just off-site within the right-of-way to the north. 
The column CSD is crown spread diameter. The exact location of the tree is not known 
without a survey. Following is the information on the tree.

# Species Dbh CSD Condition and Status 
1 English laurel               m.t ~ 14”-16” 26’ This “tree” is a stand of approximately 50- 
 (Prunus laurocerasus)   60 stems measuring between 1” and 2” in 

diameter, all likely sharing the same root 
system, thus, they are collectively a single 
tree. Not exceptional. Not required to be 
retained or protected. 

2 Crabapple (Malus sp.) 14” 18’ Located within the right-of-way. Does not 
meet the threshold diameter  

3 Bittercherry  24” 42’ Good condition and health. Never classified  
 (Prunus emarginata)   as exceptional. Not in a grove. 
4 Bittercherry  26” 42’ Good condition and health. Never classified  
 (Prunus emarginata)   as exceptional. Not in a grove. 
5 Bittercherry  24” 44’ Good condition and health. Never classified  
 (Prunus emarginata)   as exceptional. Not in a grove. 

3.0 Tree Retention and Protecton Required

The City of Seattle’s exceptional tree designation specifications and protection 
measures are provided in the Director’s Rule 16-2008. No trees on the property meet 
the threshold diameter to be classified as exceptional, therefore, no tree retention or 
protection is required.

4.0 Use of This Report and Limitations

This report is provided to Blackwood Builders Group to address the City of Seattle’s 
requirements for tree inventories for developing lots for the properties at the addresses 
of 900 & 906 28th Ave. S. in the City of Seattle, WA. This report addresses only trees on 
this property and just off-site. There is no gurarantee that retained trees will survive 
through construction, and as trees are dynamic and their conditions can change rapidly 
due to environmental changes, Shoffner Consulting cannot be held liable for the failure 
of any retained trees.

PARCEL A: 

THE NORTH HALF OF LOTS 1, 2, 3 AND 4, BLOCK 1, HICK’S ADDITION 
TO THE CITY OF SEATTLE, ACCORDING TO THE PLAT THEREOF 
RECORDED IN VOLUME 2 OF PLATS, PAGE 69, RECORDS OF KING 
COUNTY, WASHINGTON.

LEGAL DESCRIPTION

ARBORIST REPORT
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HIGH-IMPACT METHOD: 

We mailed fl yers in a 500 foot radius from the site. Flyers provided information about the 
project and location, as well as a QR code to scan and access to the project website 
and on-line survey.

APPROVED BY DON ON 10/07/2022

SEEKING COMMUNITY INPUT
EARLY COMMUNITY OUTREACH FOR DESIGN REVIEW

We’d like to 

hear from you!

900 28th Ave S

* jwaseattleoutreach.wixsite.com/90028  ** ONLINE SURVEY from Sep.15 - Oct. 6 2022 jwaseattleoutreach.wixsite.com/90028-survey-eng

SDCI #3040154-EG and #3040156-EG
Blackwood Builders Group and JW Architects are collaborating to design the 

redevelopment of 900 28th Ave S. This project will be located on the corner lot of S Charles 

St and 28th Ave S. When it’s complete, the new homes will be a variety of three to four story 

structures and will include six townhomes, six rowhouses, 12 open parking stalls and a future 

lot subdivision.

Project Contact: 

Julian Weber, Founding 

Principal, JW Architects

outreach@jwaseattle.com
For additional information on the project please visit the Seattle Service Portal 

(SDCI), record number #3040154-EG and #3040156-EG or the project address.

Project Contact: 

Julian Weber, Founding 

Principal, JW Architects

outreach@jwaseattle.com

What type of feedback is the Design Review looking for?

• Reference unique neighborhood features and character

• Building forms and materials, sidewalk experience
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Link to Online Survey 
and dates

Link to dedicated project 
website and public 
comments.

QR Code to easily 
access the Online survey 
and dedicated website

Direct access to Online 
Survey from QR Code

Direct access to dedicated 
project Website from QR Code

!

*

**

900 28th Ave S

* jwaseattleoutreach.wixsite.com/90028  2022  9  15  10  6 jwaseattleoutreach.wixsite.com/90028-survey-kor

SDCI #3040154-EG and #3040156-EG

Julian Weber, Founding 

Principal, JW Architects

outreach@jwaseattle.com
.

Julian Weber, Founding 

Principal, JW Architects

outreach@jwaseattle.com

.

Design Review ?
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900 28th Ave S
SDCI #3040154-EG and #3040156-EG

Julian Weber, Founding 

Principal, JW Architects

outreach@jwaseattle.com

Julian Weber, Founding 

Principal, JW Architects

outreach@jwaseattle.com
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RAADINTA BULSHADA
WACYIINTA BULSHADA HORE EE DIB U EEGIDDA NAAQAADA

Waxaan jeclaan 
lahayn inaan 
kaa maqalno!

