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PROJECT DESCRIPTION

Sand Point Mixed-Use

Design Review: Recommendation Meeting
Meeting Date: 12/06/2021 at 7:00PM

Location 4529 Sand Point Way NE

Zoning NC2P-55 (M)

Overlay Frequent Transit Service Corridor

Height Limit 55"-0”

Parking Required 50% Reduction Allowed (Frequent Transit)
Site Area +/- 15,854 SF

Owner

Shilshole Development, LLC
2811 Fairview Ave E Suite 1002
Seattle, WA 98102

Architect

PUBLICA47 Architects

232 Seventh Ave N Suite 200
Seattle, WA 98109

Landscape Architect

Karen Keist Landscape Architects
111 West John Street Suite 306
Seattle, WA 98119

Civil Engineer

KPFF

1601 Fifth Avenue Suite 1600
Seattle, WA 98101
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DEVELOPMENT OBJECTIVES

The proposed 6-story, 71,000sf mixed-use project seeks to achieve the following development objectives:
« Create 60-70 new apartment units with a focus on larger units
(30% Open 1BR, 30% 1 BR, 30% 2BR and 10% 3BR)
« Provide +/- 5,000 sf of street-level commercial space
(50% Medical Service, 50% Restaurant)
« Provide +/- 42 off-street parking stalls

Project Vision

The project seeks to contribute to the Sand Point corridor, activating the street level with highly-visible
commercial spaces and new residential units above. The attenuated lot provides the opportunity to define
the curving street edge along Sand Point Way, while offering opportunities for pedestrian and bicycle-
focused connections to the neighborhood and adjacent Burke-Gilman Trail.

Pedestrian Connection Livable Urban Density Site Specific Response

The project will connect and enhance pedestrian activity on Sand The project increases livable urban density within the city by its The project endeavors to respond appropriately to the site conditions;
Point Way by maintaining a wide sidewalk with improved landscape location, amenities, and transportation network. The project activates celebrating the unique geometry of the site while preserving a mature
and providing a vibrant commercial space at street level with outdoor the neighborhood by developing an underutilized site for more useful exceptional madrona tree.

seating. and livelier functions.

- % '!!H.@#M s
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URBAN DESIGN ANALYSIS

Vicinity Context

* The subject property is located at the
border of two neighborhoods, Bryant
to the north and Laurelhurst to the
south.
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* Both are predominately single-family
homes with a mix of low to mid-rise
multifamily, mixed-use, commercial
and institutional buildings along Sand
Point Way and NE 45" St that acts as
the boundary between the two.

AVE.NE;

2 35TH,

B,
-

o

r g i
F Syl
F

* The vicinity to Seattle Children’s
: Hospital helps define the area’s
. o character, with various institutional
L L uses and medical offices.
SINESASTHIST= = 5w T R oa S ke R M B @ 2lTONN W s B - Westedge is characterized by the
: D ESUTRh AR, ¢ o s ooy VST e o8 R T 2, ) R B University Village outdoor mall.

* The UW athletic center and Union
Bay natural area define the south and
southwest edge, with generous open
space.

4529 Sand Point Way (Subject Property)

Seattle Children’s Hospital

Laurelhurst Park

Union Bay Natural Area
Union Bay

UW Athletic Center

University Village

Calvary Catholic Cemetery

N
@ AERIAL PHOTOGRAPH - VICINITY CONTEXT
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+ Seattle’s urban trail systems such

as the Burke-Gilman offers bicycle
commuters easy access to dedicated

routes connecting a variety of neigh-

borhoods and districts.
+ 35" Ave NE connects to the com-
mercial corridor in Wedgewood.

Point Way NE act as the main connec-
tors between the site and its vicinity.

URBAN DESIGN ANALYSIS

Connections + Access
able area to live. NE 45" St and Sand

* The site’s proximity to UW, Lake
Washington and Northeast Seattle
neighborhoods has made it a desir-
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@ Project Site

Street Legend

‘\\\\\\\\\\\\\\\} Urban Village Main

‘IIIIIIIIIIIIIII’ Urban Center Connector

‘IIIIIIIIIIIIIII’ Neighborhood Corridor

Qi Neighborhood Yield

@ STREET TYPES

(///////////////) Urban Trail
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URBAN DESIGN ANALYSIS

Surrounding Neighborhoods

* Located near the intersection of four
0 Project Site

distinct neighborhoods — Laurelhurst,
University District (UW campus),

Ravenna, and Bryant.
« Laurelhurst — established residential

neighborhood along Union Bay and

Lake Washington
* Bryant — small residential neighbor-

hood

* Ravenna - urban-suburban neigh-
borhood known for Ravenna-Cowen
park and popular shopping center

that is home to UW. Portion adjacent
University Village

* University District — urban center
to site is UW east campus
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URBAN DESIGN ANALYSIS
Orientation

4529 Sand Point Way NE

The subject property is bound by an
8-story multi-family building to the
east, Sand Point Way NE to the south,
and 39" Ave NE to the west and north.
The site slopes from northwest to
southeast, with approximately a 20°
grade change from the highest point
on 39" Ave NE to the lowest point on
Sand Point Way NE.

L
@ AERIAL PHOTOGRAPH - “9-BLOCK” CONTEXT
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URBAN DESIGN ANALYSIS

L
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L] B u / Transportation
i * Burke Gilman Trail allows easy bicycle
IA \—\_,—L| E:: [l and pedestrian connections - linking a
variety of parks, neighborhoods, campus
<E NE 47TH ST =—— and urban centers.
[
} * Being located on Sand Point Way NE
C | Ei: = B L t = allows for easy access to public transit
w ] w as well as vehicular connectivity between
[ ] = H = UW and northeast Seattle neighborhoods.
|:E E The subject property is within a Frequent
S 4,J S — Transit Service Corridor.
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URBAN DESIGN ANALYSIS

Zoning
* The subject property is zoned
NC2P-55 (M)

« Existing zoning in the area has
created a neighborhood with varying
building type, scale, and use — com-
mercial, institutional, multi-family and
single-family are all proximate to one
another.

« Site is located at the east end of

a Principal Pedestrian Street, which
extends west to the intersection of NE
45" St and Union Bay PI NE.
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36TH AVE NE

36TH AVE NE

|

37TH AVE NE

37TH AVE NE
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)

NE 45TH ST

URBAN DESIGN ANALYSIS
Uses
« Site used to be occupied by single-
story commercial building, now re-
moved. Currently is occupied by a
popular food truck and surface parking
lot.

* To the east, commercial and mixed-
use buildings along Sand Point Way
and 40" Ave NE with Seattle Chil-
dren’s Hospital further east.

* To the south, commercial and mul-
tifamily buildings along Sand Point
Way and NE 45" St with single-family
homes beyond.

* To the west, a row of small commer-
cial buildings including a restaurant,
brewery and hair salon.

* To the north, single-family homes
separated from the site by the Burke
Gilman Trail.

Building Use Legend

[ ] Muttifamily
Single Family

- Commercial
Mixed-Use

4529 Sand Point Way NE ¢ Design Review Board Recommendation Meeting « 12/06/2021
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SITE ANALYSIS

Solar Access PN N[ H
* Good access to morning sun. Ig B j /

Excellent access to mid-day, afternoon |S—
and evening sun.

oy | |
]

o

Building Access  ( — —— \
* The site offers pedestrlan and bicycle f D | ﬁ 1w i H 1wy
access from multiple points on Sand ‘ =~ = L~
Point Way NE and 39" Ave NE. 39" W ~ | U
Ave NE has close access to the Burke ) 11 June2dlsunser JSL2 ;t: i L/ JUNEZ SUNRISE
Gilman Trail. = - w——rr |
t% g JIN 1 c'v\’ "I‘-,. 96:
* Due to grade change, vehicular N I_| 1 | )=
access proposed from Sand Point Way \ ] {:| ; i /\

NE at one location.

ES

Power Lines

« Existing high voltage power lines
along Sand Point Way NE will require
14’ setback — impacting buildable area
of the site.

- OVERHEAD HIGH VOLTAGE POWERLINES J
I

Views

« Territorial views of the Laurelhurst
neighborhood and UW athletic center to
the east, south and west of the site.
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Topography+ Geometry N | | 1:5 | = ; — .
* The §ubJect property sI.opes | o G ~ /1. | & “ \ -
approximately 20’ from highest point « | N T,  ' :‘:‘ °" - J/
(39" Ave) to lowest point (Sand Point - e g N
Way NE). JUNE/21 SO’LARNOON.;;.;; VY

Delw = =i
« Site geometry is the result of the \ ’_‘ | | i VA -

hIST[OI’IC Seattle, Lake Shore and Eastern @ SITE SOLAR & TOPOGRAPHY
Railway and the former shoreline.
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SITE ADDRESS

SITE AREA

PARCEL #

ZONING

OVERLAY DISTRICT

ECA

MANDATORY HOUSING AUTHORITY

4529 SAND POINT WAY NE

15,854 SF
793300-0125
NC2P-55 (M)

Frequent Transit Service Corridor
Relieffrom Prohibition on Steep Slope Development Criteria granted April 22,2020 (#6778962-EX)
Yes, Medium Designation

ZONING DATA

TOPIC

CODE SECTION

STANDARD

PROJECT-SPECIFIC NOTES

STREET LEVEL USES

23.47A005

C1.Residential uses: Limited to 20% of street-level street facing fagade along principal pedestrian street

D1.80% of street-level, street facing facade along principal pedestrian street: Restaurants = Permitted, Medical Services = Permitted

Proposal complies

STREET LEVEL DEVELOPMENT STANDARDS

23.47A008

A2.Blank Facades: Between 2ftand 8ft above the sidewalk - 20ft max and may not exceed 40% of fagade width

B2. Non-residential ransparency: Between 2ftand 8ft above the sidewalk - 60% min. of street-facing fagade shall be transparent

B3. Non-residential depth: Avg. depth > 30' from street-facing fagade; 15' min

B4. Non-residential height: floor-to-floor height atleast 13ft

Proposal complies

PEDESTRIAN DESIGNATED ZONES 23.47.A008.C C1.80% min of street facing fagade occupied by uses listed in 23.47A.005.D.1;
C4. Overhead weather protection: 60% min continuous coverage of street frontage, 6ft min width, min 8ftand max 12ft above sidewalk for projections of 6ft  |Proposal complies
C5. Structure width: Max 2501t
STRUCTURE HEIGHT 2347A012 Allowed: 55 feet
2341.012B11f Departures of up to 10 feet of additional height may be granted if. 1) The departure is needed to protecta tree that is exceptional or a tree thatis > 2ftin DEPARTURE REQUESTED
diameter, 2) Avoiding developmentin the tree protection area will reduce the total development capacity of the site
FLOOR AREA RATIO 23.47A013 Table A:Max FAR for mixed use =3.75
2341.012.B.10.b Departures of up to an additional 0.5 FAR may be granted ifthe applicantdemonstrates that: 1) The departure is needed to protecta tree that is DEPARTURE REQUESTED
exceptional or a tree thatis > 2ftin diameter, 2) Avoiding developmentin the tree protection area will reduce the total development capacity of the site
LANDSCAPING STANDARDS 2347A016 Green Factor Requirement= 0.3 or greater Proposal complies
LIGHT + GLARE STANDARDS 23.47A022 A. Exterior lighting shall be shielded and directed away from adjacent properties
B. Interior lighting in parking garages shall be shielded to minimize glare Proposal complies
C. Vehicle lights from driveways and parking areas shall be screened by a fence or wall between 5' and 6'
AMENITY AREA 23.47A024 A.Required Amenity Area = 5% of gross residential floor area Proposal complies
PARKING LOCATION + ACCESS 23.47A032 A1.clfaccess is notprovided from an alley and the lot abuts two or more streets, access is permitted across one of the side streetlotlines DEPARTURE REQUESTED - ACCESS TO PARKING IS PROPOSED
A2 .a. Access shal be from a street thatis nota principal pedestrian street FROM SAND POINT WAY NE
B1.b Street-level parking shall be separated from street-level, street-facing fagade by another permitted use Proposal complies
REQUIRED PARKING 23.54.015 Table A: ltem B2.: Eating and drinking establishments - 1 space for each 250sf
Table A: ltem B7.: Medical Services - 1 space for each 500sf REQD = (6) NON-RES. SPACES + (69) RES. SPACES =755 = 37
—— — - - PROPOSED = (6) NON-RES. SPACES + (36) RES. SPACES =42
Table B: ltem I: Multifamily Residential - 1 space per dwelling unit
D1. Parking waivers: no parking req. for the first 1500sf of each business establishment G ,
, . . . , , — , , Utilized in parking calcs
23.54.020 F2.a. Transit Reduction: Min req. parking for all uses is reduced by 50% if located within frequent transit service area
PARKING SPACE STANDARDS 23.54.030 B1.b. Residential use with > 5 spaces: min 60% of stalls to be medium .
B2.a. Non-residential use with 1-10 spaces: max 25% of stalls to be small and min 75% of stalls to be large Proposal complies
D1.c. Driveways serving > 30 parking spaces shall be 20ft wide for two-way fraffic
F2.b. Min 22ft curb cut width for two-way traffic DEPARTURE REQUESTED
G6. Sight Triangle: In C1 zones, sight friangle may be provided by mirrors and/or other approved safety measures Proposal complies
BICYCLE PARKIN 23.54.01 Table D: ltem A1. Eating and Drinking: Long Term - 1 space per 5,000 sf; Short Term - 1 space per 1,000 sf
o ° A Table D: ltem Ad. Mediial Services: I?ong Tirm -1 spa(F:)e perp4 000 sf; Short Term - 1 spa(F:)e perp2 000 sf REQD = (67) LT SPACES * (9) ST SPACES = 76
, , ’ ’ ’ : : PROPOSED = (67) LT SPACES + (9) ST SPACES =76
Table D: ltem D.2: Long Term - 1 space per dwelling unit. 75% of req.after first 50; Short Term - 1 space per 20 dwelling units
SOLID WASTE + RECYCLING 23.54.040 Table A(residential): 51-100 units = 375sf + 4sffor each additional unitabove 50 REQ'D RES. AREA = 375 SF + (19)4 SF =451 SF

