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] 39th Ave S

il

S Ferdinand St

1 OBJECTIVES

Design and construct five new three-story townhouse units with five parking
spaces accessed from West Plymouth Street. Existing Structure to be

demolished.

Number of Residential Units (Approx.) 5
Structure Height 30’
Number of Parking Stalls 5

Sustainability
Achieve a LEED Silver

Community
The proposal will be designed around a shared courtyard which is accessible
by all units.
# S Hudson St
ARCHITECT b9 architects
DEVELOPMENT Ed Flanigan
STRUCTURAL MalsamTsang Structural Engineering
GEO TECHNICAL PanGEO INC
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Application for Streamlined Design Guidance

PART I: CONTACT INFORMATION

1. Property Address

2. Project number
3. Additional related project number(s):

Owner/Lessee Name
5. Contact Person Name

Firm

Mailing Address
City State Zip
Phone

Email address

6. Applicant’s Name
Relationship to Project

7. Design Professional’s Name
Address
Phone
Email address

3910 S Hudson Street
Seattle WA 98118

3024508
None

Ed Flanigan
Bradley Khouri

b9 architects

610 2nd Avenue

Seattle, WA 98104
206.297.1284
office@b9architects.com

Bradley Khouri
Architect

Bradley Khouri

610 2nd Avenue
206.297.1284

office @b9architects.com

PROJECT SITE

View of project site from S Hudson Street looking northwest.
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NC3P - 65

SF:5000

————————————

ADDRESS
3910 S Hudson Street
Seattle WA 98118

LOT SIZE
4950 square feet

ZONING
LR3

SF 5000

SF 5000

—— %)

The site is located in an area zoned Low rise 3. Surrounding zonings are Low rise 2, Low rise 3,
C-2 and SF 5000.

2 CONTEXT ANALYSIS

‘ BKELANES® ® ® ©

=
EE O
el snaCmalfgagn -
COMMERCIAL

ACTIVITY
Hpyy = _‘ '.. .

O o (e ooenal i

SITE

SUNSET SUNRISE
JUNE 21 I JUNE 21
I il = II! I g

&1
= Das 1300 §
il UN DR W aglh [
-l N SUNRISE .
i DEC. 21

Al rape=mp g
n a VIEWS =
= 08 g

TO MOUNT
= I. RAINER

3910 S Hudson Street 3024508 SDR Packet January 3, 2016

b? architects

RainerAve S

S Angelie St

S Edmonds St

S Ferdinand St

S Hudson St

S Dawson S.

HITT'S
HILL PARK

39th Ave S

42nd Ave S

SITE

43rd Ave S

SMALL
single family

SMALL
duplex/triplex

MEDIUM
4-10 units

LARGE
10+ units

COMMERCIAL

RETAIL

RESTAURANT

GROCERY

MIXED USE

PARK

OFFICE

RELIGIOUS

The site topography has a steep slope.

The immediate and surrounding zoning is single family residential and low rise.
Each block has a balance between small, and medium residential buildings.
Beyond the immediate neighbors, the Columbia City commercial District.
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Neighborhood

Adjacent Apartment Building on 39th Ave S

Cst NATURAL SYSTEMS AND SITE FEATURES
B. SUNLIGHT AND NATURAL VENTILATION
C. TOPOGRAPHY

Cs2 ARCHITECTURAL CONTEXT AND CHARACTER
A. LOCATION IN THE CITY AND NEIGHBORHOOD
B. ADJACENT SITES, STREETS AND NEIGHBORHOOD
D. HEIGHT, BULK & SCALE COMPATIBILITY

CS3 NEIGHBORHOOD CHARACTER
A. EMPHASIZING POSITIVE NEIGHBORHOOD ATTRIBUTES

Response to Design Guidelines

The proposed project is located in the Seattle neighborhood of Columbia City near the Columbia City
Urban Village, the Columbia City light rail station and Single Family homes. With open views from north to
south overlooking downtown Seattle and Mount Rainer, the site is provided with vast amounts of natural
sunlight and ventilation. The proposed design takes advantage of these natural features by stepping the
proposed structure, facing units towards the street and alley, and providing a central courtyard thus giving
additional light, views and ventilation to all units. This strategy also allows for the mass of the project to be
reduced in relation to the adjacent sites. (CS1.B, CS2.A)