900 28th Ave S

* jwaseattleoutreach.wixsite.com/90028 ** Sahaminta khadka tooska ah laga bilaabo Seb.15 - Oktoobar 6 2022 jwaseattleoutreach.wixsite.com/90028-survey-som

SDCI #3040154-EG and #3040156-EG
Blackwood Builders Group iyo JW Architects waxay iska kaashanayaan naqshadeynta dib-u-dhiska 900 28th Ave 

S. Mashruucaan wuxuu ku yaali doonaa booska koonarka ah ee isgoyska S Charles St iyo 28th Ave S. Markuu 

dhameystirmo, guryaha cusub waxay ahaan doonaan noocyo kala-duwan oo ka kooban saddex ilaa afar dhismo 

dabaq waxaana ku jiri doona lix guri oo townhomes ah, lix guri oo isku-dhegan, 12 boos oo gaari-dhigasho oo furan 

iyo qeyb-hoose oo boos mustaqbal ah. Hadda un baan bilaabeynaa qorsheynta – dhisidda waxay bilaaban kartaa 

Xagaaga (Summer) 2023 dhismahana waxaa la furi karaa ugu horreyn Jiilaalka (Winter) 2024.  

Xiriirka Mashruuca:

Julian Weber, Founding 

Principal, JW Architects

outreach@jwaseattle.comMacluumaad dheeri ah oo ku saabsan mashruuca fadlan booqo Xariirka 

Adeegga Seattle (SDCI), lambarka diiwaanka #3040154-EG iyo #3040156-EG 

ama ciwaanka mashruuca.

Xiriirka Mashruuca:

Julian Weber, Founding 

Principal, JW Architects

outreach@jwaseattle.com

Waa maxay nooca jawaab celinta uu raadinayo Naqshadeynta?

• Tixraac sifooyin xaafadeed oo gaar ah iyo dabeecad

• Foomamka iyo qalabka dhismaha, waayo-aragnimada laamiga
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BUSCANDO APORTACION DE LOS VECINOS
DIFUSION COMUNITARIA PARA LA REVISION DE DISEÑO

Nos gustaría    

saber su opinión

900 28th Ave S

* jwaseattleoutreach.wixsite.com/90028  **  ENCUESTA EN LINEA desde Sep.15 - Oct. 6 2022 jwaseattleoutreach.wixsite.com/90028-survey-spa

SDCI #3040154-EG and #3040156-EG
Blackwood Builders Group y JW Architects están colaborando para diseñar el sito localizado en 900 

28th Ave S. Este proyecto estará localizado en el lote de la esquina de S Charles St y 28th Ave S. 
Cuando estén terminados los hogares consistirán en una variedad de estructuras de tres y cuatro 
pisos que incluirán (12) casas asociadas y (12) sitios de estacionamiento con subdivisión de lote 
en futuro. Apenas estamos empezando a planear ahora – la construcción podría empezar en el 

Contacto del proyecto:

Julian Weber, Founding 
Principal, JW Architects

outreach@jwaseattle.comPara más información sobre el proyecto visite el portal de la Ciudad de Seattle 
(SDCI), buscando el número de proyecto #3040154-EG & 3040156-EG o la dirección.

Contacto del proyecto:

Julian Weber, Founding 
Principal, JW Architects

outreach@jwaseattle.com

¿ Qué tipo de comentarios esta buscando la Revisión de Diseño?

• Las características y lugares únicos del vecindario
• Formas y materiales de construcción, experiencia peatonal.
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What is your connection to this development project?

We will be improving the sidewalk and landscaping at street-level.

What design features do you prefer?

What are some landmarks/spaces that help to identify your 

neighborhood

What is your age?

How long have you lived in the neighborhood?

What is most important to you about 

a new building on this property?

What are the languages spoken in your home?

What do you like least about living/working in your 

neighborhood

Is there anything specifi c about this property or 

neighborhood that would be important for us to know

What concerns do you have about the project?

What do you like most about living or working in your 

neighborhood?