Table A(commercial): 0sf-5,000sfnon-res = 82sf

B: Mixed use requires residential area plus 50% ofthe commercial requirement

REQ'D NON RES.AREA=82*.5=41 SF
PROPOSED AREA = 518 SF

4529 Sand Point Way NE - Design Review Board Recommendation Meeting « 12/06/2021
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VICINITY ANALYSIS

9-Block Aerial View
SF-5000 NC2P-40 (M) NC2P-55 (M) —— THE LAURELHURST WEST MIO-160 / 140 (M)
ZONING ENVELOPE ZONING ENVELOPE (EXCEEDS CURRENT ZONING HEIGHT) ZONING ENVELOPE
BURKE GILMAN BREWERY EL CAMION FOOD TRUCK SEATTLE CHILDREN'S HOSPITAL MIO-160 /125 (M)
ZONING ENVELOPE
COMMERCIAL RETAIL ——— SPRINGBROOK MEDICAL

NC2P-40 (M) SF-5000
ZONING ENVELOPE ————
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VICINITY ANALYSIS

Nearby Development
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EXISTING TOPOGRAPHY AND SITE CONDITIONS

SW1/4, SW1/4, SEC. 10, TWP. 25 N., RGE. 4 E., W.M.

e .
STRUCTURE LEGEND /&Q\ v/
$ ‘ / o
= _— —_— [ [ CB #10269, TYPE |
560 6237 — W OIL & H20 SEPARATOR ©) oot [l -
LIDEL=80.25 BIKE RACK 27X3.7 TRAFFIC il EL=74.50 8 cancmus 66,64 (ABANDONED (DC 5567-4) AIMEL=78.52
YARD DRAIN ML AULDNG e oo e 7110 SCONC(S)E=66.40 EDIN)E=77.12 o E
UDEL=8014 ‘W\' “ cuRB = GELBOW(WE=75.62 U %
BULDING  4'PVC(S)I ¢ L ® cossarmen 8'CONC(ESE)IE=75.52 FOILL o
1} SSMH #10137 RMEL=77.71 ® ot DO &9
= om oo AMEL-7450 BGATED(E)E=74.06= 086289 TYPE 1
3 M‘“ PASSENGERLOAD 1. 4 - 4. 5500 ISk ) CTR. OF CHANNEL Q© somaiss 26X1.5 GRATE @E @@Q@ peS &7
M eSS 2,19 (NO FLOW -ABANDONED) s 79 LAURE oL, 485
QRIVEWAY = — — = .19 SCONCWE=52.14 (FULL OF DEBRIS)
" @ OB #10219, TYPE| (ABANDONED PER DC1958-6) @ CB-6167 TYPE 1
i 01L& 120 SEPARATOR SCONC(E)E=51.78 20X0.3 GRATE
SshH @ cosonre1 IMEL=78.59 'NORTH LINE LOTS 5 AND 12 PRORATED
rcmwsmvs . i SDIWE-7739 N, BASED ON THE DIMENSIONS ALONG
BOTTOM OF 8 ELBOW 157,63 GOONC(NW)E—6960 D e,
o8 10188, TVPEL NO PIPES TO SE .
#101
® 0L 20 SpAruTOn ® o BULDING
TRAFFIC )1.4]
DC 195&10) @ oo mmwswusu 90.29 g%‘(yg*s”ff DOWN OAR \ ROCKERY OUTSIDE  BULDING LINE AT
BOTTOM OF 4* ELBOW IE=89.97 10N (0C-6532-02) OF PROPERTY G;LODUILRD oove
CB #10134 TYPE I| W/ GRATE (CB-6190 TYPE 1
@ ® RIM EL=78.93 CASMETERS |
SoPmE_T08 EDE)E-7813

@ 8 #10135 TVPEA

VZ'CMP(SHE 7010

@ ‘SSMH #6093 (WITH STORM LID)
(SHOWN AS STORM AT DC-1958-6)
AIM EL=75.81
8'CONG(NE)E=69.
8'CONCIS)IE=69.40

g
g
2

s

ATPC CURB
RETURN FOR @ ‘SDMH-5663 TYPE 1
36THAVE WASOLID ROUND RIM.

8CONC(W)E=78.34
EPVC(N)E=78.29
BOTTOM G'ELBOW E=77.99

SSMH-5556
ZH0) ”

1,60(ABANDONED)
141

T~

- e GRAVEL AREA
TREE WELL {TYP)

ss-

“BELL SYSTEM

-

2%

s
(0C1953-10)

36TH AVE NE

E:

——ss
o —
1 8-CLLJ-DM (615}

ASPHALT PARKING

FND CONC MON W; 174" BRASS PIN AT CALCED POS.
DOWN 1.1'IN EAST BOUND DRIVING LANE OF SAND
POINT WAY & CENTERLINE OF 40THE AVE NE. (3:07)

TOP BACK WAL
FOR CONC STAIRS.

o
7]®@ FND CONG MON W 14 BRASS PIN AT
CALCED POS. DOWN 1.1'IN A CASE AT INTX.

(OF NE 46TH ST & 40TH AVE NE. (9/07)

WA PANT

ARROWTON - { - ORIGIAL TEM

SWCOR.
WOODMIRE
B FENCE

ANCHOR POLE
CABLETOS

27X8.7 TRAFFIC SIGNAL BOX
30 MIN UNLOAD 3y pING. Pas
SURB MAR

- %
a1 2
- _\L/S?smcy 5
s (R

e I NPE

29582
3.9067.00 1

n UNDERGROUND
o e s POWERTOE
il Oe ‘e[—";w

— FND CONC MON W 14" BRASS PIN
BTTH SIGN 'SE INACASE AT INTX_ OF NE 45TH ST &
CHILDBEN HOSPITAL T~ 40TH AVE NE. HELD FOR POS. (9/07)
wars
2 a TwAPANTARROWTOES ;

was
o3 [GAS PAINT ARROW TO £

w2
:’ ATNEND PP ARM
¢

LINIT _1D3rodd

TR

—— O

B, NNy

v et - W23 \ vy
8 3 . . Y
= o — " g 80 PR X, (o ss:
N END POWER ARM o = = ) tﬁ < e lyas X2 s \ow B '\wm A ,} et Zal
|LOWEST OF 4 SMALL WIRES e R s s MmN "
A\ e N Am I GRSt
4 SERVICE TO wr WAPANT 2 ASPHALT DRIVEWAY —
9 PANT ARROWT0 S BULOING FIBER OPTIC PAINT ARROW T0 £
<¥— FND CONC MON W LEAD AND TACK DOWN

W 1.4'N A CASE AT INTX. OF NE 45TH ST &
< ‘38TH AVE NE. HELD FOR LINE. (9/07)

(0G-1958-6) (
s——

LEGAL DESCRIPTION NOTES
- L poweR vauLr
< STOPSIGN LEGEND LOTS 4,5,6,7 AND & IN BLOCK 3, SPRING BROOK TERRACE ADDITION, ACCORDING 1. AS*ELECTRONIC TOTAL STATION WAS USED FOR THIS FIELD TRAVERSE
3 STEEL POST O THE PLAT THEREOF, RECORDED IN VOLUME 16 OF PLATS, PAGE 74, IN KING SURVEY. ALL EQUIPENT HAS BEEN MAINTAINED IN ACCORDANCE WITH THE
FOR AWNING p S commpant o CATCH BASIN - TYPE| > PEDESTRIAN WALK SIGNAL —— ASPHALT A ALDER OUNTY, THAT WAC,
N 3 A o X FENCE LINE 8 CIDUOUS ‘3 ALL LYING NORTHWESTERLY OF SAND POINT WAY, AS BY CITY OF SEATTLE 332-130-090.
- FORAWNING WA PAINTARROW T0 S W (@) CATCH BASIN - TYPE I X TRAFFIC SIGNAL BOX —rFo— UNDERGROUND FIBER OPTIC LINE D DECIDUOL ‘ORDINANCE NO. 52478 AND VERDICT NO. 20659:
'UNDERGROUIND POWER LINE M WAPLE 2 AL THIS SURVEY
FEDERAL BM #3302 8 COMMUNICATIONS RISER Q= TRFFCUGHT UNDERGROUND TELEPHONE LN A o "EXCEPT THEREFROM THAT PORTION LYING WITHIN LAURELHURST CHICAGD. MMITMENT NO. 001232491, DATED 0 2% ©
(SNV-999398) —oHp— OVERHEAD POWER LINES. KD . 15, 2007.
[ ) ® COMUUNCATIONS MARHOLE SEWER CLEANOUT —or— QUEREID PONERLIES RECORDED N VOLUME 48 OF GONDOMINUMS,PAGES 47 O 51 WKIG COUNTY AUGUST
COMMUNICATIONS VAULT EWER MANHOLE —u— DA Sy L i Gunacr 3 MEAD GlLuAN ENDENTTITLE
@ E o —ss— 'SANITARY SEWER LINE o P — RESTRICTIONS OF RECORD 'RESEARCH, AND HAS RELIED WHOLLY ON THE TITLE COMPANYS = 20'
® ELECTAIC MANHOLE STREET LIGHT —si— ‘STORM DRAIN LINE 'REPRESENTATIONS OF THE TITLE'S CONDITION TO PREPARE THIS SURVEY AND
X p— et & GO, 1. SUBJECT TO AN EASEMENT FOR LANDSCAPING, AND THE TERMIS AND QUALIFIES THE MAP'S ACCURACY AND COMPLETENESS T0 THAT EXTENT. VERIDIAN
WATER IAIN
FOUND CORNER LEGEND 7] ELECTRICAL JUNCTION 80X = POWER METER Jepiron oW CONC WALK ggs‘;’ngm)mg’ig{ﬁ%gﬁ‘g‘ggz]‘-‘”m RECORDING NUMBER B HERESULTS OF A
() DK NAL MND WASHER GEODATUM W LS o FOUND CORNER POWER VAULT o i SURVEY MADE ON THE IND CAN ONLY BE NORTH ZONE
31976,LS 38964" 0.02'S & 0.21'W OF CALCED POS. [P] 2 SUBJECTTO PENDING ACTION IN KING COUNTY SUPERIOR COURT CAUSE INDICATING THE GENERAL CONDITION EXISTING AT THAT TIVE. ALL CONTROL (NADB3?2011)
(©07) 3 FOUND MONUMENT EEY fec FACE EXTRUDED CURB NUMBER 06-2-24949-6. INDICATED AS “FOUND" WAS RECOVERED FOR THIS PROJECT IN JANUARY 17, mAsﬂJ ON STATIC RAPID GPS MEASUREMENTS AND OPUS SOLUTION)
= O ASPHALT HATCH s A . 2020, UNLESS OTHERWISE NOTED.
—ss TAG TABLE FND PK NAIL AND WASHER “GEODATUM WC LS 4 TEMPORARY BENCHMARK uTLy poLE REFERENCES VERTICAL DATUM
I 31976,L5 38964" 0.84'S & 0.97 W OF CALCED POS. © 8] CONCRETE HATCH e FACE VERTICAL CURB 5. PROPERTY AREA = 15,654 SQUARE FEET.
[TAG *l RADI US[ DIRECTION/A |LENGTH (007) ® FIBER OPTIC MANHOLE WATER MANHOLE e ANVERT ELEVATION 1. RECORD OF SURVEY FOR FIRST COMMERCIAL MANAGEMENT, INC. AS NAVD 88
Sy ® = DECK HATCH it RECORDED IN VOLUME 145 OF SURVEYS, AT PAGE 189, UNDER RECORDING 6. ALL DISTANCES ARE N U.S. SURVEY FEET AND REPRESENT GROUND
C1 |10.00] 994341 | 17.41 P FIRE HYDRANT WATER METER A PLANTER AREA NUMBER 2001060890001 1 MEASUREMENTS. (BASED ON STATIC RAPID GPS MEASUREMENTS AND OPUS SOLUTION)
FND PK NAIL AND WASHER ‘GEODATUM WC LS 2 @
® e ! ; [ GRAVEL HATCH 6
?;%77? 1590908515 609 WOFUCED OS5, 5] GAS METER ™ WATER VALVE ua UNDERGROUND 2. PLAT OF SPRING BROOK TERRACE AS RECORDED IN VOLUME 16 OF PLATS, AT (E BENCHMARKS
wr VAULT PAGE 74, RECORDS OF KING COUNTY, WASHINGTON. PAINT MARKS, SAW CUTS IN PAVEMENT, COVERS, LIDS, ETC.). THE
FND REBAR W 2* ALUMINUM DISG "GEODATUM INC LS o} GASVALVE WATER VAULT weR WHEELCHAIR RAP CONTRACTOR SHALL VERIFY THE EXACT LOCATION, ELEVATION, AND SIZE OF ORIGINAL BM: FOUND 2* DOMED BRASS DISC *COS 0248" SET FLUSH IN
@ . . YA TRANSFORMER 3 CITY OF SEATILE SEWER DATA CARDS NO. 1953-10, 1558-6, 3431-8, 5567-4, 'EXISTING UTILITIES PRIOR TO CONSTRUCTION. 'BACK OF WALK ON SOUTHEAST SIDE OF SAND POINT WAY,
N 31976,L5 38964"0.7'S & 1.05'W OF CALCED POS, — GUY ANCHOR ° YARD DRAIN XWAK  CROSSWALK i O e
” ARIGATION CONTROL VALVE CONFEROUS TREE s Ty OF SEATILE SEWER 8. TREE SIZES AND SPECIES WERE DETERMINED TO THE BEST OF OUR ABILITY. ELEV. = 7401
X 28" - PLAST 4. CITY OF SEATILE QUAD WAP TILE 281 MEAD GILMAN AND ASSOCIATES DOES NOT WARRANT THE ACCURACY OF THE
® gw;géz v;s:o gﬁ",j,‘j,,"g’ﬂs’s'gcﬁm oo DATA CARD NUMBER SIZE. ANY ALL TREE TBM - A SET RAILROAD SPIKE N THE NORTH FACE OF POWER POLE
. X LIGHT POLE DECIDUOUS TREE w# WIRE ELEVATION VERIFIED BY A TRAINED ARBORIST. WITH LIGHT AND UNDERGROUND (PPLU) ON THE SOUTH SIDE
SRS IILEBIT 0100) L+ LIGHT ELEVATION OF PROJECT, ON THE NORTH SIDE OF SAND POINT WAY.
= MAIL BOX S# 'BOTTOM TRAFFIC SIGNAL ELEVATION 7835
c# COVMUNICATION WIRE ELEVATION

