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PROJECT DATA

ADDRESS

TAX ID NUMBER

SDCI PROJECT #
LOT SIZE

ARCHITECT

OWNER/APPLICANT

PROPOSAL

KEY METRICS

ANALYSIS OF CONTEXT

6115 Rainier Avenue South
Seattle, WA 98118

7868000020 & 8113100820
SDR: 3032852-EG
7,625 sf

JULIAN WEBER ARCHITECTS, LTD.
1257 SKING ST
SEATTLE, WA 98144

JABOODA HOMES LLC
1 EDEN LANEW
MERCER ISLAND, WA 98040

6115 Rainier Avenue South is currently (2) lots with (2) SFRs. The applicant
proposes to demo SFRs, construct (8) townhouses with (4) open parking
stalls, with future unit lot division.

Zone LR3 (M)
Urban Village No
Frequent Transit Yes

FAR 7,625 sfx 1.8 = 13,725 sf allowed
Structure Height

40’ + 4’ parapet allowance &
10" penthouse

The project is located in the Hillman City neighborhood. The site is located
on Rainier Avenue South and Goodell Place South. Directly adjacent
properties to the west are SFRs. Nearby on Rainier Avenue South, there
are 3-story apartment buildings and townhouses, the Green Dot Rainier
Leadership Academy, and Seattle Fire Station 28.

KEY METRICS

OVERLAY

FAR

STRUCTURE HEIGHT

DENSITY
PARKING

AMENITY AREA

FRONT SETBACK (RAINIER AVE S)
FRONT SETBACK (GOODELL PLS)
SIDE SETBACK (NORTH)

SIDE SETBACK (SOUTH)
FACADE LENGTH (NORTH)

FACADE LENGTH (SOUTHT)
FACADE LENGTH (SOUTH2)

REQUIRED/ALLOWED

None

7,625 sfx 1.8 = 13,725 sf allowed

40’ + 4’ parapet allowance
10" penthouse allowance

No Limit

4 spaces

7,625 sf x 25% = 1,906 sf req.
1,906 sf x 50% = 953 sf ground related

5"minimum

5"'minimum

3.5 minimum

3.5 ' minimum

89.6'x 65% = 58.2"

42.8'x65% =278

50'x65% = 32.5'

PROPOSED

10,713 sf

30'-9" + 4’ parapet
10" penthouse

8 Units

4 open parking stalls

3,902.78 sf total amenity area
764.46 sf ground related (40% proposed)

7.9"average, 5'minimum

6.3"average, 5 minimum

3.5

3.5

60.67' (67.8% proposed)

28.67'(67% proposed)

32.35'(allowed)

DEVELOPMENT OBJECTIVES & PUBLIC OUTREACH
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Method: We distributed flyers with information about our in person event in a 500 ft radius from the site. We mailed flyers in English, Somali, and
Ambharic to every residence within this area. We worked with a translator to have all outreach information transcribed into the key languages
identified by the Department of Neighborhoods. Flyers provided information about the project and location, as well as information about the
drop in event and a link to the online survey. The survey was online for 3 weeks and was available in English, Amharic, and Somali. We held an in- Dear Resident, this flyer is to include you in a
person event where residents could stop by, ask questions, learn about the project, and provide insight about the neighborhood. We providing

a design game mapping exercise, surveys, and take away flyers. PROJECT UNDER DESIGN REVIEW

Summary: JW Architects held an in-person community outreach meeting at the 6115 Rainier Avenue site on February 22nd, 2020 from 12:00 - at 6115 Rainier Avenue South
1:00 pm. Two local residents attended the event, to receive further information about the project and ask questions that were most important to

them. Residents were mainly interested in the scale of the proposed development and the timeline for construction. Neighbors also discussed Jabooda Homes and JW Architects are collaborating to design the redevelopment of

their favorite aspects of the neighborhood which included local businesses and the nearby Brighton Playfield. 6115 Rainier Avenue South.
Response: The design addresses the concerns brought up by neighbors in several ways. The units are clearly differentiated through . ‘ = 3
facade modulation and colored panel siding. This breaks the scale of the project down into a residential scale appropriate to the ] -

neighborhood. The design also proposes landscaping along the entrances to the townhomes and along the streetside to maintain -
a level of greenery on the block. ‘ =
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Project information:

This project will be located midblock on the west side of Rainier Avenue South.
Whenit's complete, the new homes will be 3 stories tall and willinclude 8 rowhouses
with 4 parking stalls. We're just getting started planning now - construction could
start in Spring 2021 and the building could be open as early as Fall 2022.