The topography of the site is higher than both the street and the alley. The topography is significant, and
many of the structures along the street step back way from the slope. Access to the homes along Hudson
Street is through a series of steps and terraces. This project proposal respects the adjacent neighbors and

follows the increased front setback. The two proposed penthouses are shifted to the interior of the site. This

consideration along with the units stepping with the grade helps to minimize the massing on adjacent sites.
(CS1.C, CS2.B, CS2.D)

The overall scale and context of the neighborhood is mixed, as it contains natural green space, single-
family houses, multi-family townhouses, and apartments. The proposed structure and open spaces
respond to this changing context, providing an expression of the five individual units while maintaining
compatibility with the existing single-family uses in the area. The modulated massing combined with the
distinct materials used in the facade respond to the variety of adjacent structures’ height, bulk, and uses

in the immediate neighborhood. The central location of the courtyard affords privacy from neighbors,
maximizes opportunity for meaningful and valuable interaction and helps to cultivate a sense of community
by connecting to each unit in the development. The courtyard is used as a central gathering place for all
units. (CS1.C, CS2.D, CS3.A)

5 DESIGN GUIDELINES

PL1 OPEN SPACE CONNECTIVITY
A. NETWORK OF OPEN SPACES
B. WALKWAYS AND CONNECTIONS
C. OUTDOOR USES AND ACTIVITIES

PL2 WALKABILITY:
B. SAFETY AND SECURITY
D. WAYFINDING

PL3 STREET LEVEL INTERACTION
A. ENTRIES

PL4 ACTIVE TRANSIT
A. ENTRY LOCATIONS AND RELATIONSHIPS
C. PLANNING AHEAD FOR TRANSIT

Response to Design Guidelines

The proposed design considers how all the homes relate to the courtyard, views/light, and adjacent
developments. The massing of the proposal reacts to the proposed adjacent development by carving out

a central courtyard adjacent to the courtyard area of the neighbor. Together, these open spaces allow for a
significant amount of light and air to this development and the neighbor. This central courtyard is used as
a gathering space and is connected to the street through a shared walkway. This courtyard is organized

to provide an internal connection as well as visual security. Each individual unit is identified with canopies
and address signage visible from the street level. Specifically, the units at the street have entries facing the
street, while way finding signs direct visitors to the rear of the site and the courtyard.

(PL1.A, PL1.B, PL1.C, PL2. B, PL2.D, PL3.A, PL4.A)

Walkways and courtyard spaces will have lighting for both way finding and safety. Additionally, the use of
identifiable entries with overhangs and canopies are both points of connection with the neighborhood, in
terms of scale and sense of place. (PL2.B, PL2.D)

Access to vehicular parking is provided separate from the pedestrian. Bicycle parking will be provided
adjacent to the vehicular parking due to the topography of the site and the unit entry locations. A clear
separation between the vehicular access and the pedestrian access provides clear way finding, safety and
security. (PL2.B, PL4.A)
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DC1 PROJECT USES AND ACTIVITIES
A. ARRANGEMENT OF INTERIOR USES
B. VEHICULAR ACCESS AND CIRCULATION

DC2 ARCHITECTURAL CONCEPT
A. MASSING
B. ARCHITECTURAL AND FACADE COMPOSITION
C. SECONDARY ARCHITECTURAL FEATURES
D. SCALE AND TEXTURE

DC3 OPEN SPACE CONCEPT
A. BUILDING-OPEN SPACE RELATIONSHIP
B. OPEN SPACES USES AND ACTIVITIES
C. DESIGN

Response to Design Guidelines

The project design is a structure divided by a central courtyard whose height and bulk respond to the
context with modulation on all facades. This strategy, of placing a central courtyard adjacent to the 3912
S Hudson proposal, creates an internal courtyard that increases solar exposure to the project and 3912 S
Hudson. (DC2.A, DC3.A, DC3.C)