16 -PUBLIC47ARCHITECTS

4529 Sand Point Way NE -

Design Review Board Recommendation Meeting + 12/06/2021




EXISTING TOPOGRAPHY AND SITE CONDITIONS
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EXISTING TOPOGRAPHY AND SITE CONDITIONS
1. Subject property looking NE along Sand
Point Way NE
. Sidewalk condition along Sand Point Way
NE
. Gravel surface parking lot and steep slope
up to 39th Ave NE
. EI Camion food truck
. Aerial view of site and surrounding context
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EXISTING TOPOGRAPHY AND SITE CONDITIONS
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PRIORITY DESIGN GUIDELINES

CONTEXT + SITE

CS1 Natural Systems and Features

Use natural systems and features of the site and its surroundings as a starting point for
project design.

Topography // Plants and Habitat // Water

RESPONSE:

The preferred alternative preserves a healthy Madrona tree with exceptional tree status

in the NE corner of the site. The Madrona acts as a natural buffer between the adjacent
8-story multifamily building and softens the visual impact of the project from the Burke
Gilman Trail. Preserving the tree significantly influences the massing, setting back the
residential levels from 39" Ave NE - further contributing to the reduced sense of scale and
visual impact from the Burke.

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.

Location in the City Neighborhood // Adjacent Sites, Streets, and Open Spaces //
Height, Bulk, and Scale

RESPONSE:

The project seeks to create a continuous active street edge along Sand Point Way while
creating a new plaza at the west corner of the site, making pedestrian friendly use of the
narrow section. Massing along this side will bend with the curvature of the street (a result
of the historic railway). The radiused corner articulates the narrow triangular section of
the site and helps transition from the front of the building to the back — taking advantage of
the corner lot. Utilizing the steep grade change up to 39" Ave NE, the preferred alternative
proposes a secondary residential lobby and bike storage room on level 2, giving more
direct access to the Burke Gilman Trail and activating this street frontage that otherwise
functions like an alley.

CS3 Architectural Context and Character

Contribute to the architectural character of the neighborhood.

Emphasizing Positive Neighborhood Attributes // Fitting Old and New Together /
Contemporary Design

RESPONSE:

The project will be a contemporary contribution to the neighborhood and will be designed
to set a high-bar for future development in the area while celebrating the unique site
geometry and referencing the history of site. Articulated shifting between solid and void
on the exterior will create a dynamic character to the fagade, inspired by the framework of
trestle bridges and stacks of lumber at saw mills.

Ju—

Design Cue: CS2 - Specificity, Taking advantage of Unique Site Geometries

PUBLIC LIFE

PL1 Connectivity

Complement and contribute to the network of open spaces around the site and the
connections among them.

Adding to Public Life // Walkways and Connections

RESPONSE:

The project is designed to extend the network of connections between Sand Point Way,
Burke Gilman Trail and the Bryant neighborhood. A public stair is integrated with the west
plaza to help pedestrians transition up the hill while resolving the unique corner of the site.
In addition, a new sidewalk along 39" Ave NE will encourage more pedestrian activity and
minimize vehicle impact.

PL2 Walkability

Create a safe and comfortable walking environment that is easy to navigate and well
connected to existing pedestrian walkways and features.

Safety and Security // Weather Protection

RESPONSE:

The proposed residential and commercial building entrances are recessed, creating a
widened sidewalk zone that offers weather protection to pedestrians while also connecting
the interior building uses to the surrounding ROW’s with clear sight lines improving
security. Weather protection extends the length of the site on Sand Point Way.

PL3 Street-Level Interaction

Encourage human interaction and activity at the street-level with clear connections to
building entries and edges.

Entries // Residential Edges

RESPONSE:

The project will present clear entries that are inviting and secure- including a secondary
residential lobby that is visually and physically connected to 39" Ave NE. Integrated
balconies at the residential levels provide additional “eyes on the street” and opportunities
to interact with sidewalk activity.

PL4 Active Transportation

Incorporate design features that facilitate active forms of transportation such as walking,
bicycling and use of transit.

Serving all Modes of Travel // Planning ahead for Bicyclists

RESPONSE:

Bicycle infrastructure, including covered, secure bike parking has been included as
amenity to the residents and with easy access to the Burke Gilman Trail. The proximity
to transit combined with building access to the urban bike trail system will enhance non-
vehicular transportation opportunities.

20 ‘PUBLIC47ARCHITECTS
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Design Cue: PL4 - Active Transportation

DESIGN CONCEPT

DC1 Project Use and Activities

Optimize the arrangement of uses and activities on the site.
Arrangement of Interior Uses // Vehicular Access // Parking

RESPONSE:

Locating a continuous, porous commercial edge along Sand Point Way NE with a plaza at
the west corner will enhance the pedestrian experience.

By locating vehicular access along Sand Point Way, a long ramp on the north side can

be avoided. This allows the street level program on the north side (39" Ave NE) to be
focused on engaging the Burke Gilman trail, with a large visible bike room, clear entrance
lobby, units + terrace, while minimizing back-of-house program. Additionally, this allows
the preservation of an Exceptional Madrona Tree and adjacent Black Locust that is highly
visible from the Burke Gilman trail.

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.

Massing // Architectural and Fagade Composition // Secondary Architectural
Features // Scale and Texture

RESPONSE:
The attenuated lot provides opportunity to define the curving street edge along Sand Point
Way.

DC3 Open Space Concept

Integrate open space design with the design of the building so that each complements the
other.

Building Open Space Relationship // Open Space Uses // Design

RESPONSE:

The project seeks to have useful and attractive open spaces including a common roof
terrace with territorial views for use by the residents. The partially covered plaza at street
level takes advantage of the unique site geometry at the narrow section of the site, where
building has inherent challenges and is better suited for outdoor open space. The plaza
and stair serve as amenities to the commercial tenants, residents and larger Laurelhurst/
Bryant community. Preserving the Exceptional Madrona Tree and adjacent Black Locust
will develop significant open space that relates to a terrace at the podium level.

DC4 Materials

Use appropriate and high-quality elements and finishes for the building and its open
space.

Building Materials // Trees, Landscape, and Hardscape Materials

RESPONSE:

The building will be well detailed, high quality, and durable. Exterior materials will be
compatible with surrounding colors, textures, and patterns. Low-level lighting will be used
to provide safe and attractive building entry sequence, while avoiding glare into the units
and adjacent properties. Landscaping will include drought-tolerant plants and native
species and be thoughtfully integrated into the project as a whole.

|I|I|

PRIORITY DESIGN GUIDELINES
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Design Cue: DC4 - Exterior Materials
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CONCEPT DIAGRAMS

LANDSCAPE EASEMENT

Narrow, triangular site that curves along Sand Point Way NE. 20’ of grade change Recently re-zoned as NC-2P55 (M). 39th Ave NE cuts across the western tip of the site, Upper levels are setback from the high voltage powerline 14’ radial clearance. The
between the lowest point on Sand Point Way NE and highest point on 39th Ave NE. creating a significant ROW dedication as well as a 1.5’ dedication along the entire length massing is carved away resulting in a faceted facade and stepping between lower levels.
of 39th Ave NE. The south eastern corner is part of a landscape easement with the
condominiums to the east.

EXTRAHEIGHT
(DEPARTURE #1) —

DA RN AND L

The western corner is radiused - articulating the narrow section and transitioning from Integrated balconies shift bewteen levels to create a dynamic character and modulation Articulated shifting between solid and void on the exterior creates a lively urban response
the front to the back of the building. A continuous, porous commercial edge is setback, on a relatively long facade. and movement along Sand Point Way NE and the Burke Gilman Trail.

widening the sidewalk and developing a plaza at the west corner for an enhanced

pedestrian experience. The NE corner has been setback to preserve an exceptional tree.

22 ‘PUBLIC47ARCHITECTS 4529 Sand Point Way NE + Design Review Board Recommendation Meeting + 12/06/2021



PRIORITY DESIGN GUIDELINES

i —

a PL1 - Plaza and Stair Provide Connectivity o CS2/DC2 - Unified Massing Takes Advantage of Corner Lot and Unique Site Geometry

e PL2/PL3/CS2 - Pedestrian Focus with Continuous Weather Protection, Wider Sidewalks, 6 CS1 - Preservation of Exceptional Tree Takes Advantage of On-site Natural Features
Porous Commercial Edge

Q CS3/DC4 - High Quality Exterior Materials with Integrated Balconies, Dynamic Exterior
o CS1 - Vegetated Roof + Low Impact Stormwater Management, Solar Array Treatment of Solid and Void - Inspired by Trestle Bridges and Lumber Stacks
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EDG RESPONSE | MASSING & DESIGN CONCEPT

MASSING:

a. Staff supports Design Alternative 4.2 due to its intent to both preserve the
Exceptional tree near the northeast corner of the site and place its driveway
access to parking location along 39" Ave NE away from the Sand Point Way
NE frontage and the corner of the Sand Point NE and 39" Ave NE intersection.
(CS1-D-1, CS3-A-4, DC1-B-1)

b. The other design alternatives would result in either the removal of the
Exceptional tree (Alternative 1), the placement of the driveway location near the
street intersection (Alternative 2) or placement of the driveway location along the
primary pedestrian street frontage of Sand Point Way NE (Alternative 3) which is
not supported by SDOT or by public comments received concerned with safety.
Support for Alternative 4.2 allows for placement of the driveway location near the
northeast corner of the site allows for the placement of an outdoor pedestrian
space near the street intersection and continuous pedestrian-oriented frontage
along the primary commercial street of Sand Point Way NE, both of which are
desirable conditions. (CS1-D-1, CS3-A-4, DC1-B-1)

c. Staff acknowledges the public comments expressing concerns with the
proposed building height related to preserving an Exceptional tree. However, Staff
finds that the preservation of the tree along the site edge, as well as the unusual
site shape and resulting massing form with recessed decks, along the presence of
street rights-of-way that border two of the three sides serve to accommodate the
proposed building height in a reasonable manner. (CS1-D-1, CS2-A-2, DC2-A)

DESIGN RESPONSE:

The project has advanced Preferred Alternative 3 which features preservation of
the Exceptional Tree and parking access off Sand Point Way NE. Alternative 4.2
was produced at the request of the planner, but was intended to demonstrate how
impractical and negatively impactful a large ramp on 39" would be to the project.
It was not intended to be a viable option.

The traffic consultant (Heffron Transportation Inc.) has concluded that Sand Point
Way NE is preferable for the parking entrance, and the commercial spaces benefit
from the entrance off Sand Point Way NE, particularly the western space, which

has a problematic geometry with a large ramp cutting through the space in Alt 4.2.