SURVEY RESULTS

We received a total of 9 survey responses for this project. The survey available on 
the dedicated website https://jwaseattleoutreach.wixsite.com/90028-survey-eng 
from September 15 through October 6
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N

SITE PHOTOS 

A1 ~ AERIAL LOOKING NORTH WEST

A2 ~ AERIAL LOOKING SOUTH EASTREFERENCE AERIAL FOR SITE PHOTOGRAPHS

1

2

2
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A2

SITE
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STREET ELEVATIONS 

P1 ~ PANARAMA ON THE CORNER OF  CHARLES AND 28TH

P2 ~ PANARAMA FROM THE NE CORNER OF THE LOT

P3 ~ PANARAMA FROM THE NW CORNER OF THE LOT
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SSTREET COLLAGESOLLAGESSTREET COLLAO GESESSTREET COLLALASTREET COLLALSTREET COLLAA

ACROSS THE STREET

S CHARLES ST LOOKING NORTH

28TH AVE S 29TH AVE S

S CHARLES ST

S NORMAN ST

ACROSS THE STREET

28TH AVE S LOOKING WEST
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STREET COLLAGES

SITE

28TH AVE S LOOKING EAST

28TH AVE S

S NORMAN ST

29TH AVE S

S CHARLES ST

SITE

S CHARLES ST LOOKING SOUTH
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CONTEXT SECTION

NORTH/SOUTH SITE SECTION LOOKING EAST

 EAST/WEST SITE SECTION LOOKING SOUTH

SITE

SITE
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6. Saint Gebriel Ethiopian 

Orthodox Tewahido 

Church Seattle

Seattle branch church with 
the teaching established by 
the doctrines of Ethiopian 
Orthodox Tewahdo Church.

4. Frink Park

Frink park is a 17.2 acre densely 
vegetated hillside. The Frink 
Creek runs through the ravine.

1. Judkins Park

Judkins park is multipurpose park in the Central Area. 
It’s a six block strip of land fi lled with sports areas, grass 
fi elds, skate park, playground, ball fi eld, etc. There’s 
expanding views from a lookout area and additional 
amenities like restrooms and shelters.

2. Wood Technology Center

The Wood Technology Center has been 
education facility dedicated to the education of 
building trades.

5. Grace United Methodist 

Church

Grace United Methodist Church 
is small progressive church group. 
They strive to grow relationships with 
each other and god.

3. Central Area Senior 

Center

Central Area Senior Center is a 
community where they help the 
elderly have the opportunity to 
continue living rich, healthy and 
fulfi lling lives.

SITE

CONTEXT AXO

MLK
 Jr

 W
ay S.
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31st 
Ave S

S Charles St.
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S. Judkins St.
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SITE

LR

NC3-75 (M) 

NR3

• THE PROJECT SITE, HIGHLIGHTED 
IN BLUE, IS LOCATED WITHIN 
A RECENTLY UP-ZONED 
NEIGHBORHOOD CURRENTLY 
GOING THROUGH SIGNIFICANT 
DEVELOPMENT.

• THE PROJECT SITE IS ZONED LR2 
(M), DESIGNATING A 40’ HEIGHT 
LIMIT. THE IMMEDIATELY ADJACENT 
ZONES ARE NC2-55 (M), NR3, 
LR1 (M). THIS MULTIFAMILY AREA 
CONTINUES TO THE WEST AND 
TRANSITIONS TO SINGLE FAMILY 
HOUSING TO THE EAST.

ZONING ANALYSIS:

N

ZONING 

RSL
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• THE SITE IS LOCATED NEAR MARTIN 
LUTHER KING JR. WAY S. WHICH 
IS THE MAIN ARTERIAL FOR BUS 
ROUTE 8

• THE SITE IS LOCATED NEAR 
31ST AVE S. WHICH IS THE MAIN 
ARTERIAL FOR BUS ROUTE 14

• THE SITE FALLS NEAR THE EDGE OF 
A FREQUENT TRANSIT SERVICES 
AREA, MAPPED IN SDCI GIS.

TRANSIT ANALYSIS:

SITE

BUS STOPS

FREQUENT TRANSIT AREA

BOUNDARY CIRCLE  (~5 MIN WALK)

BUILDING OUTLINES

BUS ROUTE

TRANSIT
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LAND USE

SITE

TENDER MERCY 

DELIVERANCE CENTER

SUNLIGHT MISSIONARY 

BAPTIST CHURCH

TRANSITIONAL CARE 

CENTER OF SEATTLE

SEATTLE HOUSING 

AUTHORITY

IMPACT PROPERTY 

SERVICES

SAINT GEBRIEL ETHIOPIAN 

ORTHODOX TEWAHIDO 

CHURCH SEATTLE

SINGLE FAMILY

MULTI-FAMILY

COMMERCIAL

CULTURAL
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NEIGHBORHOOD ARCHITECTURE

1 | 840 28th Ave S | 
Multifamily Residential 
(Modulation and Material)

4 | 1105 29th Ave S | 
Single Family Residential 
(Modulation and Material)

7 | 925 29th Ave S | 
MultiFamily Residential 
(Central Circulation)

2 | 1122 29th Ave S | 
Single Family Residential 
(Modulation and Material)

