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PROJECT TEAM 

Owner: KATHERYN PLETT 
3202 48TH AVE SW 
SEATTLE, WA 98116 
Contact: CHRIS GARDNER 

Architect & Applicant: Novion Group Inc. 
8634B 3rd Ave NW 
Seattle, WA 98117 
Contact: Shaun Novion 

Landscape Architect: GHA Landscape Architects 
1417 NE 80th St 
Seattle, WA 98115 
Contact: Neil Buchanan 

SDCI Project  # 3034084-EG 
Contact: ALLISON WHITWORTH 

Existing Site: 
Address: 14023 GREENWOOD AVE N 
Location:   
Site Area:   

BITTERLAKE NEIGHBORHOOD 
8,093 sf 

Existing Development:   TRIPLEX– MULTIFAMILY 

Project Proposal: 
Number of Residential Units:  7 or 8 new townhouse units 
Number of Parking Stalls:  5 or 6 surface parking stalls 
Gross Floor Area of Residential Use:  10,800 gsf 

Developmental Objective: 
To transform an underutilized Lowrise lot from a triplex structure  to a multifam-
ily townhouse development, providing 7 or 8 new townhouse units that 
provides a functional site and unit layout with easy connections to the 
neighborhood  amenities and public transportation.  
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COMMUNITY OUTREACH MATERIALS

COMMUNITY OUTREACH FEEDBACK

SUMMARY OF DESIGN RELATED COMMENTS HEARD 
DURING THE REQUIRED PUBLIC OUTREACH INCLUDING 
MAILERS, WEBSITE AND NEIGHBORHOOD MEETING HELD 
AR BROADVIEW LIBRARY.

THERE WERE NO DESIGN RELATED COMMENTS SUBMITTED 
OR RECORDED FOR THIS PROJECT.
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EXISTING NEIGHBORHOOD STYLE AND CONTEXT 
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SEATTLE'S TRANSIT NETWORK AREA MAP
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WEST FACADE OF GREENWOOD AVE NORTH
SUBJECT PROPERTY
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EAST FACADE OF GREENWOOD AVE NORTH
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SECTION 6.0 – ZONING DATA: 
SUBJECT PROPERTY ADDRESS:  14023 GREENWOOD AVE N,   SEATTLE, WA   98133 ASSESSORS PARCEK NUMBER: 074800-0035 

ZONING:  LR2 LOT AREA:  8,093 SF 

PROPOSED PROJECT DESCRIPTION: DEMOLISH EXISTING TRIPLEX RESIDENCE AND CONSTRUCT 7 NEW TOWNHOUSE UNITS. 

BRIEF SUMMARY: 

APPLICABLE DEVELOPMENT STANDARDS HOW PROPOSED DEVELOPMENT WILL MEET THESE STANDARS 

PERMITTED USES PER SMC 23.45.504 TABLE A RESIDENTIAL USE PERMITTED. RESIDENCIAL USE PROPOSED. 

FAR (FLOOR AREA RATIO) PER SMC 23.45.510 TABLE A  MAX FAR PERMITTED FOR TOWNHOUSES IS 1.0 OR 1.2  PROJECT MUST COMPLY WITH SMC 23.45.510.C FOR HIGHER FAR. 

PROPOSED PROJECT WILL USE MAX FAR OF 1.2 = 9,711.6 SF MAX FAR 

DENSITY PER SMC 23.45.512 TABLE A MAX DENSITY FOR TOWNHOUSES IS 1 UNIT/1600 SF OR NO LIMIT  PROJECT MUST COMPLY WITH SMC 23.45.510.C FOR NO LIMIT. 

PROPOSED PROJECT WILL USE NO LIMIT AND PROPOSE 7 NEW UNITS. 

STRUCTURE HEIGHT PER 23.45.514 TABLE A  MAX HEIGHT PERMITTED FOR TOWNHOUSES IS 30’ FROM AVERAGE GRADE. 

ADDITIONAL 4’ ALLOWED ABOVE MAX HEIGHT FOR OPEN RAILING AND PARAPETS AND ADDITIONAL 10’ ALLOWED ABOVE MAX HEIGHT FOR STAIR PENTHOUSE ROOFTOP FEATURES. 

PROPOSED PROJECT WILL COMPLY WITH MAX HEIGHT RESTRICTIONS. 