6115 Rainier Avenue South

Jabooda Hor JW Architects are collaborati

Project Contact:
P— R N — Julian Weber, Founding Principal, JW Architects

G outtreach@jwaseattle.com
Front of Somali Flyer

could startin
2022
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Sw . Ve ONLINE SURVEY DROP-IN HOURS
t yl(/ ARCH ITECTS , February 3, 2020 - March 2, 2020 Saturday, February 22, 2020

JWASEATILECOM S

Link tfo survey: 12:00 pm - 1:00 pm
www.jwasedttle.com/461-english On site: 6115 Rainier Ave S, Seattle
Please contact us if you require a translator.

©)

Rl e oA TeRh:

*additional info on back of flyer
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ADDITIONAL
CONTEXT

The Hillman City neighborhood is experiencing growth, particularly along Rainier Ave S.
Townhouse developments (A) of a similar scale and proportion to this project are located
nearby. Another project of a similar scale by JW Architects and Jabooda Homes (B) is
currently in the permitting process for the neighboring property to the south. These
projects will use a similar language and character to create cohesive street facades.

New single family houses are also being introduced to the neighborhood along 44th
Ave S (C & D). These buildings introduced more contemporary building materials
and forms to the existing residential character of the neighborhood.

CONTEXT ANALYSIS
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SEATTLE DESIGN GUIDELINES DESIGN RESPONSE

CS1 Natural Systems and Site Features B. Sunlight and Natural Ventilation This project reconciles the significant grade change across the site between Rainier Ave S and Goodell PI S. Full height glazing is
utilized in the upper levels of the project, allowing for views across the neighborhood while maintaining a level of privacy for the
C. Topography residents. All stairs are pulled to interior walls to maximize the amount of daylight entering the units. Vertical fins and wrapped
awnings maximize the daylight reflecting into these spaces, while providing variety and depth on the facades. The units each step
back along the property line to reflect the angle of site and break down the project to highlight individual units.
CS2 Urban Pattern and Form A. Location in the City and Neighborhood The project is located on a site that has recently been upzoned to LR3 (M). The surrounding area has mixed typologies including single family

. Adjacent Sites, Streets, and Open Spaces

. Height, Bulk, and Scale

residences, large apartments, small businesses, multiple schools, and townhouse developments. Because of the variety in context buildings,
this project seeks to present a transition from the single family residences to the larger scale buildings nearby. This is accomplished through
massing and material choices. Massing is broken down by not building out the 40’ height limit and establishing three distinct volumes. These
volumes are more in scale with the adjacent homes. Each unit is further defined through facade modulation, colored accent panels, and
vertical fin elements. The rhythm of the units reflects the smaller scale residential character found along Goodell PI S.

PL2. Walkability

. Safety and Security

This project encourages natural surveillance and creates a safe environment through the placement of large windows overlooking
Rainier Ave S and Goodell Pl S. These large windows are located on the upper levels, providing the residents inside with privacy
and reducing the likelihood of residents adding privacy screens. The many windows overlook the streets and allow for easy, casual
monitoring of the activity in this area. Plantings along the pedestrian walkways and the rhythm of the entries provide a residential
character and scale.

PL3. Street Level Interaction

. Entries

. Residential Edges

Entries along Goodell PI S are paired with a connected deck, creating opportunities for socialization and establishing a consistent rhythm
along the street. These entries are elevated a couple steps above grade, creating a transitional space between the public street and the privacy
of the rowhouse interior. A wrapped awning that follows the angle of the street provides overhead protection at the entries. The facade at
ground level on Rainier Ave S follows the angle of the street, while the mass above steps back to establish each individual unit. This creates
a clear shared pedestrian walkway to the entries, with each entry covered by the mass above. All entries will be clearly labeled with address
signage.

RH1-4 are elevated above Rainier Ave S due to the topography of the site, increasing the security and privacy for these residents.
The main living floors are elevated to the second level in all units, allowing residents to look out over the neighborhood while
maintaining a level of privacy.

DC1. Project Uses and Activities

(2]

. Vehicular Access and Circulation.