The program along 39" Ave NE in Alt 3 has been developed to be a more active,
multi-layered connection to the Burke Gilman Trail while providing a widened
sidewalk, covered entry, and landscape buffer. Alt 4.2 would have a street
frontage dominated by the parking ramp and BOH program, generating significant
blank fagade with a poor, vehicular focused relationship to the street and to the
Burke that is only 60’ away. Alt 4.2 would require four additional departures.

ALT 4.2
Required Parking 37
Provided Parking 45 (no Automated)
Apartment Units 66
Commercial Space 7,250-SF
Required Design e Driveway Width
Departures o Driveway Slope (20%)
(Related to Parking only) | « Commercial Height Min.
o Commercial Depth Min.
o Street-Level Blank Facades
Advantages ¢ Provides most vehicle parking
Challenges o Commercial-1 has awkward form
with ramp cutting through space
o Loss of 3 Apartment Units
o Loss of Amenity and Mezz
o Extralevel of parking, additional
shoring and excavation, additional
elevator stop and stair landing
add considerable cost
o Additional level of parking below
water table, req. more complex
foundations / waterproofing
ALT 3: EDG PREFERRED SCHEME
Required Parking 37
Provided Parking 42 (with Automated)
Apartment Units 69
Commercial Space 4,995-SF
Required Design o Parking Access Location
Departures (Sand Point Way NE)
(Related to Parking only) | e Driveway Width
Advantages o Efficient and adequate parking
o Commercial spaces better
proportioned and positioned
o Stronger connection to Burke-
Gilman; Large Bike Room, Bike
Café / Shop, Units, Open Space
o Minimal use of street frontage for
back-of-house program
o Exceeds code requirements for
Sand Point Way NW Pedestrian
Street designation
o Mezzanine that relates to
Exceptional Tree
Challenges o Perceived issues with parking

access off Sand Point Way and
Pedestrian Street designation

NON-RESIDENTIAL USE  TOTAL GSF LESS 1500SF EXEMPT

REQUIRED (TABLEA)

PROPOSED MIN REQ'D COMPLIANCE

EATING AND DRINKING 245
MEDICAL SERVICES 4005

1PER 250 GSF
1PER 500 GSF

RESIDENTIAL USE #OF UNITS REQUIRED (TABLE B)

1 1
8 8

MULTIFAMILY 66 1PERUNIT

FREQUENT TRANSIT REDUCTION 50%

36 66

75

TOTAL

SAG

EL. +-69'

CREST
68.5'

200"
DRIVE AISLE

MP UP
0 - 20%

45 37

O LOWER PARKING LEVEL/

26 STALLSZ

COMPLIES

VESTIBULE

2 RAMP DN
2 +-135%

ALT 4.2 // LOWER PARKING LEVEL 1 (OF 2)

REQUIRED PARKING

NON-RESIDENTIAL USE  TOTAL GSF LESS 1500SF EXEMPT

REQUIRED (TABLE A)

PROPOSED MIN REQ'D COMPLIANCE

EATING AND DRINKING 1082
MEDICAL SERVICES 913

1PER 250 GSF
1PER 500 GSF

RESIDENTIAL USE #OF UNITS REQUIRED (TABLE B)

4 4
2 2

MULTIFAMILY 69 1PERUNIT

FREQUENT TRANSIT REDUCTION 50%

36 69

75

TOTAL

ALT 3 // LOWER PARKING LEVEL

DRIVE Al
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PRIME COMMERCIAL HAS 23.54.030.D.3: DEPARTURE REQ. RAMP
AWKWARD / INEFFICIENT LAYOUT SLOPE; EXCEEDINGLY STEEP

(E) EXCEPTIONAL

o _ . ///%/// REMAIN (Arbutus

A
| //////////////
| =
i
///////,,////////”///
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ALT 4.2 /[ LEVEL 1
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/ A

C

\

78'3,;1'
—— \ RN SAND POINT WAY NE .

ALT 3 // LEVEL 1 . CURRENTLY USED AS
PARKING ACCESS

EDG RESPONSE | MASSING & DESIGN CONCEPT

CLEARANCE CONFLICT; INFEASIBLE STREET FRONTAGE DOMINATED BY
TO MOVE CORRIDOR / STAIR CORE PARKING RAMP / BACK-OF-HOUSE (BOH)

/ 23.47A.008.A.2: DEPARTURE REQ. FOR - - B
SMALL BIKE ROOM; ADDITIONAL S“RKEg\LmA“TRA\L BLANK FACADES , \ 7 T
STORAGE REQ. ELSEWHERE —_—= CODE MIN:  20FT MAX, 40% FACADE WIDTH / _+~ v B

LEWHERET—— ROPOSED: 57-6 1/2', 67% FACADE WIDTH/™ || A\~ -~
I ’/// - b \ i (Arbutus menziesi)

I 9 cURB CUT——— = A ;517, T
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T g ' I
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ALT 4.2 /| LEVEL 2 | @
PROGRAMMED SPACES MINIMAL USE OF STREET —MEZZ UNITS BELOW
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— : _ SAND POINT WAY NE N IMPROVEMENT OPTIONS
ALT 3 // LEVEL 2 @

4529 Sand Point Way NE ¢ Design Review Board Recommendation Meeting « 12/06/2021

PUBLIC47ARCHITECTS: 25



— NO MEZZANINE SCL VAULT + TRASH + MECH / ELECTRICAL SMALL BIKE ROOM (23 BIKES); — BUILDING OUTLINE SHOWN DASHED

(LOSS OF UNITS + PATIOS) (60"+ OF STREET FRONTAGE) REQUIRES ADDITIONAL STORAGE
PARKING ACCESS + RAMP ROOM FOR 39 BIKES
(75'+ OF STREET FRONTAGE) SMALL ENTRY LOBBY

ALT 4.2 /| PROGRAM DIAGRAM
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LARGE BIKE ROOM (63 BIKES) — BUILDING OUTLINE SHOWN DASHED

LEVEL 1 MEZZANINE UNITS —LEVEL2 UNIT MINIMAL BOH; SCL VAULT + TRASH

40’ OF STREET FRONTAGE
INTEGRATED TERRACE + LANDSCAPE PLANTER + ( ) BIKE LOUNGE / CAFE + REPAIR SHOP
COVERED, WIDENED SIDEWALK

BIORETENTION PLANTERS ——— BENCH —
AND SEATING AREA SMALL ENTRY LOBBY

ALT 3 // PROGRAM DIAGRAM
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EDG RESPONSE | STREET FRONTAGE & COURTYARDS |

EDG COMMENTS: ;

a. Maintain the intent for an outdoor gathering/seating area at the corner of Sand
Point Way NE and 39" Ave NE as a space to enhance the ability of the commercial
spaces facing Sand Point Way NE to activate street frontage. (CS2-B-1, CS2-B-2,
CS2-C-1, PL1-A-2, DC1-A-2)

DESIGN RESPONSE:

The proposal integrates a new plaza and stair at the west corner, helping
pedestrians transition up the hill while resolving the unique narrow section of
the site. The plaza will be partially covered by the building mass and includes
integrated seating along with landscape planters to help break up the concrete
retaining wall needed from the grade change of 39" above. This outdoor open
space will serve the adjacent restaurant and contribute to the collection of eating
and drinking establishments in the area.

Additionally, the commercial entrances are recessed creating a widened sidewalk
zone with weather protection and generous storefront glazing for a continuous
active street edge while also emphasizing the public plaza at the western corner.

!

|

|

! BURKE GILMAN
! BREWERY
1
l

TOGR .
RUDY'S, SHIRLEE —

>
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EDG RESPONSE | STREET FRONTAGE & COURTYARDS

EDG COMMENTS:

b. Maintain the grouping of lobby and bicycle storage rooms along 39" Ave NE
frontage to promote street activation and create visual presence along the 39" Ave
NE and Burke-Gilman Trail. Ensure that this grouping is visually expressed along
the street frontage through contrast in exterior materials and extensive fenestration
compared to the service and driveway areas along the same frontage. Consider
blending these spaces to allow the residential lobby to encourage pedestrian
activity to the bicycle storage space. (CS2-B-2, PL1-A-2, PL1-B-3, DC2-E-1)

DESIGN RESPONSE:
= E@{w & 1— 1 s Utilizing the steep grade change up to 39" Ave NE, the proposal maintains a
(ke | ‘g !gﬂ 1 9 — ™ i : secondary residential lobby, a bike lounge / potential bicycle focused commercial

§ BN T BN a0 E - b b space and a substantial bike storage room on level 2 - giving more direct access

. ' K i to the Burke Gilman Trail and activating this street frontage. The service areas
have been minimized, generating primary focus on the program elements that
relate to the Burke Gilman trail with significant fenestration making a visual
connection.

BIKE ROOM AMENITY ROOM + LOBBY DAYLIT CORRIDOR

- —

. ToBBY I IAMENITY
== [ — [ =

- CORRIDOR

5]
BIKEROOM (=] SCL TRASH

ARLAAREAL)

X
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EDG RESPONSE | TREE PRESERVATION

EDG COMMENTS: . g : T S

a. Echoing public comment, Staff agrees with the applicant’s intent to preserve R ; o *“:“E“%;%?
the existing Exceptional tree in the northwest corner of the site. Preservation of : : R 3

a recommendation on the tree viability with development (CS-D-1)

this tree will result in better meeting the applicable design guidelines to promote P &
the incorporation of existing site features and natural elements along the 39" Ave . : 1 = ! F"‘
NE frontage facing the popular Burke-Gilman Trail into the site planning (CS1-D-1, ey S o II
CS2-A-1) &) ' ¥ : | A H
b. The Arborist Report submitted with the application indicates that the Madrone A i i I |I I‘
tree can be preserved with development of the site, but also describes its likely e F it g -~ N 5
sensitivity to disturbance, particularly to construction activity within the 39" Ave 5 _ all lh II I‘
NE right-of-way. Due to its sensitivity to disturbance and its presence on a sloped + _ - _ il 1 i
portion of the site that will be adjacent to both building and street construction, : : : ¢ e 1B =1 B

Staff recommend submission of an Arborist Report prepared by a Registered : I I‘
Consulting Arborist with the Master Use Permit and Recommendation packet with | n

DESIGN RESPONSE:

With the support and expertise of multiple arborists, who have performed several
site visits and investigated the root structure of the Madrona, we have planned the
building around the preservation of the exceptional Madrona tree in the NE corner
of the site. The native tree acts as a natural buffer between the adjacent 8-story
multifamily building and reducing the sense of scale and visual impact from the
Burke Gilman Trail. Retaining the tree preserves a portion of the site’s natural
topography, habitat and open space.

A new Arborist Report prepared by a Registered Consulting Arborist has been
submitted with the MUP and Recommendation packet that further recommends
the survival of the tree with the nearby disturbances from the development.
Construction activity will need to be closely monitored to promote tree health,
however all indications are this healthy tree will continue to be an asset to the site,
project, and community.
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EDG RESPONSE | BUILDING DESIGN

160" 320" 160" | 320" 160" 240" 24'-0" 24'-0" 240"
UNIT UNIT UNIT /L UNIT UNIT UNIT /L UNIT UNIT /L UNIT
A A2 AR A A2 A A2 A A2 AR A A2 A A2 A2 A2 A2 BALCONY | BALCONY AR A

FLIPPED

TYP LAYOUT

FLIPPED

TYP LAYOUT

| L

BEil

8

|7
M

N

|7
M

N |

W
N

SOUTH ELEVATION DIAGRAM (SAND POINT WAY NE)

N

EL. 119.53'

\v

(E) HV POWERLINES
TO REMAIN

REQUIRED HVL
CLEARANCE

PL
|
|
14l_0u
UNIT
LEVEL4 L
EL. 1125 N
UNIT \*~¢ff;
LEVEL3
EL. 102.5'
UNIT
LEVEL2
EL.92.42
LOBBY
LEVEL1 ,, g}
EL.77.33" [= e S e
I | =

WEi

BES

NORTH ELEVATION DIAGRAM (39TH AVE NE)

EDG COMMENTS:

a. Massing indentations for balconies along south fagade facing Sand Point Way
NE provide relief to a relatively long fagade. Ensure similar massing elements or
secondary architectural features are carried through to the north fagade facing
39" Ave NE to ensure the architectural expression of the building as a whole
(DC2-A-2, DC-B-1, DC2-C-1)

b. Maintain the second story massing projection facing Sand Point Way NE. This
secondary massing projection strengthens the relationship of the base height to
the pedestrian-scale of the street frontage. (D2-A-2, DC2-D-1)

DESIGN RESPONSE:

Recessed balconies have been further developed on the north and south
elevations, creating continuity and promoting the reading of the building as a
unified whole while allowing the two building faces to respond to their different
respective contexts. Inset balconies on the south elevation are designed to match
the width of window A and play off of the fenestration pattern. The balconies

shift between floor levels as a result of the unit layout flipping — creating a more
dynamic fagade with repetitive elements. Balconies along the north fagade are
paired and stacked as they relate to a smaller unit type with less complex detailing.
The balconies still provide generous relief to the long fagade, and dynamic shifting
between floors comes through the alternating window pattern.