SETBACKS PER SMC 23.45.518 TABLE A  REQUIRED SETBACKS FOR TOWNHOUSES IN ALL LR ZONES; FRONT SETBACK: 7’ AVERAGE; 5’ MINIMUM 

REAR SETBACK: 7’ AVERAGE; 5’ MINIMUM 

SIDE SETBACK: FOR FACADES 40’ OR LESS IN LENGTH: 5’ MINIMUM 

FOR FACADES GREATER THAN 40’ IN LENGTH: 7’ AVERAGE; 5’ MINIMUM 

INTERIOR FAÇADE: 10’ MIN SEPERATION 

PROPOSED PROJECT TO COMPLY WITH OR EXCEED ALL MINIMUN SETBACK REQUIREMENTS. 

AMENITY AREA PER SMC 23.45.522 MIN. REQUIRED AMENITY AREA IS 25% OF THE LOT:   2,023.25 SF MIN REQUIRED. MIN. OF 50% OF REQUIRED AMENITY AREA AT GROUND LEVEL: 1,011.625 SF MIN @ GROUND 

PROPOSED PROJECT TO MEET OR EXCEED AMENITY AREA MINIMUM REQUIREMENTS. 

LANDSCAPING STANDARDS PER SMC 23.45.524 REQUIRED LANDSCAPING SHALL MEET A MINIMUM GREEN FACTOR OF 0.6 

PROPOSED PROJECT WILL MEET OR EXCEED MIN REQUIRED GREEN FACTOR. 

STRUCTURE WIDTH & FAÇADE LENGTH PER SMC 23.45.527  90’ MAX STRUCTURE WIDTH. THE MAX COMBINED LENGTH OF ALL PORTIONS OF FACADES WITHIN 15 FEET OF A LOT LINE THAT IS NEITHER A REAR LOT LINE NOR A STREET OR ALLEY LOT LINE SHALL NOT EXCEED 65% OF THE LENGTH 
OF THAT LOT LINE. 

PROPOSED PROJECT WILL COMPLY WITH REQUIREMENTS. 

DESIGN STANDARDS PER SMC 23.45.529.            THE REQUIRED STREET FACING FAÇADE STANDARDS INCLUDE AT LEAST 20% OF THE STREET FACING FAÇADE TO BE TRANSPARENT GLASS, AND FAÇADE ARTICULATION IS TO BE APPLIED TO CERTAIN SIZED FACADES.  

FOR TOWNHOUSES, ADDITIONAL STANDARDS APPLY INCLUDING WAYFINDING AND AMENITY AREA REQUIREMENTS. 

. ALL OPTIONS WILL MEET THE REQUIRED DESIGN STANDARDS FOR TOWNHOUSES. 

REQUIRED PARKING PER SMC 23.54.015 TABLE B & D 7 UNITS IN FREQUENT TRANSIT SERVICE AREA REQUIRES 4 VEHICLE PARKING STALLS. 

MIN. REQUIRED LONG-TERM BIKE PARKING STALLS IS 1 STALL PER UNIT (MIN. 7 REQ.) MIN. REQUIRED SHORT-TERM PARKING STALLS IS 2. 

PROPOSED PROJECT WILL MEET OR EXCEED THE MIN. PARKING REQUIREMENTS. 

SOLID WASTE AND RECYCLE PER SMC 23.54.040 MIN. INDIVIDUAL STORAGE AREAS REQUIRED ARE 2’X6’ PER UNIT.  PROPOSED PROJECT WILL COMPLY WITH REQUIREMENTS.
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SEATTLE CITYWIDE DESIGN GUIDELINES DESIGN RESPONSE

CONTEXT AND SITE

CS1. NATURAL SYSTEMS AND SITE FEATURES perty. Proper identification and analysis of required preservations measures, pruning and or potential removal will be considered. The proposed landscape plans not only includes several new trees on site but right-of-way street trees and planting strips in addition to full street improvements of curbs, sidewalks, and drainage.