10 | 901 28th Ave S | 
MultiFamily Residential 
(Modulation and Material)

12 | 2904 S Judkins St | 
MultiFamily Residential 
(Adressing the Grade)

14 | 918 29th Ave S | 
MultiFamily Residential
(Modulation and Material)

5 | 2723 S Norman St | 
Multifamily Residential 
(Adressing the Grade)

8 | 910 29th Ave S | 
MultiFamily Residential 
(Central Circulation)

3 | 1113 29th Ave S| 
Single Family Residential 
(Central Circulation)

11 | 1105 Yakima Ave S| 
Single Family Residential
(Adressing the Grade)

13 | 928 29th Ave S | 
Single Family Residential
(Modulation and Material)

15 | 921 28th Ave S | 
MultiFamily Residential 
(Modulation and Material)

6 | 831 29th Ave S | 
Single Family Residential 
(Modulation and Material)

9 | 924 29th Ave S | 
Single Family Residential 
(Modulation and Material)

1
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CS1 Natural Systems and Site Features

DESIGN GUIDELINES CENTRAL AREA
1. a _ Local Topography This project is zoned LR2(M). To respect the neighborhood’s current scale, the project is one full story lower than the height 

limit, with all penthouses set back off  the street. Additionally, the building responds to the 3’ change in topography across the site 

by breaking into two diff erent masses. This cleanly meets the street and allows for a transition zone between the sidewalk and 

buildings front facades. 

CS3 Architectural Context & Character 1. a _ Neighborhood Context This project is one of the few remaining sites in the community that has not been fully developed since the neighborhood was 

up zoned in 2015. The proposed development seeks to match the neighborhood context by reducing development scale to 

3 stories plus penthouse.  Hardie panel with wood accents are consistent with the commonly used materials throughout the 

community. Additionally, paired covered entries were chosen due to the context and because they are encouraged in the central 

area design guidelines. All these design moves will be integrated into the project to fi t the existing context.

PL3 Street- Level Activation 1. c _ Frontages This design proposal seeks to highlight the street by using minimum setbacks, pairing entries, and creating multiple view 

corridors from both covered decks and roof top decks that promote transparency from private to public spaces. Creating multiple 

locations where the street is visible creates a safe and welcoming community environment. Diff erent viewing opportunities that 

are protected from the weather along with areas that are open make sure the street is engaged year-round, rain or shine. 

PL3 Street- Level Activation 1. G _ Frontages Keeping with the neighborhood context, this proposal choose to pair all entries fronting the street along 28th Ave S. and S 

Charles St. This design move creates an opportunity to modulate the fl at faces, pique visual interest and highlight the entry 

conditions with porches and high-quality materials. This encourages residents to keep “eyes on the street” and pairs nicely with 

the PL31.c to improve the community street life. 

PL3 Street- Level Activation 2. i _ Street scape Treatment The proposal seeks to encourage residents to take an active role in the street life of the community by using the minimum 

setbacks allowed from the street, using large pieces of glazing on the ground level, and creating paired entries with porches. 

This strategy created a unique opportunity to use landscape to give residents a clearly delineated boundary between private and 

public space. This strategy aims to engage residents at the street level encouraging conversations between neighbors, along 

with strangers passing by.  

DC2 Architectural Concept 1. d _ Building Layout and Massing The building massing seeks to minimize the visual impact of this proposal by shrinking the massing allowed by code by 1 story 

to more eff ectively engage the project with the street. This combined with the use of decks, and recessed entries reduces the 

projects fl at row house facade and helps clearly delineate units. Additionally, this helps the project relate the site back to the 

surrounding context and neighborhood character typical of built out low rise zones throughout the Central District. 

DC2 Architectural Concept 1. e _ Building Layout and Massing The shared parking space combined with 3 stories plus penthouses creates an interesting challenge. The design considers 

these facade by grouping, banding and stacking windows, using decks to provide visual interest and recessed entries at ground 

level. This strategy allows for units to be individually defi ned at the street level, and creates modulation on an otherwise long, fl at 

facade.

DC4 Exterior Elements & Finishes 2. b _ Building Materials Building material and color variation were employed to break down the perceived building mass. At all recessed conditions, 

wood was used as a high-quality material.