The second level projects out from the upper levels, reducing the sense of scale

at street-level while defining the geometry of the curving street edge along Sand
Point Way. The circular concrete columns supporting this level are expressed
outside the storefront windows of the base, giving a sense of rhythm along the
long facade. The base is articulated as a separate element with highly transparent
commercial spaces.

4529 Sand Point Way NE « Design Review Board Recommendation Meeting
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EDG RESPONSE | BUILDING DESIGN

MUP COMMENT:

5. The organization of stained wood and apertures varies throughout the facades
between vertical and checkerboard arrangements. Clarification of the intent
behind the shifts in patterns would be helpful to include in the Rec packet.

DESIGN RESPONSE:

Articulated shifting between solid and void on the exterior creates a dynamic
character to the fagade, inspired by the framework of trestle bridges and lumber
stacks at saw mills — a nod to the history of the site and the railroad that shaped
this part of the city. Some portions of the exterior elevations are stacked to bring
some calm to a relatively vibrant fagcade. At these areas, shifting occurs as a
secondary elements by flipping the operable windows.

o

Timber Crib Trestle Bridge aong Northern Paciﬁc Railroad

“an Standing in Lumberyard of eattle Cedar Lumber Manufacturing” (1939)
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TYP PLAN // WINDOW IMPACT STUDY

MUP COMMENT:

6. The Rec packet should address the relationship of the building to the adjacent
units/balconies on the Laurelhurst Condo building, including dimensions between

exterior walls and balconies.

EDG RESPONSE | NEIGHBORS

(E) MULTIFAMIILY BUILDING

EAST ELEVATION // WINDOW IMPACT STUDY

DESIGN RESPONSE:

\
(E) MULTIFAMILY BUILDING £
4545 SAND POINT WAY NE
\
/
\
BALCONIES
\——
\
\
\ o
LANDSCAPE | ~
EASEMENT \ /
\
‘ ] WINDOWS SHOWN BLUE --- BUILDING OUTLINES (E) MULTIFAMILY BUILDING
SHOWN BLUE DASHED 4545 SAND POINT WAY NE

The unusual site geometry results in a jogging property line, interlocking with
the adjacent property to the east. An existing landscape easement prevents
development in the eastern most portion of the site, preserving light and views for

the existing multifamily building to the NE.

By setting the residential levels back to preserve the exceptional tree on the north
side, a significant length of property line will be open — maintaining light and air for
the existing building while providing a view of the tree and other landscaping.

4545 SAND POINT WAY NE
NORTH ELEVATION // WINDOW IMPACT STUDY

There are no privacy conflicts with window placement between the two buildings
and only a portion of the existing building’s corner balconies will be impacted by
the proposed building as a result of their vicinity to the property line.

The proposed building’s second stair on the east end has been revised to
eliminate the need for a penthouse at the roof. The stair is required for egress, but
has been detailed to transition from interior to exterior space before reaching the
roof — significantly reducing the impact to the existing building as shown on page
34.

4529 Sand Point Way NE « Design Review Board Recommendation Meeting  12/06/2021
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EDG RESPONSE | BUILDING DESIGN
PROPOSAL WITH EAST STAIR PENTHOUSE (EDG MASSING)

AERIAL VIEW FROM EAST

REVISED PROPOSAL WITH EXTERIOR EAST STAIR AT ROOF

AERIAL VIEW FROM EAST

34 -PUBLIC47ARCHITECTS
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LANDSCAPE PLAN | STREET LEVEL

T N EEET J055 420 WITH THE FOLLOWING EXCEPTIONS: y ¢
_!! _4:__ i_ 4] ?gihfb{-)éé;g:g;xP_/?OMTT:TDEEFPSEOOLEDZS;CEchEEETG{II)\ng.N:_)_s._Hu»_AE_a_s new 6 — feC;rdr:)p tree 1_
o= | -2x2 SCORING UNLESS OTHERWISE INDICATED OM PLAN . e sl
g sidewalk o %pro ection zone o
| THRUCH I 2 ‘magnircen adrone
-.-.| BIKE RACK - OAHU BY SPORTWORKS - SURFACE MOUNT, 2 SPACES PER RACK, e ;‘ o5 g
= e TP, NE -
Ol F\\" VR
| D
E RO R e
= | R A i e
Ql 30TH = -
o A 4 ",’1':3
= <2
: {
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o
-

-----

I (& T | 1 e

corner

. e~ S R TENA S IR sl _;
i T2 —~ L enhance (e) deep
spot af corner | understory ~ e
SAND POINT WAY NE landscape buffer
frees ~ | | | A

equd pé(r:ie.;triqn spot at corner | | I corner steps and seating

rﬁqgr;ﬁént crone
SITE PLAN Karen Kiest | Landscape Architects
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LANDSCAPE PLAN | ROOF TERRACE

MATERIALS AND FINISHES: ROOF

SYMBOL DESCRIPTION

“PAVERS ON PEDESTAL, TZ%T2"KZ THICK PRECAST . &

CONCRETE PAVERS, TEXADA HYDRAPRESSED SLABS, E i
COLOR: NATURAL, AVAILABLE FROM ABBOTSFORD E N

CONCRETE PRODUCTS, 1-800-663-407 1. PEDESTALS PER ))
ARCH.

GRAVEL SURFACING, CASCADE RIVER ROCK, 1"TO 2" DIA.,

4" DEEP

“_ VEGETATED ROOF MULTILAYER 5Y5TEM, CEDAR GROVE
'""- \‘*—' GREEMN ROOF MiX, DEFTH PER PLANTING SCHEDULE

' i : TN level 2 terrace l
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Karen Kiest | Landscape Architects
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PROPCSED STREET TREES:
-
L “) ACER CIRCINATUM/VINE MAPLE *
\""H-\_

SHRUBS & GROUNDCOVERS IN RIGHT OF WAY:
20% T FRAGARIA CHILOENSIS / BEACH STRAWBERRY* +

10% PSS VACCINIUM OVATUM / EVERGREEM HUCKLEBERRY * +
10% |. : HELICTOTRICHON SEMPERVIRENS / BLUE OAT GRASS®
10% o POLYSTICHUM MUMITUM * / SWORDFERNM +

10% SPIRAEA BUMALDA ‘DENISTAR' / SUPERSTAR SPIRAEA *
10% ROSA 'NOALA' /| CORAL FLOWER CARPET ROSE™

10% ° PENNISETUM ALOPECUROIDES / PENMISETUM 'HAMELN'
10% ACHILLEA MILLEFOLIUM 'SUMMER PASTELS'/YARROW®
10% ~ HEMEROCALLIS / STELLA D'ORO DAYLILY*

[0, |  MULCHUNDER BXIG. TREES, SEE PLAN

ON SITE PLANTS:

TREES:

ACER PALMATUM 'SANGO-KAKU' / CORAL BARK JAPANESE MAPLE

PENSTEMONM 'GARNET' / GARNET PENSTEMON
ROSA 'NOALA’' / CORAL FLOWER CARPET ROSE™
LIRIOPE SPICATA / CREEPING LILYTURF*
POLYSTICHUM MUNITUM * / SWORDFERN +

FRAGARIA CHILOENSIS / BEACH STRAWBERRY* +
VIBURNUM DAVIDI/ DAVID'S VIBURNUM *
MAHONIA NERVOSA * / LOW OREGONGRAPE +
~ POLYSTICHUM MUNITUM * / SWORDFERM +

20% g MAHONIA NERVOSA * / LOW OREGONGRAPE +

207 [ SYMPHORICARPOS ALBUS / SNOWBERRY * (NOT IN R.O.W.) +
20% ] GAULTHERIA SHALLOM / SALAL® +

20% RIBES SANGUINEUM / FLOWERING CURRANT® [NOT INR.O.W,) +
20% POLYSTICHUM MUNITUM * / SWORDFERN +

BIORETENTION MIX: PLANT IN CLUSTERS OF 5-11

40% FETIT " CAREX OPNUPTA® / SLOUGH SEDGE +

30% [9Eis] CORNUS KELSEYII* / KELSEY DOGWOOD

307 | ACORUS GRAMINEUS 'OGON * / SWEET FLAG

PLANTING - ROOF

SYMBOL BOTANICAL NAMES COMMON NAME

SHRUBS & GROUNDCOVER

\:‘“\ﬁ\\*;‘l\ I ﬁ\“‘ SEDUM TILE OR MAT, 4" DEPTH
\ TR B
L

——SEDUM TILE OR MAT, 6" DEPTH, PLANTED WITH THE FOLLOWING PEREMMIALS
SEDUM "AUTUMN JOY'/AUTUMN JOY STONECROP (30%)
STIPA TEMUISSIMA / MEXICAN FEATHER GRASS (30%)
ACHILLEA MILLEFOLIUM 'SUMMER PASTELS'/YARROW (20%)

L ACHILLEA LEWISII 'KING EDWARD' /YARROW (20%)

L

SEDUM TILE OR MAT, 6" DEPTH, PLANTED WITH THE FOLLOWING PERENMIALS

LIRIOPE MUSCARI/ LILYTURF {50%)

LIATRIS SPICATA 'KOBOLD' / KOBOLD GAYFEATHER (50%)
CAMASSIA QUAMASH / CAMAS [10)

COCHICUM AUTUMNALE / AUTUMN CROCUS (10)

TREES

Acér ciréinofum :
Vine Maple

SHRUBS

Vaccinium ovatum
Evergreen Huckleberry

NATIVE MIX

Mahonia nervso
Longleaf Mahonia

ROOF

Sedum Tile ‘Color Max’
‘Color Max Sedum Tile

Acer palmatum ‘Sango Kaku'’
Coral bark Japanese Maple
-y

Rosa ‘Noala’

‘Coral Flower Carpet’ Rose

Symphoricarpus albus
Snowberry

Sedum ‘Afumn Joy'
‘Autumn Joy' Sedum

LANDSCAPE PLAN | PLANTS

Pennisetum ‘Hamleyn’ Penstemon ‘Garnet’
‘Hamleyn' Dwarf Fountain Grass Garnet Penstemon

-

e By

GoUITher shallon Ribes sanguineum
Salal Red-Flowering Currant

N | b -

.

Achillea ‘Sumr Pastels’

Liatris ‘Kobol '
Liriope muscari ‘Summer Pastels’ Yarrow

Karen Kiest | Landscape Architects
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SITE PLAN

\
SEE APPENDIX PAGES 82-87 FOR
STREET IMPROVEMENT OPTIONS
\ ADJACENT TO TREE
N - SEE DESIGN
i DEPARTURE #1 & #2
. (E) EXCEPTIONAL
TREE TO REMAIN
——_ \67"0“ PROPOSED RAMP FOR (Arbutus menziesii)
—————_—————" SOLID WASTE ACCESS BUILDING LAY‘OUT PT
(E) ASPHALT EDGE
(E)ASPHALT SURFACE ~ SHOWN DASHED N
PARKING AND DRIVE e g (E) WALL TO REMAIN %
O N
(E) COMMERCIAL BUILDING (E) TREES TO BE REMOVED (E) MULTIFAMILY BUILDING
TO REMAIN (SHOWN DASHED) 4545 SAND POINT WAY
3626 NE 45TH ST [ S5 AND SIDEWALK (8 STORY)
(3 STORY) ERCIVIL_——
1-6" ROW
I IS 2 DEDICATION
PROPOSED STAIR %47
ROW ENCROACHMENT e PARKING EASEMENT |=
____ ONPROPERTY PER REC. NO S
AL _PL A|720 7100 2007080700134 =
- 90 43' j - — 2—1’136\E :%
17.41-R=10.00 N I |p3-72 - =
- X p PROPOSED 6-STORY | : 2
4 MIXED-USE BUILDING (| e o~
( 82' = 4529 SAND POINT WAY NE . B2
=
TPARKING -SEE DESIGN "}~ et
&8 A /| ..rAGCESS-DEPARTURE #3257 .5
5/ oy COMMERCIAL T S | o) )
R N i s S LD I e e N 72 . S N e SN~ ) 0 RS ey - s I GRS NIRY: 2o raie ] 7 y 1/
_ | ‘ T 7
- '@ ‘ B 1B
/ — Y
— (E) TREES TO BE REMAIN (E) POWER POLE TO REMAIN REQUIREDHVL |  (N) PLANTER STRIP DR‘VEEV!‘*G \ LANDSCAPING
S—{__ (E)CONCCURBAND (E) HIGH VOLTAGE CLEARANCE PER SCL PER L'SCAPE S PTURE #4 EASEMENT PER REC.
" 'SIDEWALK TO REMAIN " POWERLINES ——— (N) TREES PER L'SCAPE DEP NO 2007080700113
(E) PLANTER STRIP TOREMAIN,— - 31| PROPOSED CURB CUT L
SEE L'SCAPE FOR INFO — SAND POINT WAY NE T
612 3/8" 45 TN 236 7/8"
/ BUILDING LENGTH
80’ 78' 76! 74 72
7 Q /
0 25 50 @
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FLOOR PLANS | LEVEL 1 (SAND POINT WAY NE)

”

.