A. ENERGY USE

B. SUNLIGHT AND NATURAL VENTILATION

C. TOPOGRAPHY

D. PLANTS AND HABITAT

E. WATER

CS2. URBAN PATTERN AND FORM The subject property is located at a transitional edge of an LR2 zoned strip, and the 
existing single family zoned area to the West. Existing and future development of the 
LR2 strip will continue to increase density and height of neighboring structures. 
Proposed development aims to lessen the abrupt transition from the SF zone to the West 
by taking advantage of the topography of the site that slopes down and away from 
Greenwood Ave North towards the SF zone, and also consider pedestrian and vehicle 
access as well as common open spaces to buffer the SF zone from the higher density 
noise and traffic of the LR2 corridor. 

ncrease density and height of neighboring structures. Proposed development aims to lessen the abrupt transition from the SF zone to the East by taking advantage of the topography of the site that slopes down and away from the SF zone, and also consider pedestrian and vehicle access as well as common open spaces to buffer the SF zone from the higher density noise and traffic of the LR2 corridor. 

A. LOCATION IN THE CITY AND NEIGHBORHOOD

B. ADJACENT SITES, STREETS, AND OPEN SPACES

C. RELATIONSHIP TO THE BLOCK

D. HEIGHT, BULK, AND SCALE

CS3. ARCHITECTURAL CONTEXT AND CHARACTER

A. EMPHASIZING POSITIVE NEIGHBORHOOD ATTRIBUTES

B. LOCAL HISTORY AND CULTURE

PUBLIC LIFE

PL1. CONNECTIVITY
In addition to the proposed ground level amenity areas and improvements to the 
drainage, and right-of way being executed by SDOT, the proposed projects incorporate 
rooftop deck amenity areas providing sunny exposure and views across spaces and 
potential views of Bitter lake to the South East.

ws across spaces and potential views of Bitter lake to the South East.

A. NETWORK OF OPEN SPACES

B. WALKWAYS AND CONNECTIONS

C. OUTDOOR USES AND ACTIVITIES

PL2. WALKABILITY

Design features are proposed as means of wayfinding. These features include the use of 
alternate paving materials, colors and locations to differentiate pedestrian pathways from 
vehicular driveways. Clear directional signage can be provided in addition where needed.

lear directional signage can be provided in addition where needed.

A. ACCESSIBILITY

B. SAFETY AND SECURITY

C. WEATHER PROTECTION

D. WAYFINDING

There are two existing Evergreen Trees located on the neighbor’s property to the West 
and one deciduous tree located on the neighbor’s property to the North whose canopies 
encroach upon the subject property. Proper identification and analysis of required 
preservations measures, pruning and or potential removal will be considered. The 
proposed landscape plans not only includes several new trees on site but right-of-way 
street trees and planting strips in addition to full street improvements of curbs, sidewalks, 
and drainage being executed by SDOT.
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PL3. STREET-LEVEL INTERACTION
Proposed ground related housing units will have individual residential entries that are recessed 
and weather protected. The entries will be well lit with their individual house numbers 
prominently displayed. To increase security and privacy, the proposed buildings are set back 
from the improved ROW and buffered by a landscaped area at the public/private threshold. The 
unit configuration proposes the main living area of the units to be located on the second floors 
and encourages window placement that will create privacy for and from adjacent parcels, with a 
consideration towards future allowed development in the general vicinity.

played. To increase security and privacy, the proposed buildings are set back from the improved ROW and buffered by a landscaped area at the public/private threshold. The unit configuration proposes the main living area of the units to be located on the second floors and encourages window placement that will create privacy for and from adjacent parcels, with a consideration towards future allowed development in the general vicinity.

A. ENTRIES

B. RETAIL EDGES

C. RESIDENCIAL EDGES

PL4. ACTIVE TRANSPORTATION

A. ENTRY LOCATIONS AND RELATIONSHIPS

B. PLANNING AHEAD FOR BICYCLISTS

C. PLANNING AHEAD FOR TRANSIT

DESIGN CONCEPT

DC1. PROJECT USES AND ACTIVITIES

Parking and driveway areas are designed to serve multiple uses. The courtyard entry area will be 
separated from the vehicular access lane and enhanced with landscaping to break up the new 
hardscape. The proposed parking in provided at the back of the lot, behind all structures, and out 
of public view (this is a requirement of SMC 23.45.510.C). Clearly illuminated address signage 
will direct delivery and emergency aid services.

he proposed parking in provided at the back of the lot, behind all structures, and out of public view (this is a requirement of SMC 23.45.510.C). Clearly illuminated address signage will direct delivery and emergency aid services.