. Parking and Service Use

Open parking stalls are located in the middle of the site, between RH1-4 and RH5-8. This placement allows parked cars to be
largely hidden from view behind the buildings. The driveway access is placed between RH2 and RH3, resulting in a paired rhythm
along Goodell PI S that fits the context.

DC2. Architectural Concept

o o w >

. Massing
. Architectural and Facade Composition
. Secondary Architectural Features

. Scale and Texture

The perceived mass of the project has been addressed in multiple ways. Each unit is clearly defined through stepped facade modulation and
colored accent panels. On Goodell PI S, the rowhouses are paired, with the driveway access in the middle. This establishes a clear rhythm with
the neighboring context. Additionally the height of the proposed structure is underdeveloped and does not reach the 50’ height limit. Vertical
siding is introduced at the ground-level to complement the residential context of the neighborhood. The clear definition of each unit breaks
down the massing to similar proportions of the surrounding neighborhood. Vertical fins and wrapped angular awnings on the street-facing
facades provide additional visual interest and articulation.

DC4. Exterior Elements and Materials

. Exterior Elements and Finishes

Vertical siding at the ground-level introduces a familiar texture and scale at the pedestrian level that reflects the residential character of the
neighborhood.

DESIGN GUIDELINES

6115 RAINIER AVENUE SOUTH: Streamlined Design Review
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Since the project is situated on a through lot, the design aims to address both frontages, and reconcile the sectional grade change that exists adjacent to
Rainier Ave. The Rainier facade utilizes a jogged plan at the upper floors to address the angled property boundary, while angling the ground floor to follow
the property line creates a smoother pedestrian experience. Since the units are elevated above Rainer Ave, larger glazing punches have been used at the
upper floors to capture views of the Rainier Ave corridor. The modulation on the upper floors, paired with colored accent panels and vertical fin elements,
clearly differentiates individual units and breaks down the massing.

All levels of the Goodell units step to address the angled property boundary and to differentiate units. The Goodell frontage uses a wrapped angled awning
around the second and third floors that expresses the angle of the property. These rowhouses are paired, with the drive separating them, which builds on the

facade rhythm established in the neighborhood. Glazing on the upper floors provides a view overlooking the neighborhood to the west. Both frontages use a
vertically oriented lap siding at the ground level, to break down the scale at the pedestrian level.
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SECOND FLOOR PLANS
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FLOOR PLANS
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FLOOR PLANS
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16'-2"

| m. bed -
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THIRD FLOOR PLANS
SCALE: 1/8"=110"
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ROOF PLANS
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5/16" Cementitious Panel Siding 5/16" Cementitious Panel Siding 5/16" Cementitious Panel Siding 12"Vertical Siding

Sherwin-Williams #7626 Sherwin-Williams #6885 Sherwin-Williams #6895 Sherwin-Williams #6258
Zurich White Knockout Orange Laughing Orange Tricorn Black
MATERIALS
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‘ ADJACENT PROJECT ‘ | ‘ |(
6207 RAINIER AVE §

/-_-__——_ - - ,..',. ‘-'*' :.—“.‘ -.' _‘-‘-»\-._...': -"‘I. !. .'.. ‘; . : ,‘.’.-'..:‘ ‘\-.. .,..'.-” ‘.,'-: ,.L--' .'.r-)’ .'- .a ';." -.: :" _\/_
T T T T e T LT T T T T T EAST ELEVATION (RAINIER AVE S)
‘ L e T T L SCALESEZETE
L1 . . . . L] LI L L L1 L] . o (B [

RH1 RH2

RH3 RH4

] ADJACENT PROPERTY

: : 6207 RAINIER AVE S

DEND]DENE

L ki . WEST ELEVATION (GOODELL PL S)

& ki SCALE: 3/32"=1'0"

e = . ELEVATIONS
— == == ===
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SCALE: 3/32"=1'0"
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SCALE: 3/32"=1'0"
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[ i' IE_

APPROACH FROM GOODELL PL S

APPROACH FROM GOODELL PL S

APPROACH FROM RAINIER AVE S

RENDERINGS FOR ILLUSTRATION PURPOSES ONLY
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‘ 95'-8 1/4"

‘ 89'-81/4"
30-8" PROPOSED 31'-10" PROPOSED
29'-5" ALLOWED —1-3" 121724 30-7 1/2" ALLOWED

NB9°042B'W  91.86' | \

[

I
STANDARD: SMC 23.86.015 - Maximum facade length measurement

A. In Lowrise zones, the length of certain facades is limited by development standards. Facade length is measured as
follows:

L
150

1. Draw a line parallel to, and 15 feet from, the lot line along which the length of a facade is
limited.

2. For each portion of a structure that located between the line drawn in subsection
23.86.015.A.1 and the lot line, mark the points at which that portion of the structure crosses
the line drawn in subsection 23.86.015.A.1, and measure the distance between those points.