BIKE PARKING
8 BIKES) -

| 1 | | | o \
iﬁf iﬁfﬁf s s \.s |/s \
L
: |
\
e PARKING GARAGE \ |
RAMP DOWN | o
; I, +-14.5% SLOPE E 6STALLS . l__
| ‘ — . . T o
T - s Tl= =
R NE®@, \\ o il [N ] NOW-RESIDENTIAL 2 I \
o)l o = © ° . (5 BIKES) 23 =
- Q | COMMERCIAL-1 ( - COMMERCIAL-2 22 |
—_ EATING AND DRINKING Srrcg LOBBY MAL MEDICAL SERVICES o e _
SHOR{TERM
BIKE PARKING
(6 BIKES)
SAND POINT WAY NE
0 20 40
LEVEL 1 ] O
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FLOOR PLANS | LEVEL 1 (MEZZANINE)

= 2/
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FLOOR PLANS | LEVEL 2 (39TH AVE NE)

——
—— —
e
e e o ——

—
SEE APPENDIX PAGES 82-87 FOR

STREET IMPROVEMENT OPTIONS
ADJACENT TO TREE

—— B/AG

e

‘é!;».

o

~—MEZZANINE
7 BELOW

F=j

is=A
BIKE RO

il

BIKE LOUNGE /| ——
| REPAIR SHOP
— /=it

BAAAAAAAAL)
Tty

CORRIDOR

TRASH +
RECYCLING

[ 1

ELEV

UNIT N ~
\ OPEN 1BR UNIT UNIT
OPEN 1BR || OPEN 1BR

1] [

11 uNIT
UNIT OPEN 1 BR
OPEN 1BR

SAND POINT WAY NE

LEVEL 2

0 20 4|0 @
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FLOOR PLANS | LEVEL3 &5

> =
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FLOOR PLANS | LEVEL4 & 6
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PROPOSED EXTERIOR MATERIALS

(LT

© TRESPA PURA // TROPICAL IPE @ METAL PANEL 1// CHARCOAL
7" WIDE PLANK, COMPOSITE MATERIAL 5 X 20" ACM PANEL, 1/8” THICK II
2

sl BEa

EiY 1ENENEE

(I

© METAL PANEL 2 // GRAY @ CONCRETE // SANDBLASTED
5 X 20' ACM PANEL, 1/8" THICK

© WINDOW FRAME // BLACK © GUARDS // POWDER COATED STEEL // CHARCOAL
11/2" X 1/2" STEEL FLATBAR VERTICALS, 4" O.C. SPACING *SEE APPENDIX PGS. 76-77 FOR PHOTO OF MATERIAL BOARD

48 ‘PUBLIC47ARCHITECTS 4529 Sand Point Way NE + Design Review Board Recommendation Meeting + 12/06/2021




s e e s e e e s e e e S e e S e e ) S s s s e e ) S e e s e e ) 5 e S S e e ) S e e S e e ) S e s S e e ) S e S s e e ) e s e e e S e e s e e s S e e s e e S S e e S e e e S e e s e e e |

0
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SOUTH ELEVATION (SAND POINT WAY NE)
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-_—

BASE HT LIMIT
(133.77)

55!_0"

- N

AVG. GRADE (78.77)

FIN. GR.
72.88'

€@ // TRESPA COMPOSITE WOOD SIDING
© // METAL PANEL 1

© // VETAL PANEL 2

@ // EXPOSED CONCRETE

© // winbows

@ // STEEL GUARDS

20 40

N |
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ELEVATIONS
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NORTH ELEVATION (39TH AVE NE) 0 20 4|0

50 -PUBLIC47ARCHITECTS 4529 Sand Point Way NE + Design Review Board Recommendation Meeting + 12/06/2021



ELEVATIONS

—e——e— e e S, |

ALLOWABLE ELEV. AT LIMIT _
(159.77) &

e

S

100" BONUS (143.77) . |

4 (DEPARTURE #1) &
T E BASE HTLIMIT |
(133.77)

55!_0"

L
Ll o

G. GRADE (78.77)

LEGEND

€@ // TRESPA COMPOSITE WOOD SIDING
© // METAL PANEL 1

© // VETAL PANEL 2

@ // EXPOSED CONCRETE

© // winbows

@ // STEEL GUARDS

0 20 40
EAST ELEVATION WEST ELEVATION I |

4529 Sand Point Way NE « Design Review Board Recommendation Meeting * 12/06/2021 PUBLIC47ARCHITECTS« 51



PHYSICAL MODEL

VIEW LOOKING NORTHACRO AND POINT WAY N

b

G SE

AERIAL VIEW LOOKIN
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PHYSICAL MODEL

AERIAL VIEW LOOKING NORTH
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PERSPECTIVE VIEWS

VIEW LOOKING NE ALONG SAND POINT WAY NE
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PERSPECTIVE VIEWS

7

VIEW OF WEST PLAZA
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PERSPECTIVE VIEWS

VIEW LOOKING SOUTH FROM BURKE GILMAN TRAIL
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PERSPECTIVE VIEWS

VIEW OF NORTH LOBBY ON 39TH AVE NE

4529 Sand Point Way NE + Design Review Board Recommendation Meeting + 120062021  PUBLIC47ARCHITECTS-57




PERSPECTIVE VIEWS

If ‘9' Fx A
ﬁ- < -»Z.'-

‘ﬁ\ l Eltg

0

VIEW OF BIKE ROOM AND AMENITY ON 39TH AVE NE
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PERSPECTIVE VIEWS

VIEW LOOKING WEST ON SIDEWALK ALONG SAND POINT WAY NE
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PERSPECTIVE VIEWS

VIEW LOOKING WEST ALONG SAND POINT WAY NE
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PERSPECTIVE VIEWS

AERIAL VIEW ALONG SAND POINT WAY NE
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SIGNAGE CONCEPT

The primary building sign is proposed to be located at the main building entrance (Sand
Point Way NE) attached to the underside of the awning — integrating with the code
required weather protection. Fabricated out of plate steel with cut-out letters illuminated
from the back, the sign will orient towards the pedestrian circulation. An additional sign
oriented towards the street is proposed above the awning, fabricated out of cut steel
letters — creating a positive/negative contrast with the other sign.

INTEGRATED CANOPY LED LIGHTING

BUILDING NAME (TBD) // CUT STEEL
LETTERS

BUILDING NAME (TBD) // PLATE STEEL WITH
CUT-OUT LETTERS AND ILLUMINATED FROM
AN INTERNAL LED

6!_0"

DING NA

ui___ =

10"

+ 8!_2"
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EXTERIOR LIGHTING CONCEPT

Recessed LED Ceiling Fixture

Recessed LED Step Lights

Wall Mounted Sconce

Recessed Linear LED
Light Strip

Landscape Stake Light

| T . :
E e

RECESSED LINEAR LED RECESSED LED STEP LIGHT = RECESSED LED DOWNLIGHT WALL MOUNTED SCONCE  LANDSCAPE LIGHT

LIGHTING PLAN 0 M 20 40 @
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POTENTIAL DEPARTURES

Departure Request #1 & #2: 23.41.012.B.10.b. & 23.41.012.11.f.
Structure Height + FAR

Standard:

Per 23.41.012.B.10.b. and 11.f.

Departures of up to an additional 10 feet of height and 0.5 additional FAR may be granted if the
applicant demonstrates that:

1) The departure is needed to protect a tree that is located on the lot that is either an
exceptional tree, as defined in Section 25.11.020, or a tree greater than 2 feet in diameter
measured 4.5 feet above the ground; and

2) Avoiding development in the tree protection area will reduce the total development

capacity of the site

Proposed:

Allow 10’ of additional height and 0.5 additional FAR in order to preserve an exceptional Madrona
tree on the subject property and accommodate loss of development capacity and tree protection
area.

Rationale:

Preserving the Madrona tree with exceptional tree status results in a loss of development capac-
ity for the site. The additional height will allow an additional residential story in exchange for the
loss of development capacity that results from preserving the tree. If the exceptional tree were
removed, the proposed building would be 72,966 GSF. If the exceptional tree is preserved and
the additional height / story is approved, the proposed building is 72,767 GSF, almost equivalent
(see diagrams on p.61). Further, preserving the healthy Madrona tree located in the NE corner

of the site retains a natural buffer between the adjacent 8-story multifamily building as well as an
important bird habitat in addition to being native to the Pacific Northwest (CS1 Natural Systems
and Features). Madrona'’s are evergreens, helping to soften the visual impact of the project from
the Burke Gilman Trail and residential neighborhood year-round. Preserving the tree significantly
influences the massing, setting back the residential levels from 39™ Ave NE - contributing to the re-
duced sense of scale of the additional height and visual impact from the Burke-Gilman (CS2 Urban
Pattern and Form, DC3 Open Space Concept).

The additional FAR will allow a full additional story in exchange for the loss of development capac-
ity that results from preserving the tree. The max FAR under current zoning is 3.75. The current
proposal has a FAR of 3.87, slightly less than the 4.25 allowable if departure is approved.

Additionally, preserving the Madrona will also allow a large Black Locust (22" DBH) directly
adjacent to be preserved, adding to the benefits of natural habitat, open space, and reduced sense
of scale.

Lastly, with the additional height from this departure, the proposed building would still be shorter
than the neighboring 8-story building, allowing the preferred massing to fit into its immediate
context. (CS2 Urban Pattern and Form)

Neighbor Comment from Community Outreach:
+  One attendee inquired whether there was a plan for the trees onsite, and noted that the
trees in the back corner have a lot of birds in them.

30” MADRONA (Arbutus menziesii)
- TREE IS SIGNIFICANTLY OVER THRESHOLD
(CONSIDERED EXCEPTIONAL AT 6”)
_——_TREEPROTECTION AREA PER ARBORIST REPORT
—//(E) RETAINING WALLS (RED DASHED)

PROPOSED MIXED-USE BUILDING
4529 SANDPOINT WAY NE

SITE PLAN // TREE PROTECTION AREA

MR =
n Madrona from center of site

2 Madrona from 39th Ave NE.

n Madrona from 39th Ave NE
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POTENTIAL DEPARTURES

8-STORY NEIGHBORING BUILDING

EXCEPTIONAL TREE REMOVED 8-STORY NEIGHBORING BUILDING
(SHOWN DASHED)

EXCEPTIONAL TREE
PRESERVED

BUILDABLE AREA = 9,753 SF PROPOSED 6-STORY BUILDING (+10° HEIGHT)

GROSS AREA OF ADDITIONAL LEVEL = 9,554 SF

DEPARTURE FOR 10’ ADDITIONAL HEIGHT
TOTAL BUILDING AREA COMPARISON

DEVELOPMENT CAPACITY IF EXCEPTIONAL TREE IS REMOVED

TREE REMOVED  =72,966 SF ity 5
TREE PRESERVED = 72,767 2t | B 1 ..

From Tree Solutions Inc., Consulting Arborists Report: 3 g . \—\X oo T
“Impacts from shorinq wall (E) ASPHALT PARKING _— ,_//"f ““““ / //////////// EXCEPTIONAL MADRONA / °o% oo
This project proposes to remove the existing concrete foundation wall south of ~ sURFacE ——————————— /,,/" DISTURBANCE FROM STREET | ////// : (OeH w")E EWM ]
the tree and excavate the area to the southeast of the wall to accommodate S orsieo - T // /// 4///%//% A v 2l
construction improvements below existing grade. The existing wall is . - = BLUE DASHED . /,/%/Zy/yf/%/// (96" CURE ——
approximately 6 feet from the base of the tree, with a significant decrease T we °”f_/- ' i/ / G EXCEPTIONAL MADRONA
in grade from the tree root flare to the top of the wall. Excavation from the et JENE /_/E/RE;WNG e R Sy ARBORST T
shoring wall will impact slightly beyond this point, approximately 5.5 feet from _ -z,QTi?‘/ - %%g:ggveo (SHOWN / ¢ INNER ROOT ZONE (R 10°') !
the trunk. /%' - ZQ&ASPHALT ) %ﬁéﬂﬂ - msussy (E) GRADE
The new shoring wall will be installed to the southwest of the tree near the oL ANER ROOT 201 ARER =45657 RETANNGWALL T0
location of the existing foundation wall and will require approximate 7 feetof ~— \ \ _— - D e e )
excavation below grade. To:; o1+ Dz)j::;::: Boaon i
In our opinion, this work can be completed as shown on the plans without - LomkR LEVEL (SHOWIN BLUE DASHED)
impacting the stability of the madrone tree, provided that a qualified arborist P~ s VAL e (6 RETANNG WAL TO | |
monitors the work to advise the contractors on proper tree protection znnWHBHNRNRSZ BN (6) PARKING EDGE '
techniques and assess any root impacts that occur during demoliion, == | —————— SHOMNBASHED outeRROTZONE | mekRoOTZONE
excavation, and construction.” TREE PROTECTION AEA

|

|
-Katherine Taylor, Scott Baker, Joseph Sutton-Holcomb i i

Tree Solutions Inc. * PLEASE REFER TO PGS. 80-85 IN APPENDIX FOR ARBORIST REPORT
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POTENTIAL DEPARTURES

Departure Request #3: 23.47A.032
Parking Access

Standard: Per 23.47A.032.A2

...the following rules apply in pedestrian-designated zones, except as may

be permitted under subsection 23.47A.032.D:
a. If access is not provided from an alley and the lot abuts two or
more streets, access to parking shall be from a street that is not
a principal pedestrian street.
b. If access is not provided from an alley and the lot abuts only
a principal pedestrian street or streets, access is permitted from
the principal pedestrian street, and limited to one two-way curb
cut.