A. ARRANGEMENT OF INTERIOR USES

B. VEHICULAR ACCESS AND CIRCULATION

C. PARKING AND SERVICE USES

DC2. ARCHITECTURAL CONCEPT

The proposed project will strive for articulation on all facades. Scale and texture will also be 
provided through secondary architectural features and materials. The goal will be to reduce the 
massing and amount of blank walls by focusing on visually appealing facade compositions with 
the addition of modulation, eaves, secondary architectural features, window placement and 
contrasting exterior materials and colors. The first floors are identifiable by pedestrian pathways 
leading to the unit entries.

 and amount of blank walls by focusing on visually appealing facade compositions with the addition of modulation, eaves, secondary architectural features, window placement and contrasting exterior materials and colors. The first floors are identifiable by pedestrian pathways leading to the unit entries.

A. MASSING

B. ARCHITECTURAL AND FAÇADE COMPOSITION

C. SECONDARY ARCHITECTURAL FEATURES

D. SCALE AND TEXTURE

E. FORM AND FUNCTION

DC3. OPEN SPACE CONCEPT

The project aims to create attractive useable outdoor amenity areas. The ground level amenity 
areas also provide a buffer between the improved ROW and the street facing units. The proposed 
development includes new landscaping on all areas not covered by hardscape. Green screens, 
ground covers, shrubs and trees are part of the proposal to mitigate the new hardscape. Each unit 
is also designed with a private roof top deck. The views will most likely be territorial, but the 
decks will provide secure exterior exposure for the residents.

 includes new landscaping on all areas not covered by hardscape. Green screens, ground covers, shrubs and trees are part of the proposal to mitigate the new hardscape. Each unit is also designed with a private roof top deck. The views will most likely be territorial, but the decks will provide secure exterior exposure for the residents.

A. BUILDING-OPEN SPACE RELATIONSHIP

B. OPEN SPACES USES AND ACTIVITIES

C. DESIGN

DC4. MATERIALS
The proposal is for exterior finishes in a mix of Hardie board design and color. The chosen siding 
will be installed to maintain durability throughout Seattle’s weather cycles. The colors and 
materials chosen will be modern in nature, but attempt to match the muted and matte like color 
pallet of the surrounding structures. Alternate colored pavers will be used for the vehicular and 
pedestrian access for distinction and drainage purposes. Adequate signage for wayfinding will be 
visually prominent. Illumination for pathways, entries, landscaping and security will be installed 
to aid residents as well as reduce glare on adjacent parcels. New landscaping is proposed on all 
areas not considered hardscape. Trees, green screens, bio-planters, shrubs and ground cover are 
proposed and designed to provide annual vegetation.

s chosen will be modern in nature, but attempt to match the muted and matte like color pallet of the surrounding structures. Alternate colored pavers will be used for the vehicular and pedestrian access for distinction and drainage purposes. Adequate signage for wayfinding will be visually prominent. Illumination for pathways, entries, landscaping and security will be installed to aid residents as well as reduce glare on adjacent parcels. New landscaping is proposed on all areas not considered hardscape. Trees, green screens, bio-planters, shrubs and ground cover are proposed and designed to provide annual vegetation.

A. EXTERIOR ELEMENTS AND FINISHES

B. SIGNAGE

C. LIGHTING

D. TREES, LANDSCAPE & HARDSCAPE MATERIALS
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OPTION 1 - PREFERRED

Option 1 - Code Compliant
Proposal:
One 7-unit townhouse structure oriented North and South

Disadvantages:
Majority of views are orientated North and 
South, towards neighbors. 
Weak Street Frontage Presence
Proposes only 7 units vs. 8 units.

Advantages:
Amenity aresa seperate from 
driveway and face the South 
for sun.
Units can easily step down 
with the existing topography. 25
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This landscape plan is diagrammatic, all

dimensions are approximate and must be

field verified.
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OPTION 2 - 

Option 2 - Code Compliant

Proposal:
Two 4-unit townhouse structures 
oriented East and West. 

Advantages:
8 units.
Majority of views are orientated East 
andWest, not at neighbors. Good for 
both privacey and security.
Strong Street Frontage Presence

Disadvantages:
Long driveway. 
Only 5 parking stalls.
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OPTION 3 - CODE COMPLIANT

Proposal:
Two 4-unit townhouse 
structures.

Advantages:
Keeps all vehicular access away pedestian access.
All pedestrian access is towards the South.
8 units.

Disadvantages:
Long driveway. 
Only 5 parking stalls.
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