CENTRAL DISTRICT DESIGN GUIDELINE

CENTRAL DISTRICT DESIGN GUIDELINE

CENTRAL DISTRICT DESIGN GUIDELINE

CENTRAL DISTRICT DESIGN GUIDELINE

CENTRAL DISTRICT DESIGN GUIDELINE

CENTRAL DISTRICT DESIGN GUIDELINE

CENTRAL DISTRICT DESIGN GUIDELINE

CENTRAL DISTRICT DESIGN GUIDELINE

PL2 Walk ability B. 1 _ Way fi nding Building massing were broken apart into triplexes to give three access points to the site as a way to provide clear directional

SEATTLE DESIGN GUIDELINE
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SCHEME 1
DESIGN NARRATIVE: LOT A: Scheme 1 creates a fully parked site, using 
code compliant town house setbacks and (1) garage parking stall. All units 
are four stories tall, and the common amenity area separates the 4 pack 
and a duplex building. The vehicle access at the east lot provides residents 
with a large setback between lots and pedestrian access along the south 
pairs with a large landscaped space that creates a functional relationship 
with the Southern lot. 

LOT B: Functionally related per DR.19-2018 

UNITS: (6) UNITS, (6) PARKING STALLS 

ADVANTAGES:

• Common Amenity Area that divides buildings

• Parking area provides a large separation from adjacent Eastern lot.

• Multiple entry points and circulation paths through the site

DISADVANTAGES:

• High percentage of hard surface area, parking takes up signifi cant 
amount of site.

• Very limited opportunity for individual ownership of ground related 
spaces. A majority of amenity area is public in Lot B

• All units are 4 stories with few opportunities for modulation.

• Trash Location sits in front of units

• Way-fi nding within site is limited

• Tall buildings will signifi cantly shade amenity area and the street

DEPARTURES:

• None Required

SCHEME 2
DESIGN NARRATIVE:  LOT A: Scheme 2 uses a Row House pairing of 
(6) units fronting South Charles Street and 28th Ave South. The Row 
House setbacks allows building facades to modulate by incorporating 
decks and covered entries fronting the street. This scheme also 
minimizes parking stalls visual impact by using a shared curb cut and 
driveway with the functionally dependent lot to the south.

LOT B: Functionally related per DR.19-2018 

UNITS: (6) UNITS, (7) PARKING STALLS 

ADVANTAGES:

• All entries are visible from the street

• Ability to use central maneuvering area as unoffi cial gathering 
spaces

• Street level interaction is encouraged via paired entries creating 
the opportunity for large porches, and 3 story buildings fronting the 
street

• Increased solar gain due to the break down of massing along the 
street

• Decreased curb cuts and total paved area with a shared driveway

DISADVANTAGES:

• Amenity area pushed to edges of lots 

DEPARTURES:

Not Required

SCHEME 3 (PREFERRED)

DESIGN NARRATIVE: LOT A:  Scheme 3 takes the ideas of scheme 
2 and improves them by using departures. By reducing the setback 
to 2.6’ the project can increase way fi nding, access to the site, and 
create a large common amenity area for residents to enjoy. The 
departure allows the buildings fronting Charles to be split with space 
for a path between units 3 & 4.

LOT B: Functionally related per DR.19-2018

UNITS: (6) UNITS, (6) PARKING STALLS 

ADVANTAGES:

• All entries are visible from the street

• Decreased curb cuts and total paved area with a shared driveway 
created between triplexes creates an unoffi cial gathering space.

• Central amenity area created between lots

• Parking provides large separation from adjacent eastern lot

DEPARTURES:

SETBACKS: MINIMUM FRONT & REAR SETBACK

• FRONT: ALLOWED 5’ MIN 

• FRONT: PROPOSED 2.5’ MIN 

GROUND RELATED AMENITY 

• REQUIRED = 25% LOT AREA = 722.5 SF

• PROPOSED = 20% LOT AREA = 555 SF

• REAR: ALLOWED 5’ Min, 7’ AVG

• REAR: PROPOSED 3’ MIN, 5’ AVG.



20900 28th Ave S  Early Design Guidance (ADR)

SCHEME 1
DESIGN NARRATIVE:

LOT A: Scheme 1 creates a fully parked site, using code 
compliant town house setbacks and (1) garage parking 
stall. All units are four stories tall, and the common amenity 
area separates the 4 pack and a duplex building. The 
vehicle access at the east lot provides residents with a 
large setback between lots and pedestrian access along the 
south pairs with a large landscaped space that creates a 
functional relationship with the Southern lot. 

LOT B: Functionally related per DR.19-2018 

UNITS: (6) UNITS, (6) PARKING STALLS 

ADVANTAGES:

• Common Amenity Area that divides buildings

• Parking area provides a large separation from adjacent 
Eastern lot.

• Multiple entry points and circulation paths through the 
site

DISADVANTAGES:

• High percentage of hard surface area, parking takes up 
signifi cant amount of site.

• Very limited opportunity for individual ownership of 
ground related spaces. A majority of amenity area is 
public in Lot B

• All units are 4 stories with few opportunities for 
modulation.