Building facades will be composed to express the individual units and variation of volumes. In order to
break up the scale of the mass, a variety of materials are used to create a mosaic of textures and tones.
Fenestration and material consistency will create a holistic approach to the structures. Further depth

in facades will be created by the detailing of projections, canopies, railings and decks that highlight
additional volumes and provide weather protection. Planters and landscaping at the street level will
provide a transition to the street. (DC2.B, DC2.C, DC2.D)

The core design of the massing of the project is to create a central courtyard that encourages and
facilitates interaction among the units. The courtyard is designed to have a central open area that is
directly accessible from the street, and parking. Plantings and seating add buffers for other homes.
Materials that gives texture and detailing will be used to bring the project to a humanistic scale. Railings,
deck detailing, and landscaping will also give a humanistic scale to the project.

(DC3.A, DC3.B, DC2.C, DC2.D, DC2.A, DC3.A, DC3.B)

Exterior materials are chosen based on durability, maintainability, and sustainability. Consideration is
taken for contextual relevance of the materials and appropriateness to Seattle climate. Contrasting
materials of higher quality will demarcate the entries. Materials at entries will have a textural quality at a
more humanistic scale. (DC4.A)

DC4 EXTERIOR ELEMENTS AND MATERIALS
A. EXTERIOR ELEMENTS AND FINISHES
C. LIGHTING
D. TREES, LANDSCAPE AND HARDSCAPE

Site Sidewalk

Landscaping will be emphasized at the entries and within the courtyard in order to give visual interest
and a humanistic scale at points of interaction. In the courtyard, a mix of hardscape and landscape will
encourage interaction through visual interest and an increased sense of comfort and intimacy. (DC4.A,
DC4.D)

Single-Family units across the street
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SOUTH HUDSON SOUTH HUDSON SOUTH HUDSON SOUTH HUDSON SOUTH HUDSON SOUTH HUDSON
STREET STREET STREET STREET STREET STREET

Code Compliant Scheme Shift Massing Rotate and Shift Massing Shift and Rotate Massing Setback and Shift Access

e Acode compliant scheme of one structure. e  With a desire to provide a common central space for the units, e Inorder to engage the street, Units 1 and 2 rotate. This rotation e Unit4 and 5 are rotated to allow for modulation and scale along e  With a desire to respond to the existing topography, and adjacent e In order to provide access to light at the center of the common

e  The units fill the site and provide a access path along the east Units 3 and 4 are carved at the center of the site. This movement allows for a for a larger shift, at the interior of the site, for common the west property line. building setbacks, Units 1 and 2 are setback from the street. area, Unit 3 is partially lifted above the courtyard area. This space

side of the project. reacts to the proposed development to the east use. e  The rotation requires a shift of Units 4 and 5 towards the alley. e As Units 1 and 2 shift, Unit 3 is compressed from the south. In will be common amenity area as the Units 3, 4 and 5 will be
e This massing does not provide much open area at the site’s e As Unit 3 and Unit 4 shift, Unit 5 is cantilevered over the parking. e  This scheme is one structure and is code compliant. e  This scheme is one structure and is code compliant. order to maintain a live-able floor plan, the top two floors of Unit sprinklered. This reduces the impact of a larger facade length on
center but does accommodate parking from the alley. e  This scheme is one structure that is code compliant. 3 expand towards the east property line. This produces a facade the east property.
length of 71.5%.
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FACADE LENGTH:
SMC 23.45.518

71'6"

65% OF TOTAL LOT
LENGTH.

78'-35/8"

71.2% OF TOTAL
LOT LENGTH.

6.2% INCREASE IN
FACADE LENGTH
ALONG THE EAST
PROPOERTY LINE.

ADJUSTMENT IS
WITHIN LIMITS
ALLOWED PER SMC
23.41.018.D.4.a

THE CODE COMPLIANT SCHEMES DEMONSTRATED IN THE DIAGRAMS ON THE
PREVIOUS PAGES CREATE LONG WALLS ABUTTING THE NEIGHBOR TO THE EAST,
LIMITED ACCESS TO LIGHT AT THE COURTYARD AND THREE STORY VOLUMES THAT
ARE NOT MODULATED.

