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Commercial 2-65 (south) ® ‘
Single Family 5000 (west)

S HUDSON ST

Lot Area: 4,950 sf

Current Development:

The site contains a two-story triplex structure, originally constructed in 1907.



Surrounding Development and Neighborhood Character:

The project site is located one block west of Rainier Avenue South. This block serves as a
transition area from the commercial uses along Rainier to the Single Family zone west of 37th
Avenue South. A right-of-way separates each side of the lot, with the exception of the adjacent
lot to the west which is currently a surface parking lot. This neighborhood is characterized by a
mix of single family and low-rise residential housing types to the west and small scale
commercial to the east, most of which date from the early to mid-twentieth century. Older
single family homes across 37t" Avenue are typically wood frame buildings, one to two stories in
height. Commercial development along Rainier consists of a mix of brick, masonry, and wood
structures.

The area is well served by transit and is beginning to be developed with higher density
multifamily residential structures.

Access:

The subject property currently has vehicular access from the alley.

PROJECT DESCRIPTION

The applicant is proposing a four-story, Passive House building containing 14 dwelling units, 18
small efficiency dwelling units (SEDUs), 3 live-work units, and 1,000 square feet of commercial

located at ground level. The existing structure is proposed to be demolished.

The design packet is available online by entering the project number at this website:
http://www.seattle.gov/DPD/aboutus/news/events/DesignReview/SearchPastReviews/default.a

spx

The packet is also available to view in the file, by contacting the Public Resource Center at SDCI:

Mailing Public Resource Center
Address: 700 Fifth Ave., Suite 2000
P.O. Box 34019

Seattle, WA 98124-4019

Email: PRC@seattle.gov
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ADMINISTRATIVE EARLY DESIGN GUIDANCE January 4, 2016

PUBLIC COMMENT
SDCI received numerous comment letters. The following comments, issues, and concerns were

raised:

Concerned about parking shortage and lack of onsite parking.

Solar collectors greatly increase the perceived building height and scale.

Concerned with the bulk and scale of the project; the project should create a transition
between the single family and commercial.

Would like to see the zoning transition accurately shown in the context analysis.
Concerned with the height and scale of the project.

Supported the setbacks and the retail corner.

Strongly supported the project moving forward provided the solar panel height increase
is eliminated or heavily mitigated.

PRIORITIES & STAFF RECOMMENDATIONS
After visiting the site, considering the analysis of the site and context provided by the
proponents, and public comment, Staff provided the following siting and design guidance.

1) Massing: Staff recognizes the merits of the first and third massing options. The location

of the amenity space as shown in Massing Option 1 provides massing interest along the
street frontage and daylight for the open space. Staff also supports the simplified form
of Massing Option 3 which internalizes the outdoor amenity space, provided that a
compelling detailing/ facade treatment is designed. Staff directed the applicant to
proceed with either Massing Option 1 or Massing Option 3 and to further develop fagade
articulation and detailing to create a residential scaled building.

a. Staff noted that locating the amenity area within an interior courtyard should not
be at the expense of replacing all modulation along the 37th Avenue fagade. To
add depth and visual interests to facades, Staff recommends incorporating
secondary architectural features such as large cut out balconies and overhangs.
(CS2-D-3, DC2-A-2, DC2-C-1)

b. Inrefining either scheme, Staff recommends high quality materials, architectural
screens, emphasis to entrances, and fenestration be used to create perceived
modulation and movement along the facades. (CS2-D-3; DC2-A, DC2-B, DC4-A-1)

2) Facade Composition and Materials: Staff strongly supports the quality of facade

detailing shown in the precedent images and provides the following recommendations:

a. Staff strongly supports the concept imagery showing operable screens, which add
visual interest and movement to the otherwise flat facade. (DC2-A-2; DC2-C, DC4-
A-1, DC4-A-2)

b. Staff acknowledges that the west fagcade will be very visible for the time being,
before the adjacent surface parking site is redeveloped, and recommends
thoughtfully developing the facade to relate to the composition of the building as
a whole. (DC2-B-1, DC2-B-2, DC4-A-1, DC4-A-2)
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3) Entries and Street Frontages: Staff provides the following direction on the proposal’s
corners, edges and transitions.