• Trash Location sits in front of units

• Way-fi nding within site is limited

• Tall buildings will signifi cantly shade amenity area and 
the street

DEPARTURES:

• None Required

LOT B #3040156-EG
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AXO LOOKING SE

AXO LOOKING NW

SCHEME 1 

DESIGN STANDARDS DIAGRAMS

PL3_1.c: Frontages

PL3_1.G: Frontages

PL3_1.i: Street scape Treatment

DC2_1.e: Building Layout and Massing

Highlight the street by using minimum setbacks, covered 

entries, and creating multiple view corridors promote 

transparency from private to public spaces. 

Keeping with the neighborhood context, this proposal choose 

to recess all entries fronting the street along 28th Ave S. and 

S Charles St. This design move creates an opportunity to 

modulate the fl at facades and highlight separate entries to 

break down individual unit scale.

Encouraging residents to take an active role in the street life of 

the community by using the minimum setbacks allowed from 

the street, using large pieces of glazing on the ground level, 

and creating recessed entries with porches. 

This strategy allows for units to be individually defi ned at the 

street level, and creates modulation on an otherwise long, fl at 

facades.

N
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PERSPECTIVE LOOKING DOWN SOUTHERN LOT LINE FROM 28TH AVE S

LOOKING AT NORTHERN ELEVATION FROM S CHARLES ST

SCHEME 1 

DESIGN STANDARDS DIAGRAMS

CS3_3.a: Neighborhood Context

PL3_1.c: Frontages

PL3_1.G: Frontages

PL3_1.i: Streets scape Treatment

DC2_1.d: Building Layout and Massing

DC2_1.e: Building Layout and Massing

Covered entries were chosen due to the context and because 

they are encouraged in the central area design guidelines. 

Highlight the street by using minimum setbacks, covering 

entries, and creating multiple view corridors promote transpar-

ency from private to public spaces. 

Keeping with the neighborhood context, this proposal choose 

to recess all entries fronting the street along 28th Ave S. and 

S Charles St. This design move creates an opportunity to 

modulate the fl at facades and highlight separate entries to 

break down individual unit scale.

Encouraging residents to take an active role in the street life of 

the community by using the minimum setbacks allowed from 

the street, using large pieces of glazing on the ground level, 

and creating recessed entries with porches. 

This strategy allows for units to be individually defi ned at the 

street level, and creates modulation.

Building material and color variation are employed to break 

down the perceived building mass. At all recessed conditions, 

wood was used as a high-quality material. 

N
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SCHEME 1

SUN STUDY
JUNE 21st 9:00am

SEPTEMBER 22nd 9:00am

DECEMBER 21st 9:00am

SEPTEMBER 22nd 12:00pm

JUNE 21st 12:00pm

DECEMBER 21st 12:00pm

SEPTEMBER 22nd 3:00pm

JUNE 21st 3:00pm

DECEMBER 21st 3:00pm
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SCHEME 2
DESIGN NARRATIVE:

LOT A: Scheme 2 uses a Row House pairing of (6) units 
fronting South Charles Street and 28th Ave South. 
The Row House setbacks allows building facades to 
modulate by incorporating decks and covered entries 
fronting the street. This scheme also minimizes 
parking stalls visual impact by using a shared curb cut 
and driveway with the functionally dependent lot to the 
south.

LOT B: Functionally related per DR.19-2018 

UNITS: (6) UNITS, (7) PARKING STALLS 

ADVANTAGES:

• All entries are visible from the street

• Ability to use central maneuvering area as unoffi cial 
gathering spaces

• Street level interaction is encouraged via paired 
entries creating the opportunity for large porches, 
and 3 story buildings fronting the street

• Increased solar gain due to the reduced massing 
along the street

• Decreased curb cuts and total paved area with a 
shared driveway

DISADVANTAGES:

• Amenity area pushed to edges of lots 

DEPARTURES:

Not Required

LOT B #3040156-EG
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AXO LOOKING SE

AXO LOOKING NW

CS3_1.a: Local Topography

PL3_1.c: Frontages

PL3_1.G: Frontages

PL3_1.i: Street scape Treatment

DC2_1.e: Building Layout and Massing

N

The building responds to the 3’ change in topography across 

the site by breaking into two diff erent masses. This cleanly 

meets the street and allows for a transition zone between the 

sidewalk and buildings front facades. 

The proposed development seeks to match the neighborhood 

context by reducing development scale to 3 stories plus 

penthouse.  Paired covered entries were chosen due to the 

context and because they are encouraged in the central area 

design guidelines

Highlighting the street by using minimum setbacks, pairing 

entries, and creating multiple view corridors from both covered 

decks and roof top decks promotes transparency from private 

to public spaces. Creating multiple locations where the street 

is visible to encourage a safe and welcoming community.  