RESPONDING TO DESIGN GUIDELINES, OUR STRATEGY PROPOSES TO STEP BACK
THE SOUTH FACADE AT ALL FLOORS, PROVIDING LARGER FRONT SETBACK IN LINE
WITH ADJACENT PROPERTIES AND DEVELOPMENTS. THIS RESULTS IN A 6.2%
INCREASE IN THE FACADE LENGTH AT THE EAST PROPERTY LINE.

IN ORDER TO REDUCE THE IMPACT OF THE INCREASED FACADE LENGTH, THE
PROJECT IS PROVIDING: MODULATION ALONG THE FACADE IN QUESTION, A
COURTYARD RESPONSIVE TO THE ADJACENT SITE PROPOSAL, AN INCREASED
FRONT SETBACK AND AN INCREASED AVERAGE SETBACK.

THE DESIGN PROPOSAL CREATES A STRONG LINK TO THE PROPOSED PROJECT ON
THE ADJACENT SITE AND PROVIDES MODULATION ALONG THE EAST FACADE. IN
ORDER TO REDUCE THE IMPACT OF THE INCREASED FACADE LENGTH, THE
PROPOSED STRUCTURE IS BROKEN INTO TWO PIECES AT THE FIRST FLOOR TO
PROVIDE ACCESS LIGHT AND AIR FOR ADJACENT SITES AND FOR THE COURTYARD
ON THIS SITE.

THE MODULATION CREATES SMALLER VOLUMES AND AN AVERAGE SETBACK THAT
EXCEEDS THE CODE REQUIREMENTS . 56'-0" OR 50% FACADE LENGTH IS WITHIN 5
FEET OF THE SHARED PROPERTY LINE. THE REMAINING 22'-4" OF THE PROPOSED
FACADE LENGTH IS 12 FEET OFF THE SHARED PROPERTY LINE AND ONLY OCCURS
AT THE 2ND AND 3RD FLOORS FOR A TOTAL OF 71.2% FACADE LENGTH.

CS2-B,C, AND D, URBAN PATTERN AND FORM;
PL.1.C OUTDOOR USES AND ACTIVATES; DC.2.A
MASSING; DC.2.B ARCHITECTURAL AND FACADE

COMPOSITION; DC.2.D SCALE AND TEXTURE;
DC.3.B OPEN SPACES, USES AND ACTIVITIES
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This five unit site is focused around a courtyard which responds to the proposed
adjacent development and its neighbors. A central courtyard provides access

to light, communal space, and circulation. The project is setback from the street
to be in-line with existing neighbors. The proposal massing is further reduced
through the stepping of units with the existing grade. Parking is provided for
each unit from the alley, reducing the impact of cars and allowing more space for
gathering.

The significant site grade, the intent to place the courtyard in the center of the
site, and providing the increased setback create site constraints. The design
intent is to bring rhythm, scale and modulation through the design of the
materials, windows, horizontal movement.

The facade is compromised of multiple materials that create rhythm and
modulation. By placing vertical near floor to ceiling glass and material panels that
are segmented by continues horizontal bands, pattern and scale is introduced to
the project. Focus was placed on the alignment of material joints, windows, and
mullions. The use of wood is used to provide relief around entries and pedestrian
access areas.

7 ARCHITECTURAL CONCEPT

UNIT 2 UNIT 4
Increased UNIT 3
Front Setback UNIT 1 UNIT 3 UNIT 5
Glass/Panels

UNITH Courtyard UNITS

Horizontal Bands Vertical Material

Initial site massing

Increased
Increased Front Setback
Front Setback
Increased Site Massing Strategy Concept Elevation
Front Setback

Floor to ceiling vertical segmentation to provide rhythm, scale, and pattern

2. View from Northeast
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2. View from Northeast
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PROJECT DEVELOPMENT