a. Staff strongly supports the location of retail and transparency at the corner to
engage with the streetscape. (PL2-B-3, PL3-C-1)

b. Acknowledging the adjacent single family zone transition, Staff requests further
development and additional information on how street level entries compliment
the character of residential neighborhood. Provide enlarged elevations,
landscape plans and detailed sections demonstrating a thoughtful treatment and
privacy for the residential units. (PL3-A-4, PL3-B-2, PL3-B-3)

c. Expressing interest in future proofing the live/work lofts, Staff encourages
allowing for the possibility of combining these units into larger retail spaces in the
future. (PL3-B-3, DC1-A-3)

4) Open Space: Staff recognizes the internalized courtyard could be a great amenity for
residents, but is concerned with the narrow proportions of the space to provide useable
outdoor space. To give the perception of a larger volume of space, Staff suggests
relocating the indoor amenity space adjacent to the outdoor amenity space and
exploring an enlarged visual connection to the courtyard space from Hudson Street. Staff
directs the applicant to thoughtfully develop the design of the courtyard space and
adjacent party wall with perspective sketches. (PL1-C-1, DC1-A-4, DC3-A-1)

5) Solar Collectors and Related Departure: Staff commends the applicant’s proposal to
provide net zero energy with solar, however Staff notes the solar collector structure as
shown appears tacked on and unintegrated with the rest of the structure. Staff indicated
that they would not be supportive of the departure as shown in the EDG packet, but
could support a departure if the height and angle was minimized and the structure was
creatively designed, integrated with the rest of the massing and design concept. Staff
directs the applicant to further refine the solar collectors’ height, angle and structure to
reinforce the overall design composition of the building and suggests the placement of
solar panels register with massing modulation or materials to create hierarchy in the
building composition. (CS1-A-1, CS2-D, DC2)

ADMINISTRATIVE RECOMMENDATION September 6, 2016

PUBLIC COMMENT
No additional public comments were offered.

PRIORITIES & STAFF RECOMMENDATIONS
1) Massing Fagade Composition and Materials: The proposed design resolves most of the
major concerns raised at EDG. The facades have been developed with articulation and
detailing resulting in a form that is sensitive to the context. Massing shifts and materials
have been reconciled and the architectural composition effectively breaks down the bulk
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and scale of the structure. The design is attractive and well detailed, and responds to
contextual cues in a manner that relates to and respects the neighborhood character.

a.

The design language of the layered grids as the concept is simple yet playful, and
adds visual interest, movement and depth to the facades. Staff strongly supports
the operable screens and 6” tracks shown on west facade and the translation of
the tracks detailing onto the south fagade to function as metal shades mounting
surface. Staff recommends a condition that the elements remain as shown. (DC2-
A-2, DC2-C, DC4-A-1, DC4-A-2)

Staff also supports the detailing of blank wall east facade as the panel reveal
composition relates to the layered grids concept. (DC2-B-1, DC2-B-2, DC4-A-1,
DC4-A-2)

2) Entries, Street Frontages and Open Spaces: The uses at street level and the location of
the proposed entries shown are supported. (PL2-B-3, PL3-C-1)

a.

Staff strongly supports the design of the enlarged residential entry, which is
integrated into the recessed fixed wood screen. The proposed materials and
detailing relates to the moveable screen materials and emphasizes the main
residential entrance. Staff recommends a condition that the entry detailing
remain as shown. (PL3-A-1, PL3-A-2, PL3-A-4, PL3-B-1 PL4-B-2)

Staff is generally supportive of the frontage along 37th Avenue S and the related
departure request provided that layered, vertical landscape is incorporated to
provide additional privacy for the residential units. Staff recommends a condition
adding additional planting with varying the height as planting as a condition and
requests additional graphics depicting the specific height of plants at maturity.
(PL3-A-4, PL3-B-2, PL3-B-3)

Staff supports the modified courtyard design and related departure as the design
development expresses a vertical volume of open space with the addition of the
bench overlooks and consistent material detailing. (PL1-C-1, DC1-A-4, DC3-A-1)

3) Materials and Detailing: Staff supports the quality of materials proposed. The cohesive
material palette, including the cedar screens and metal panels and canopies, expresses
an attractive composition that compliments the design language of the layered grids and
the courtyard space. The differentiated material reveals appear well detailed and
provide scale and texture; hidden fasteners emphasize the panel joints and reinforce the
layered grids concept. (DC2-B-1, DC2-C-2, DC2-D-2, DC4-A-1)

4)

Signage and Lighting: Staff is generally supportive of the overall expression, scale and
location of the signage and lighting.

a.