Covered entries, covered decks and roof top decks promote 

transparency from private to public spaces. Creating multiple 

locations where the street is visible to encourage a safe and 

welcoming community.  

Building material and color variation were employed to break 

down the perceived building mass. At all recessed conditions, 

wood was used as a high-quality material.

SCHEME 2

DESIGN STANDARDS DIAGRAMS
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PERSPECTIVE LOOKING DOWN SOUTHERN LOT LINE FROM 28TH AVE S

LOOKING AT NORTHERN ELEVATION FROM S CHARLES ST

SCHEME 2

DESIGN STANDARDS DIAGRAMS

N

CS3_1.a: Local Topography

CS3_3.a: Neighborhood Context

PL3_1.c: Frontages

PL3_1.G: Frontages

PL3_1.i: Streetscape Treatment

DC2_1.d: Building Layout and Massing

DC2_1.e: Building Layout and Massing

The building responds to the 3’ change in topography across 

the site by breaking into two diff erent masses. This cleanly 

meets the street and allows for a transition zone between the 

sidewalk and buildings front facades. 

Reducing development scale to 3 stories plus penthouse.  

Hardie panel with wood accents are consistent with the com-

monly used materials throughout the community. 

Paired covered entries were chosen due to the context and 

becasue they are encouraged in the central area design 

guidelines

Highlighting the street by using minimum setbacks, pairing 

entries, and creating multiple view corridors from both covered 

decks and roof top decks promotes transparency from private 

to public spaces. Creating multiple locations where the street 

is visible to encourage a safe and welcoming community.  

Covered entries, covered decks and roof top decks promote 

transparency from private to public spaces. Creating multiple 

locations where the street is visible to encourage a safe and 

welcoming comunity.  

Building material and color variation were employed to break 

down the perceived building mass. At all recessed conditions, 

wood was used as a high-quality material.

The design considered facades by grouping, banding and 

stacking windows, using decks to provide visual interest and 

recessed entries at ground level. This strategy allows for units 

to be individually defi ned at the street level, and creates modu-

lation on an otherwise long, fl at facade.
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SCHEME 2

SUN STUDY
JUNE 21st 9:00am

SEPTEMBER 22nd 9:00am

DECEMBER 21st 9:00am

SEPTEMBER 22nd 12:00pm

JUNE 21st 12:00pm

DECEMBER 21st 12:00pm

SEPTEMBER 22nd 3:00pm

JUNE 21st 3:00pm

DECEMBER 21st 3:00pm
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SCHEME 3 (PREFERRED)

DESIGN NARRATIVE: LOT A:  Scheme 3 takes the ideas 
of scheme 2 and improves them by using departures. 
By reducing the setback to 2.6’ the project can 
increase way fi nding, access to the site, and create a 
large common amenity area for residents to enjoy. The 
departure allows the buildings fronting Charles to be 
split with space for a path between units 3 & 4.

LOT B: Functionally related per DR.19-2018

UNITS: (6) UNITS, (6) PARKING STALLS 

ADVANTAGES:

• All entries are visible from the street

• Decreased curb cuts and total paved area with a 
shared driveway created between triplexes creates 
an unoffi cial gathering space.

• Central amenity area created between lots

• Parking provides large separation from adjacent 
eastern lot

DEPARTURES:

SETBACKS: MINIMUM FRONT & REAR SETBACK

• FRONT: ALLOWED 5’ MIN 

• FRONT: PROPOSED 2.5’ MIN 

• REAR: ALLOWED 5’ Min, 7’ AVG

• REAR: PROPOSED 3’ MIN, 5’ AVG.

GROUND RELATED AMENITY 

• REQUIRED = 25% LOT AREA = 722.5 SF

• PROPOSED = 20% LOT AREA = 555 SF

LOT B #3040156-EG



29900 28th Ave S  Early Design Guidance (ADR)

AXO LOOKING SE

AXO LOOKING NW

SCHEME 3

DESIGN STANDARDS DIAGRAMS

N

CS3_1.a: Local Topography

CS3_3.a: Neighborhood Context

PL3_1.c: Frontages

PL3_1.G: Frontages

PL3_1.i: Street scape Treatment

DC2_1.d: Building Layout and Massing

The building responds to the 3’ change in topography across 

the site by breaking into two triplexes set at diff erent heights. 

This cleanly meets the street and allows for a transition zone 

between the sidewalk and buildings front facades. 

Reducing development scale to 3 stories plus penthouse.  

Hardie panel with wood accents are consistent with the com-

monly used materials throughout the community. 