Proposed:

Vehicle access to the site from Sand Point Way, NE in a single two-way

curb cut, located at the eastern edge of site.

Rationale:

The site has several challenges with regard to providing code-required
vehicle parking and access. The site geometry resulted from the railroad,
and is not optimal for parking layout. The topography does not lend itself
to access from 39™ Ave NE, as it is significantly higher than Sand Point
Way NE which has use requirements. Further, the presence of an Excep-
tional Madrona tree, in good health and important to the neighborhood,
occupies a portion of the site ideal for a parking ramp or spaces.

The design team studied numerous parking layout and access strategies,
including ramp scenarios from 39" Ave, NE, a dedicated parking level
above the commercial level, hybrid solutions, and access from Sand Point
Way, NE. In summary:

1. Ramping from the east end of the site on 39" Ave NE is highly
inefficient and results in a 195 foot long ramp (@ 15% slope)
to a below grade level for parking. This ramp results in a loss of
valuable commercial space, but more importantly would require
the removal of the Exceptional Madrona tree.

2. Aramp from the west end of the site off 39" would need to be lo-
cated close to the street intersection, creating issues with SDOT,
but also requires a vehicle ramp 4-5' above the pedestrian side-
walk on Sand Point Way, NE, creating pedestrian safety issues
and a pedestrian experience on Sand Point Way that appears to
prioritize the vehicle over pedestrians, counter to several Design
Guidelines such as PL-1 Walkability, PL-3 Street Level Interac-
tion, and DC-1 Project Uses and Activities)

3. Ifthe second level were used for parking, accessed off 39" Ave,
it would result in the loss of an entire floor of residential units as
well as require the Exceptional Tree to be removed in order to
obtain the required parking count. Neither of these is a good
outcome for the project or neighborhood.

CODE STANDARD: ACCESS FROM 39TH AVE NE

ALTERNATIVE 1: LONG RAMP

\

e ——

LOSS OF EXCEPTIONAL TREE
RAMP ADJACENT TO PEDESTRIAN
EXPERIENCE (RED SHADED)

L

\ AT -PARKING _\ EL. 925"
\\\\ T AP
1T — —

- _—

195" OF RAMP TO BELOW GRADE

PARKING (15%, 29.5' OF ELEVATION
CHANGE)

37 STALLS PROVIDED

e ——

COMMERCIAL LOBBY J*

/
|
\

!

= - e e i i e LIS _ |
' SAND POINT WAY NE RAMP ADJACENT TO PEDESTRIAN
EXPERIENCE (RED SHADED)

ALTERNATIVE 2: WEST ACCESS RAMP ____,____.,~——"‘g”' 1 \ \ \ \ \ \ \ \ \ ' ~//PAFE/K|NG, |__ 5'}/”
LOSS OF EXCEPTIONAL TREE T e g,é/
CHALLENGING RAMP ACCESS / GEOMETRY 1 = _— — ==

(150’ LENGTH @ 15%, 22.5' OF EL. CHANGE) == = \
RAMP ADJACENT TO PEDESTRIAN = \

EXPERIENCE (RED SHADED) !

COMMERCIAL

LOSS OF PROPOSED PLAZA

PRIME STREET-LEVEL COMMERCIAL
COMPROMISED

38 STALLS PROVIDED

L2 PARKING DECK

RAMP ADJACENT TO PEDESTRIAN
EXPERIENCE

ﬁ\ \ \ \ \ \ VAV PARﬂN/G 1"Eﬁ92}5'7 :

LOSS OF EXCEPTIONAL TREE

e T

MULTIPLE CURB CUTS
ABOVE GRADE PARKING ADJACENT TO
STREET (RED S
SIGNIFICANT LOSS OF NRSF
(ONE FULL RES. LEVEL)
REQ’'S MULTIPLE DEPARTURES
STREET LEVEL USE
CURB CUT COUNT

35 STALLS PROVIDED

: PARKING < 1 omm
NG 4 LOB

\ PARKING ~ — T \{_ 7
N A = e
— /ZZH : .

T - —T[LEVEL 2 PARKING | =

"SAND POINT WAY NE | ABOVE GRADE PARKING ADJACENT TO
STREET (RED SHADED)
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PROPOSED: ACCESS FROM SAND POINT WAY NE
ALTERNATIVE 3: PREFERRED

PROPOSED PLAZA -
SAND POINT WAY NE

View of Commercial Frontage and small Garage Entry at far corner

—_—

View of Garage Entry looking northwest from Sand Point Way NE

EXCEPTIONAL MADRONA TREE & LARGE
BLACK LOCUST TO REMAIN

L MINIMAL PARKING ADJACENT TO

N
& !
3
e 1L —
=
=

PEDESTRIAN EXPERIENCE
(RED SHADED)

REQ'D SIGHT TRIANGLE
(PROPOSAL EXCEEDS CODE MINIMUM)

CHANGE IN PAVING
(E) CURB CUT TO REMAIN

SITE CURRENTLY SURFACE PARKING LOT

W/ ACCESS FROM SAND POINT WAY
42 STALLS PROVIDED

DESIGN DEPARTURE IMPROVES THE PROJECT IN THE FOLLOWING WAYS:
IMPROVED PEDESTRIAN EXPERIENCE

This approach allows for better commercial space proportions, continuous weather protection for
pedestrians along Sand Point Way, NE, and a small partially-covered public plaza at the prominent
west corner for a restaurant commercial space. (PL-2 Walkability, PL-3 Street-Level Interaction,
DC-3 Open Space Concept)

STRONG CONNECTION TO BURKE-GILMAN

By avoiding a long ramp on the north side (as in Alternative 1), an entrance lobby, bike room, bike
repair / lounge, apartment units and open space will be positioned on the north side, allowing the
building to engage the Burke-Gilman and allowing users of the Burke-Gilman to interact with an
inviting building face. (DC-3 Open Space Concept)

PRESERVATION OF EXCEPTIONAL TREE AND LARGE BLACK LOCUST TREE

The Exceptional Madrona Tree is a unique specimen, significantly over the exceptional tree
threshold for a Madrona, and it offers a natural buffer between the new building and adjacent sites.
In addition, an adjacent large Black Locust tree will be preserved. These trees are recognized as
neighborhood amenities that the community values for their presence, and as bird habitat (see
appendix for community outreach summary). Both the Madrona and Black Locust are also highly
visible from the Burke-Gilman, for trail users to enjoy. Their integration into the project in the
preferred scheme, which is not possible with Alternative 1, preserves the urban tree canopy in the
area. (CS-1 Natural Systems and Site Features)

EXCEEDS CODE INTENT FOR PEDESTRIAN-DESIGNATED STREETS

Pedestrian Street Development Standards address street level uses and their depth, as well as
facade design including transparency and blank fagade percentages, with provisions for overhead
weather protection along the sidewalk. The proposal exceeds all these code minimums, as

the vignettes and below summary describe. Further, SMC23.47A.008 C2 acknowledges that
driveways may cross pedestrian designated streets, stating that the maximum width is limited to
22', which the proposal also meets. The pedestrian street designation continues only one site
further to the east, in front of the Laurelhurst Condominiums, which is a well-built structure that
will likely exist for the next 50+ years, and has vehicle access from Sand Point Way, NE. By
positioning the proposed vehicle entrance on the east edge of the site, the vehicle intersections
with the pedestrian street are consolidated at the effective terminus of the pedestrian street
designation. Lastly, the pedestrian experience for 265’ of the site’s Sand Point Way street
frontage exceeds code and links directly to the burgeoning commercial center to the west. (PL-1
Connectivity, PL-2 Walkability, CS-2 Urban Pattern and Form)

COMPLIANCE WITH PEDESTRIAN ZONE STREET LEVEL DEVELOPMENT STANDARDS
STREET LEVEL BLANK FACADE REQUIREMENTS (23.47A.008.A.2)

REQUIRED = 20"-0" SEGMENT MAX REQUIRED =40% TOTAL LENGTH MAX
PROPOSED =10'-10" PROPOSED = 8%

STREET LEVEL NON-RESIDENTIAL TRANSPARENCY REQUIREMENTS (23.47A.008.B.2)
REQUIRED =60% MIN
PROPOSED = 99%

STREET LEVEL NON-RESIDENTIAL DEPTH PROVISIONS (23.47A.008.B.3.a)
REQUIRED = 30" MIN AVERAGE
PROPOSED = 31" AVERAGE

STREET FRONTAGE W/ OVERHEAD WEATHER PROTECTION (23.47A.008.C.4)
REQUIRED =60% MIN
PROPOSED = 76%

STREET FACING FACADE OCCUPIED BY USES LISTED IN 23.47A.005.D.1 (23.47A.008.C.1)
REQUIRED =80% MIN
PROPOSED = 81%
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POTENTIAL DEPARTURES | PARKING ACCESS
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8 NE 45th St Frontage exit near Bistro Shirlee

40th Ave NE

A NE 45th St Frontage entry near Burke Gilma Brewery 3 Steep climb up 39th Ave NE (formerly Railroad Ave NE)
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LAURELHURST CONDOMINIUMS
4545 SANDPOINT WAY NE

CONCRETE CONSTRUCTION
LIKELY TO REMAIN FOR THE FORESEEABLE FUTURE

e
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(8 (E) curb cut accessing surface parking on subject property : 2 Neigborg building’s U-shad drive

way &l Neigboring building’s U-shaped driveway
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39th Ave NE: No left turn lane from Sand
Point Way NE

Conflict with increased egressing traffic
blocking access to frontage road

Pedestrian safety conflict with increased
traffic and long crossing due to skewed
39th Ave NE at intersection

N
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CODE STANDARD: 20’ WIDE DRIVEWAY & 22’ WIDE CURB CUT

PARKING
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PROPOSED: 18" WIDE DRIVEWAY & CURB CUT, 16’ DRIVEWAY IN STRUCTURE

PARKING
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POTENTIAL DEPARTURES

Departure Request #4: 23.54.030
Driveway Width

Standard:

Per 23.54.030.D.1.c

Driveways of any length that serve more than 30 parking spaces shall be
at least 10 feet wide for one-way traffic and at least 20 feet wide for two-
way traffic.

Proposed:
Allow the width of a two-way driveway serving 45 parking spaces to be
reduce to 18 feet wide at parking entry.

Rationale:

Reducing the width of the driveway at the entry has two primary motives.
First, to slow traffic entering and exiting and to diminish the presence of
the garage entrance in the streetscape and building composition (PL2
Walkability, DC1 Project Uses and Activities). Second, reducing the width
allows the driveway to have a perpendicular approach from street without
encroaching on the required power pole clearance adjacent to the drive
and the proposed 18 wide driveway still allows two cars to pass one
another, as the diagram indicates.