Staff supports the signage along the Hudson frontage shown in Option 1 and the
live-work wood slat screens shown in Option 2. The wood slat screens add
interest to the streetscape and convey an appropriate scale and tie to the
operable screens above. Live work signage can continue to be layered over the
wood slat screen. Staff recommends incorporating the live-work wood slat
screens of Option 2 into signage Option 1 as a condition. (DC4-B)
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b. Staff agrees the proposed exterior lighting, in particular the sconce lighting
reinforces the architectural composition. Staff also supports the proposed
lighting in the internal courtyard; the bench lighting and cable lighting conveys a
residential character and avoids glare. (PL2-B-2, DC4-C)

5) Solar Collectors Options: Staff commends the goal to provide net zero energy with
photovoltaic panels and supports the fully integrated photovoltaic panel options shown
on page 39. (CS1-A-1, DC2)

DEVELOPMENT STANDARD DEPARTURES
At the time of the Recommendation review, the following departures were requested:

1. Non-Residential Depth (SMC 23.47A.008.B.3): The Code requires a 30’ average depth for
nonresidential uses. The applicant proposes a 28.56” average along S Hudson and a
28.64 average along 37" Ave S for the retail space, and a 27.14’ average along 37" Ave S
for the live work units.

SDCI Staff approves of the departure, as the arrangement of interior uses on the site
locates retail at the corner and the live work units along 37" Ave S have the potential to
activate the pedestrian realm and compliment the character of the neighborhood. The
resulting design better meets Design Guidelines DC1- A Arrangement of Interior Uses

2. Street Level Development Standards, Residential Setback (23.47A.008.D.2): The Code
requires residential units located along the street level to be at least 4 feet above or
below sidewalk grade or be set back at least 10 feet. The applicant proposes an at grade
first floor level with a 7’-6” deep landscape buffer setback for two accessible residential
units.

SDCI Staff approves of the departure request for the reduced landscape buffer area
provided that layered, vertical landscape is incorporated in order to create a lush
landscape buffer of varied heights. This is recommended as a condition of the project. By
adding additional planting, the design better meets Design Guideline PL3-B-2. Ground-
level Residential.

3. Live Work Features: (SMC 23.47A.008.E.1) The Code requires a 15" minimum depth for
non-residential portions off live work units. The applicant proposes a 11’-8” depth.

SDCI staff is not supportive of the departure as the proposed departure does not clearly
achieve a better design or better meets the design guidelines. The code compliant 15’
nonresidential space allows for a viable work/commercial space which in turn has the
potential to activate the pedestrian realm. Thus, this departure request is denied. (PL3,
DC1-A)
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4. Amenity Area: (SMC 23.47A.024): The Code requires a minimum amenity area of 658
sf. The applicant proposes a 513 sf amenity area.

Staff approved of the departure request, based on the developed design of the
courtyard; the addition of the bench overlooks and consistent material detailing conveys
a vertical volume of open space. As a larger vertical volume of open space, the interior
and exterior spaces relate well to each other and better meet Design Guideline DC3-A
Building-Open Space Relationship.

5. Non- Residential Transparency (SMC 23.47A.008.B.2) The Code requires a minimum
60% of street-facing facades to be transparent 2-8 ft above the sidewalk. The applicant
57%.

Staff approves of the departure request as the design of the residential entry provides
visual interest and access to the internal courtyard. With the departure,

opportunities to interact visually are upheld and the fagade composition is driven by a
design concept, which better meets Design Guidelines DC2-B-1. Fagade Composition and
PL3-C-1. Porous Edge.

DESIGN REVIEW GUIDELINES
The priority Citywide and Neighborhood guidelines identified by the Board as Priority Guidelines

are summarized below, while all guidelines remain applicable. For the full text please visit the
Design Review website.

CONTEXT & SITE

CS1 Natural Systems and Site Features: Use natural systems/features of the site and its

surroundings as a starting point for project design.