Covered entries were chosen due to the context and because 

they are encouraged in the central area design guidelines

Highlighting the street by using minimum setbacks, pairing 

entries, and creating multiple view corridors from both covered 

decks and roof top decks promotes transparency from private 

to public spaces. Creating multiple locations where the street 

is visible to encourage a safe and welcoming community.  

Covered entries, covered decks and roof top decks promote 

transparency from private to public spaces. Creating multiple 

locations where the street is visible to encourage a safe and 

welcoming community.  

The project is broken down into two triplexes to minimize 

building scale and highlight the massing. All penthouses are 

set back off  the street. This strategy allows for units to be 

individually defi ned at the street level, and creates modulation 

on an otherwise long facade.
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PERSPECTIVE LOOKING DOWN SOUTHERN LOT LINE FROM 28TH AVE S

LOOKING AT NORTHERN ELEVATION FROM S CHARLES ST

N

CS3_1.a: Local Topography

CS3_3.a: Neighborhood Context

PL3_1.c: Frontages

PL3_1.G: Frontages

PL3_1.i: Street scape Treatment

DC2_1.d: Building Layout and Massing

The building responds to the 3’ change in topography across 

the site by breaking into two triplexes set at diff erent heights. 

This cleanly meets the street and allows for a transition zone 

between the sidewalk and buildings front facades. 

Reducing development scale to 3 stories plus penthouse.  

Hardie panel with wood accents are consistent with the com-

monly used materials throughout the community. 

Covered entries were chosen due to the context and because 

they are encouraged in the central area design guidelines

Highlighting the street by using minimum setbacks, individual 

entries, and creating multiple view corridors from both covered 

decks and roof top decks promotes transparency from private 

to public spaces. Creating multiple locations where the street 

is visible to encourage a safe and welcoming community.  

Covered entries, covered decks and roof top decks promote 

transparency from private to public spaces. Creating multiple 

locations where the street is visible to encourage a safe and 

welcoming community.  

The project is broken down into two triplexes to minimize 

building scale and highlight the massing. All penthouses are 

set back off  the street. This strategy allows for units to be 

individually defi ned at the street level, and creates modulation 

on an otherwise long facade.

SCHEME 3

DESIGN STANDARDS DIAGRAMS
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SCHEME 3

SUN STUDY
JUNE 21st 9:00am

SEPTEMBER 22nd 9:00am

DECEMBER 21st 9:00am

SEPTEMBER 22nd 12:00pm

JUNE 21st 12:00pm

DECEMBER 21st 12:00pm

SEPTEMBER 22nd 3:00pm

JUNE 21st 3:00pm

DECEMBER 21st 3:00pm
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blackwood acquisitions ARCHITECTS

jwaseattle.com

S Charles St
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Departure Request #1
STANDARD:

SMC 23.45.518 TABLE A: REQUIRED SETBACKS FOR LR ZONES

DEPARTURE REQUESTED:

SETBACKS: MINIMUM FRONT AND REAR SETBACK

FRONT :

• ALLOWED 5’ MIN 

• PROPOSED 2.5’ MIN

DEPARTURE RATIONALE:

The reduced setbacks allow the building to be broken into two pieces. The scale is similar to adjacent 
townhouse projects and the overall proposal more accurately refl ects the central district design 
guidelines (PL3.1.i) & (Dc2.1.d), that call for breaks in building massing, and scaling projects down at 
the street level. The sidewalk is set back 4.75’ from the property line. Our proposed setback results in 
the units having a 7.25’ setback from the sidewalk. 

Departure Request #2
STANDARD:

SMC 23.45.522: AMENITY AREA IN LR ZONES

The required amount of amenity area for Row-house and townhouse developments and apartments in LR zones 
is equal to 25 percent of the lot area. A minimum of 50 percent of the required amenity area shall be provided 
at ground level, except that amenity area provided on the roof of a structure that meets the provisions of 
subsection 23.45.510.D.5 may be counted as amenity area provided at ground level

DEPARTURE REQUESTED:

GROUND RELATED AMENITY 

• REQUIRED = 25% LOT AREA = 722.5 SF

• PROPOSED = 20% LOT AREA = 555 SF

DEPARTURE RATIONALE:

The total amenity area on site exceeds the requirements laid out in the land use code due to private roof decks 
on all units. The reduction of ground related allows the design to be reduced in height to better scale to the 
neighborhood context, and refl ects the neighborhood design guidelines (PL3.1. C & PL31.G) by creating more 
usable green space, improved circulation, and highlighting a shared central gathering space between lots .
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blackwood acquisitions ARCHITECTS

jwaseattle.com
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LOT B #3040156-EG LOT B #3040156-EG

REAR 

• ALLOWED 5’ MIN, 7’ AVG 

• PROPOSED 3’ MIN, 7’ AVG
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SCHEME 2 APPROACH FROM CORNER