3. the facade length limit applies to the sum of the lengths of the portions of the structures
measured in subsection 23.86.015.A.2 (see Exhibit A and Exhibit B for 23.86.015)

88

ADJUSTMENTS & DEPARTURES - Development Standard Adjustments

NOd-

S 1d 1130009 é
j

ENL

The second important difference between an adjustment and a departure is that adjustments are only
available for a designated set of land use code development standards. SMC Section 23.41.018.D.3 provides

the list of the specific development standards for which adjustments may be allowed, and is summarized =
below:

+ Setback and separation standards may be reduced by a maximum of 50 percent.

+Amenity areas may be reduced by a maximum of 10 percent

+Landscaping and screening may be reduced by a maximum of 25 percent

+Structure width, depth, and facade length limits may be increased by a maximum of 10
percent

+Screening of parking may be reduced by a maximum of 25 percent

15'-0"

g 1d 7130009
|
\
\_‘
\

15-0
[

ADJUSTMENT RATIONAL:

T
T /76 N89°28'59"W_ 49.99' /

g 1 657 I
I

N89°28'59"W  50.68"
The design proposes an extension of the facade length up to 3% on RH1, RH4, and RH5. These rowhouses @ SITE PLAN

32'-4 1/4" ALLOWED/PROPOSED

27'-9 1/2" ALLOWED 10 l‘/2” -
28-8" PROPOSED /[L
are designed to be family-friendly with 3 bedrooms in all units. This extension allows these spaces to be SCALE: 1/16"=1'0" )
more habitable for future residents. The adjusted facades remain significantly below the facade lengths

42'-8 3/4"
calculated before the dedication on Goodell PI S. The design remains around 10" below the 40" height limit,
which significantly reduces the overall bulk and mass.

50'-0"

59'-4 3/4"

30'-8" PROPOSED

31'-10" PROPOSED

28'-8" PROPOSED
1'-3" 29'-5" ALLOWED
30'-7 1/2" ALLOWED 1-21/2"

>

32'-4 1/4" ALLOWED/PROPOSED
27'-9 1/2" ALLOWED

R

-101/2"
CALCULATIONS:

-
—
|

Allowed = 89.6'x 65% = 58.2' B RN RN T
Proposed = 30.67'(RH1) + 30’ (RH5) = 60.67' = 67.8% proposed
Before Dedication = 95.6'x 65% = 64’

SOUTH 1 (RH4):

Allowed =42.8'x 65% = 27.8’
Proposed = 28.67"= 67% proposed
Before Dedication = 59.4'x 65% = 38.6’

RH 5 RH 1

40'-0" ALLOWED

30-9" PROPOSED
40-0" ALLOWED

38-11" ALLOWED

RH 4 RH 8

30-9" PROPOSED
30'-9" PROPOSED
40'-0" ALLOWED

30-9" PROPOSED

SOUTH 2 (RH8):
Allowed = 50"x 65% = 32.5’
Proposed = 32.35’ (allowed)

e

J — |
~

4 —
NORTH ELEVATION DIAGRAM SOUTH ELEVATION DIAGRAM

SCALE: 1/16"=1'0"

SCALE: 1/16"=1'0"
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adjustment request #2:

amenity area adjustment

STANDARD: SMC 23.45.522 - Amenity Area

A. Amount of amenity area required for rowhouse and townhouse developments and apartments in LR zones
1.The required amount of amenity area for rowhouse and townhouse developments and apartments in LR zones is equal to 25 percent of the lot area.
2.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.
3.For rowhouse and townhouse developments, amenity area required at ground level may be

A
982

XX

IR
oo

provided as either private or common space.4.For apartments, amenity area required at ground level shall be provided as common space.
D. General requirements. Required amenity areas shall meet the following conditions:

1.All units shall have access to a common or private amenity area.
2.Enclosed amenity areas
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a. In LR zones, an amenity area shall not be enclosed within a structure.
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b.In MR and HR zones, except for cottage housing, no more than 50 percent of the amenity area may be enclosed, and this enclosed area shall be
provided as common amenity area.