ARCHITECTURAL CONCEPT

3. Southwest Entry View
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PROJECT DEVELOPMENT

4. View from Northwest
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7 ARCHITECTURAL CONCEPT
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PROJECT DEVELOPMENT PROJECT DEVELOPMENT
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3. Southwest Entry View 4. View from Northwest
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PROJECT DEVELOPMENT PROJECT DEVELOPMENT

5. Aerial View from Southwest 6. Aerial View from Northeast
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o E LANDSCAPE PLAN

5. Aerial View from Southwest
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7 ARCHITECTURAL CONCEPT
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BUILDING TO THE EAST IS 10-0" AWAY FROM THE PROPOSED STRUCTURE ]
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SCALE: |0 4' 8' 16' 32'
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Paint 01: BM 2061-10
Deep Royal or Sim.
2’ x 8’ Concrete Panel

Paint 04: SW 7064
Iron Ore or Sim.
Parapet Cap

Paint 02: SW 7069
Grizzle Gray or Sim.
4’ x 8 Concrete Panel

Paver: MM Eco-Priora
Color Natural or Sim.

Paint 05:

White or Sim. to match windows,

2' x 10’ Concrete Panel

Paint 03: SW 7064
Passive or Sim.
2’ x 10’ Concrete Panel

Stain 1: SW Charcoal
Tight-Knot Cedar
Wood Siding

7 ARCHITECTURAL CONCEPT

TOWNHOUSE 2 TOWNHOUSE 1

PARAPET CAP, PAINT 05 CEDAR WOOD SIDING,
RAILING, CLEAR ANODIZED STAIN 1

PARAPET CAP, PAINT 04 4 X 8 VERTICAL
HARDIE PANEL, PAINT 01

2 X 10 VERTICAL
HARDIE PANEL, PAINT 02

p—
-
N\

4 X 8 VERTICAL
HARDIE PANEL, PAINT 01

2 X 10 VERTICAL
HARDIE PANEL, PAINT 02

CEDAR WOOD SIDING,
STAIN 1

il Y 4

SCALE: |0 4' 8' 16' 32' SCALE: |0 4'
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TOWNHOUSE 1

TOWNHOUSE 3

RAILING, CLEAR ANODIZED

32'

PARAPET CAP, PAINT 04

i = ==

TOWNHOUSE 5
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Paint 01: BM 2061-10
Deep Royal or Sim.
2’ x 8’ Concrete Panel

Paint 04: SW 7064
Iron Ore or Sim.
Parapet Cap

T

Paint 02: SW 7069
Grizzle Gray or Sim.
4’ x 8 Concrete Panel

Paver: MM Eco-Priora
Color Natural or Sim.

Paint 05:

White or Sim. to match windows,

2' x 10’ Concrete Panel

Paint 03: SW 7064
Passive or Sim.
2’ x 10’ Concrete Panel

Stain 1: SW Charcoal
Tight-Knot Cedar
Wood Siding

4 X 8 VERTICAL
HARDIE PANEL, PAINT 01

2 X 10 VERTICAL
HARDIE PANEL, PAINT 02
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TOWNHOUSE 5

TOWNHOUSE 4

PARAPET CAP, PAINT 04
RAILING, CLEAR ANODIZED

.

LI

SCALE: |0’ 4' 8'

4 X 8 VERTICAL
HARDIE PANEL, PAINT 02

-/

16'

1 | NORTH RENDERED LEVATION

32'
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TOWNHOUSE 4

4 X 8 VERTICAL
HARDIE PANEL, PAINT 01

2 X 10 VERTICAL
HARDIE PANEL, PAINT 02

TOWNHOUSE 3

TOWNHOUSE 2 CEDAR WOOD SIDING,

4 X 8 VERTICAL
HARDIE PANEL, PAINT 04

’ I I

STAIN 1
—— RAILING, CLEAR ANODIZED
— PARAPET CAP, PAINT 04
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@ 1530 15th Ave. E (View from sidewalk)

o
.

o a

@ 1530 15th Ave. E. (View from street) @ 1411 E. Fir St. (View from street) @ 1411 E. Fir St. (View of interior board- @ 1911 E Pine St. (View of interior of canyon) 1911 E. Pine St. (View from street)
walk)
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