CS1-B Sunlight and Natural Ventilation
CS1-B-1. Sun and Wind: Take advantage of solar exposure and natural ventilation. Use
local wind patterns and solar gain to reduce the need for mechanical ventilation and
heating where possible.

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.

CS2-D Height, Bulk, and Scale
CS2-D-3. Zone Transitions: For projects located at the edge of different zones, provide an
appropriate transition or complement to the adjacent zone(s). Projects should create a
step in perceived height, bulk and scale between the anticipated development potential
of the adjacent zone and the proposed development.
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PUBLIC LIFE

PL2 Walkability: Create a safe and comfortable walking environment that is easy to navigate

and well-connected to existing pedestrian walkways and features.

PL2-B Safety and Security
PL2-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.

PL3 Street-Level Interaction: Encourage human interaction and activity at the street-level with

clear connections to building entries and edges.

PL3-A Entries
PL3-A-4. Ensemble of Elements: Design the entry as a collection of coordinated elements
including the door(s), overhead features, ground surface, landscaping, lighting, and other
features.

PL3-B Residential Edges
PL3-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.
PL3-B-3. Buildings with Live/Work Uses: Maintain active and transparent facades in the
design of live/work residences. Design the first floor so it can be adapted to other
commercial use as needed in the future.

PL3-C Retail Edges
PL3-C-1. Porous Edge: Engage passersby with opportunities to interact visually with the
building interior using glazing and transparency. Create multiple entries where possible
and make a physical and visual connection between people on the sidewalk and retail
activities in the building.

DESIGN CONCEPT

DC1 Project Uses and Activities: Optimize the arrangement of uses and activities on site.
DC1-A Arrangement of Interior Uses
DC1-A-3. Flexibility: Build in flexibility so the building can adapt over time to evolving
needs, such as the ability to change residential space to commercial space as needed.
DC1-A-4. Views and Connections: Locate interior uses and activities to take advantage of
views and physical connections to exterior spaces and uses.

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.

DC2-A Massing
DC2-A-1. Site Characteristics and Uses: Arrange the mass of the building taking into
consideration the characteristics of the site and the proposed uses of the building and its
open space.
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DC2-A-2. Reducing Perceived Mass: Use secondary architectural elements to reduce the
perceived mass of larger projects.

DC2-B Architectural and Facade Composition
DC2-B-1. Fagade Composition: Design all building facades—including alleys and visible
roofs— considering the composition and architectural expression of the building as a
whole. Ensure that all facades are attractive and well-proportioned.
DC2-B-2. Blank Walls: Avoid large blank walls along visible facades wherever possible.
Where expanses of blank walls, retaining walls, or garage facades are unavoidable,
include uses or design treatments at the street level that have human scale and are
designed for pedestrians.

DC2-C Secondary Architectural Features
DC2-C-1. Visual Depth and Interest: Add depth to facades where appropriate by
incorporating balconies, canopies, awnings, decks, or other secondary elements into the
facade design. Add detailing at the street level in order to create interest for the
pedestrian and encourage active street life and window shopping (in retail areas).

DC3-A Building-Open Space Relationship
DC3-A-1. Interior/Exterior Fit: Develop an open space concept in conjunction with the
architectural concept to ensure that interior and exterior spaces relate well to each other
and support the functions of the development.

DC4 Exterior Elements and Finishes: Use appropriate and high quality elements and finishes

for the building and its open spaces.

DC4-A Exterior Elements and Finishes
DC4-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.

STAFF DIRECTION

At the conclusion of ADMINISTRATIVE RECOMMENDATION, Staff recommended approval of the
project with conditions.

RECOMMENDATION

The recommendation summarized above was based on the design review packet dated August
19, 2016, and the materials board submitted with the packet. After considering the site and
context, public comment, reconsidering the previously identified design priorities and
reviewing the materials, Staff recommended APPROVAL of the project design with the
following conditions.
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Retain the operable screens and 6” tracks shown on west facade and the tracks
mounting surface detailing on the south fagade.

Retain the enlarged, recessed residential entry and keep the materiality as shown.
Provide additional privacy for the ground floor residential units with added, layered
landscaping of varying heights.

Incorporate the live-work wood slat screens shown in Signage Option 2 into Option 1.
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