3.Projections into amenity areas. Structural projections that do not provide floor area, such as garden windows, may extend up to 2 feet into an amenity area if
they are at least 8 feet above finished grade.
4.Private amenity areas
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a.There is no minimum dimension for private amenity areas, except that if a private amenity area abuts a side lot line that is not a side street lot line, the y te
minimum horizontal dimension measured from the side lot line is 10 feet. o
b.An unenclosed porch that is a minimum of 60 square feet in size and that faces a street or a common amenity area may be counted as part of the ’0‘
private amenity area for the rowhouse, townhouse, or cottage to which it is attached. .0:
i i iti PSRRIILRIA
5.Common amenity areas for rowhouse and townhouse developments and apartments shall meet the following conditions: QEIREEKKKK Grbund Related
a.No common amenity area shall be less than 250 square feet in area, and common amenity areas shall have a minimum horizontal dimension of 10 %‘3‘3‘3‘3‘3‘3‘3‘3‘3 17,g‘§, SF
feet. [HHIKHLHIIA
. . OSRISIREEN
b.Common amenity areas shall be improved as follows: :.:.:.:&‘,:.zgz% b
1)At least 50 percent of a common amenity area provided at ground level shall be landscaped with grass, ground cover, bushes, bioretention “““0:020:0‘ K
e XK X !
facilities, and/or trees.
2)Elements that enhance the usability and livability of the space for residents, such as seating, outdoor lighting, weather protection, art, or AMENITY AREA - GROUND
other similar features, shall be provided. SCALE: NTS
c.The common amenity area required at ground level for apartments shall be accessible to all apartment units.
6.Parking areas, vehicular access easements, and driveways do not qualify as amenity areas, except that a woonerf may provide a maximum of 50 percent of !
the amenity area if the design of the woonerf is approved through a design review process pursuant to Chapter2341. | 77777 =--= — ==
7.Swimming pools, spas, and hot tubs may be counted toward meeting the amenity area requirement.
8.Rooftop areas excluded because they are near minor communication utilities and accessory communication devices, pursuant to subsection 23.57.011.C.1, do
not qualify as amenity areas.
ADJUSTMENTS & DEPARTURES - Development Standard Adjustments

Roof Deck

Roof Deck
330.39 SF

424.37 SF

The second important difference between an adjustment and a departure is that adjustments are only available for a designated set of land use code development
standards. SMC Section 23.41.018.D.3 provides the list of the specific development standards for which adjustments may be allowed, and is summarized below:
+ Setback and separation standards may be reduced by a maximum of 50 percent.
+Amenity areas may be reduced by a maximum of 10 percent
+Landscaping and screening may be reduced by a maximum of 25 percent

397.64 SF
+Structure width, depth, and facade length limits may be increased by a maximum of 10 percent
+Screening of parking may be reduced by a maximum of 25 percent

ADJUSTMENT RATIONAL:

Roof Deck
420.15 SF
\

CALCULATIONS:
This design proposes decreasing the ground-related amenity area by 10%. The 16’ dedication required on

Goodell PI S reduced footprint of the lot and constrained the proportions, affecting where ground-related

IR =————
Roof Deck
438.14 SF
Roof Deck
380.32 SF
REQUIRED: —’7
Total Amenity Area = 7,627sf x 25% = 1,906.75sf j
amenity could feasibly be located. The total amenity area provided is more than twice what is required in this ~ Ground Amenity Area = 1,906.75 x 50% = 953.38sf Roof Deck
zone. The design of this project significantly exceeds the required total amenity area by providing private Roof Deck 439.44 SF
roof decks for all units. These generous roof decks provide a higher quality, year-round amenity space with PROPOSED: 307.86 SF
views overlooking the surrounding neighborhood. Total Amenity Area = 3,902.78sf I e A R
Roof Deck Amenity Area=3,13832sf T T \ iy 'y
Ground Amenity Area = 764.46sf = 40% proposed
ADJUSTMENTS

@ AMENITY AREA - ROOF

SCALE: NTS
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