POWERPOLE T REQ'D SIGHT TRIANGLE POWERPOLE REQ'D SIGHT TRIANGLE Within the structure, reducing the width of the driveway to 16’ for ramps
CODE COMPLIAN CHANGE IN PAVING DEPARTURE #4 (PROPOSAL EXCEEDS CODE MIN) allows the parking garage to function on such a narrow and complex site.
The code standard 20" would reduce the level 1 commercial space depth
SAND POINT WAY SAND POINT WAY to be under cgde avg. 39 while also creating conflicts with the elevatorl
core and parking layout in the below-grade garage on such a narrow site.
LEVEL1 LEVEL1 Departure Request #5: 23.54.030
Curb Cut Width
s Standard:
== =T —__ | Per 23.54.030.F.2.b
g > J T — N B T — . , .. . .
‘ - ] For two-way traffic, the minimum width of curb cuts is 22 feet.
/ ——— = b ———
, il . } . " = M } u M Proposed:
/ _ L s s L Allow the width of a two-way curb cut to be 18 feet wide to be in tandem
| Z //7‘/ iR e ,/jr/ with the departure request #4.
N | e S 48 P
DRIVEWAY WIDTH | | \ \ . '
CODE COMPLIANT i | | - e R Ratloqale. . o .
| I N } \ (/ | ‘ | /i 9‘5{@ N\ Reducing the width of the curb cut to 18’ will align the curb cut with the
. & I — ‘ - A ’ ) reduced width of the parking access driveway (see departure request #4).
\\EEN\G\ ' ) / 7 i" ELEV i PARKING \ @}N\G\ \ e — PARKING The minimum 22’ requirement is based on the non-residential parking
\\\\\\ \\ LT — } A \\\\\\\ R VESTIBULE N\ use, which accounts for only 6 of 42 stalls provided or 14%. The parking
\ NO VESTIBULE o | ELEVATOR CORE SHIFTED S e ‘ T N garage will predominately serve the residential use. The residential re-
40"SOUTH; ' [ T h quirement for curb cut width is “at least as wide as the minimum required
) PROBLEMATIC FOR LOBBY ) DS'EVPEAV;’{’}E;’{VE'%H width of the driveway it serves” per SMC 23.54.030.F.1.b.
= AND UNITS ABOVE Q
DRIVEWAY WIDTH = SITE NOT WIDE ENOUGH = M Note: If SDOT DCI ly prefer the wi -compli
TORIAERLT | . - ey and o, h cosign A ool gt .20 drenay
s, R | -t parking enlryand 2 22 curb ol owever we are proposing e narovier
width to further diminish the vehicle presence along the streetscape.
_ _ /%
PARKING LEVEL PARKING LEVEL
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EXAMPLES OF PAST WORK

Anhalt Apartment Renovation and
Addition (w/ Shilshole)
Seattle, WA

2016 NW & Pacific Region AIA Merit Award

2015 Seattle AIA Honor Award

2015 People’s Choice Urban Design Awards, Second Place
2015 Historic Seattle Preserving Neighborhood Character
Award

SCCA Patient House
Seattle, WA

2011 Seattle AIA, Merit Award

2011 Pacific + NW Region, Honor Award
2011 Seattle AIA, Future Shack Award
2011 RADA Award
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EXAMPLES OF PAST WORK

Bridge Way Apartments (w/ Shilshole)
Seattle, WA

LIVING
BUILDING
CHALLENGE

Shelton Apartments (w/ Shilshole)
Seattle, WA

She| - T ' .
ton : — e ? FP5
— == [ ST wb j GBR%ETN
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APPENDIX | MATERIAL BOARD
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APPENDIX | MATERIAL BOARD

@ TRESPA PURA // TROPICAL IPE
Manuf: Trespa
Color: Tropical Ipe
Spec: 7" wide x 10’ long planks, composite material

© METAL PANEL 1 // CHARCOAL
Manuf: Reynobond or Alpolic
Color: Charcoal
Spec: 1/8” thick, 5" x 20’ panels, aluminum composite material, high
performance finish

@ METAL PANEL 2 // GRAY
Manuf: Reynobond or Alpolic
Color: Gray
Spec: 1/8” thick, 5" x 20’ panels, aluminum composite material, high
performance finish

@ CONCRETE // SANDBLASTED
© WINDOW FRAME // BLACK

VINYL ALUMINUM STOREFRONT
Manuf: Drutex Manuf: Kawneer
Color: Black Color: Black

© GUARDS // POWDER COATED STEEL // CHARCOAL
Manuf: Custom
Color: Charcoal
Spec: 1 1/2" x 1/2” steel flatbar verticals, 4” 0.c. spacing

MATERIAL LINKS
Trespa Pura
https://www.trespa.com/en-us/productinfo-en-gb/trespa-pura-nfc-siding

Metal Panel 1 & 2
https://www.arconic.com/aap/north_america/en/product.asp?cat_id=1756&prod_id=4712
or

https://www.alpolic-americas.com

4529 Sand Point Way NE « Design Review Board Recommendation Meeting  12/06/2021
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APPENDIX | COMMUNITY OUTREACH
OUTREACH PLAN

Printed Outreach
» Direct mailings to the residences and businesses
within 500ft radius of proposed site.

Digital Outreach

* Project hotline and project info added to DON’s
“Early Outreach for Design Review Blog.”

* Project added to DON’s “Outreach for Design
Review Calendar.”

In-Person Outreach

« Community meeting of at least one hour of
presentation / discussion of project hosted on
Tuesday, December 10, 2019 at 6pm.

JOIN US

Join Us for a Community Meeting
to Provide Input on the
4529 Sand Point Way NE Project.

construction of a 5-story mixed-
se building with 9,000 sf of commercial space, 50

1. 4y, PUBLIC | ]
o S EVENT = l

| TUE
DEC10

PROJECT HOTLINE:
206-775-8829

e:
Date:  Tuesday, December 10,2019

Wher e The Mou
7700 Sand WySIWhg 98115

SUMMARY OF COMMUNITY FEEDBACK FROM THE PUBLIC OUTREACH
MEETING

General Design

* One attendee inquired what the design character for the building will be. Another
attendee encouraged the design team to create something special, since many
projects are going up all over Seattle that are not.

* One attendee expressed concern about many other projects nearby, and the
neighborhood is not lacking housing.

Commercial Space

* One attendee expressed concern about the outdoor bar space noise.

* One attendee inquired whether setbacks are required and if the project can go
right to the sidewalk for commercial use.

* One attendee inquired what type of retail the project team is considering and
noted that nearby retail is often empty.

Vehicles and Parking

* One attendee inquired where and how many parking spaces there will be, noting
parking is a big issue.

* One attendee inquired whether the team has done traffic studies, and several
expressed concern, noting existing problems around Husky games and future
Montlake bridge work.

Lo R i |4 g
477 AR ‘ ¥ A
L] Yy y
.' - i A L) "'__ vy
ppa LY L L i
YL, o T AR
b 6 ._Mm'u R
il T I L A
; T REYERT VO R

Pedestrian

* One attendee noted this is not a pedestrian-friendly area, and suggested creation
of a crosswalk given retail components

* One attendee inquired how wide the sidewalk will be, and noted there is a tree
that dangerously uplifts sidewalk.

Trees, Habitat and Open Space

* One attendee expressed concern about light pollution. Another suggested lights
point downwards to help night-dwelling birds.

* One attendee encouraged the project team to consider creating an outside open
space with grass for residents.

* One attendee inquired whether there was a plan for the trees onsite, and noted
that the trees in the back corner have a lot of birds in them.

+ One attendee encouraged a green roof with plants that are useful to native
habitat.

* One attendee inquired what the construction team will do about rodent control
and discouraged rat poisons that are dangerous to birds. One attendee suggested
working with the Seattle Audubon Society on bird-friendly designs.

* One attendee inquired whether there was a plan for the trees onsite, and noted
that the trees in the back corner have a lot of birds in them.
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MEMORANDUM

Project: 4529 Sand Point Way NE
SDCI Project #3035994-EG / #3035906-LU

Subject: Site Driveway Departure
Date: July 2, 2020
Author: Marni C. Heffron, P.E., P.T.O.E@/

A driveway departure has been requested for the 4529 Sand Point Way NE project to locate the
driveway on Sand Point Way NE, which is a principal pedestrian street. Design rationale for this
departure was detailed as part of the application process, and showed that locating the driveway on Sand
Point Way NE instead of the site’s other frontage on 39® Avenue NE would improve the on-site design,
the pedestrian experience on Sand Point Way, and save an exceptional tree.

A driveway on Sand Point Way would also have the following traffic operational and safety benefits
compared to an access on 39® Avenue NE:

e The proposed driveway on Sand Point Way would be located in a segment of Sand Point Way
that has a center left turn lane, which would provide queue space for left-turning vehicles out of
the main through lane of traffic. This location is shown in red on Figure 1.

If the driveway were required to be located on 39® Avenue NE, its sole access to the arterial
system would be via NE 45 Street (the continuation of the Sand Point Way corridor). NE 45®
Street at 39® Avenue NE does not have a center turn lane since right-of-way is used to provide
the local business frontage road on its north side. With the lack of a left-turn lane, vehicles
turning left into the site could block following traffic in the main through-lane of NE 45%
Street. This location is shown in blue on Figure 1.

e The 39® Avenue NE / NE 45% Street intersection has additional conflicts and crossing
maneuvers associated with the local business frontage road. If the site driveway were to be
located on 39® Avenue NE, it would add egressing traffic to this intersection and increase the
chance that vehicles turning from the arterial in the business frontage road are blocked. Project
traffic, if accessed on 39® Avenue NE, could also add conflicts to pedestrians that cross 39®
Avenue NE. Because 39® Avenue NE is skewed, the crossing distance is very long. Vehicle
conflicts associated with the project at the skewed crossing would be eliminated if the project
driveway is located on Sand Point Way.

| =% heffron

transpartationinc

Arterial access location if
project driveway is located
on 39" Avenue NE

APPENDIX | HEFFRON MEMO

Proposed driveway location
on Sand Point Way
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APPENDIX | ARBORIST REPORT

Solutions Inc

Consulting Arborists

Project No. TS-7716

Arborist Report

To: Shilshole Development LLC, Mike Yukevich

Site: 4529 Sand Point Way NE, Seattle, WA 98105, USA
Re: Construction Impacts to Exceptional Madrone Tree
Date: June 29, 2021

Project Arborists: Katherine Taylor

ISA Certified Arborist #PN-8022A
ISA Qualified Tree Risk Assessor

Scott Baker

Registered Consulting Arborist #414

ISA Board Certified Master Arborist #PN-0670B
ISA Qualified Tree Risk Assessor, TRAQ Instructor

Joseph Sutton-Holcomb
ISA Certified Arborist #7PN-8397AM
Municipal Specialist, Qualified Tree Risk Assessor

Referenced Documents: 4529 Sand Point Way NE Permit Set, Jan 22, 2021

Attached: Site Diagram: Tree Protection Area (Public47 Architects, June 23, 2021)
Site Diagram: Tree Protection Area W/ SDOT Req. sidewalk
(Public47 Architects, June 23, 2021)
Section Diagrams A & B W/ sidewalk requirement
(Public47 Architects, June 23, 2021)
Section Diagrams A & B W/O sidewalk (Public47 Architects, June 23, 2021)
Site Diagram: Canopy Disturbance (Public47 Architects, June 23, 2021)

Assignment and Scope of Work

This report documents a site visit by Katherine Taylor and Scott Baker of Tree Solutions Inc. on May 13,
2021. It also documents review of excavation and development plans for construction of a new 6-story
mixed use building with 69 residential apartment units, 5000 square feet of commercial space, and
below grade parking for 43 vehicles.

The purpose of this report is to review and comment on proposed impacts to a mature pacific madrone
(Arbutus menziesii) tree in proximity to the proposed building. This tree measures 30 inches Diameter at
Standard Height (DSH), making it exceptional by size under Seattle Director’s Rule 16-2008 and is subject
protections per SMC 25.11. This report will describe the scope of proposed impacts, outline tree

Arborist Report
Shilshole Development LLC: 4529 Sand Point Way NE, Seattle, WA 98105 June 29, 2021

protection measures to mitigate these impacts, and discuss the feasibility of protecting and retaining the
tree in question.

Observations & Discussion—Construction Impacts

Existing Conditions

The subject tree is growing on a manmade slope amongst deciduous trees and dense understory
vegetation, much of which is invasive ivy. The invasive ivy is growing is growing into the tree canopies.

At the base of a slope, southeast of the tree, there is a parking lot and portions of an old foundation
wall. We observed no heaving or cracking in the parking surface in this area. At the top of the slope, to
the northwest of the tree, there is a parking area with cracking pavement indicating there may be tree
roots growing below the surface.

The tree has large structural roots predominantly growing laterally and upslope from the tree. One large
structural root is growing toward the old foundation wall and likely redirects at the back of the wall.

There is a black locust tree growing to the southeast of the tree at the edge of the parking surface which
appears to be blocking the growth of major structural roots from the madrone in this direction. There is
another black locust tree growing at the top of the slope north of the tree, which is discussed in a
separate section below.

In our professional opinion, the tree roots are likely being limited to the southeast (downslope) by
existing infrastructure and vegetation. However, the cracking pavement northwest (upslope) of the tree
indicates that roots may be growing in this area.

Because of the existing infrastructure and limitations of the tree’s rooting area, the measured dripline of
the tree is not the best metric for defining the tree protection zone. Instead, impacts should be confined
to the areas where infrastructure already exists wherever possible.

Impacts from shoring wall

This project proposes to remove the existing concrete foundation wall south of the tree and excavate
the area to the southeast of the wall to accommodate construction improvements below the existing
grade. The existing wall is approximately 6 feet from the base of the tree, with a significant decrease in
grade from the tree root flare to the top of the wall. Excavation from the shoring wall will impact slightly
beyond this point, approximately 5.5 feet from the trunk.

The new shoring wall will be installed to the southwest of the tree near the location of the existing
foundation wall and will require approximate 7 feet of excavation below grade.

In our opinion, this work can be completed as shown on the plans without impacting the stability of the
madrone tree, provided that a qualified arborist monitors the work to advise the contractors on proper
tree protection techniques and assess any root impacts that occur during demolition, excavation, and
construction.

Adjacent black locust tree at top of slope.
There is a black locust (Robinia pseudoacacia) growing in proximity to the madrone tree in question. The
tree has two stems measuring 6 and 17 inches DSH. Retention of this tree will reduce impacts to the

TreeSolutions.Net 2940 Westlake Ave. N #200
206-528-4670 Seattle, WA 98109

Tree Solutions Inc., Consulting Arborists Page 2
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APPENDIX | ARBORIST REPORT

Arborist Report Arborist Report
Shilshole Development LLC: 4529 Sand Point Way NE, Seattle, WA 98105 June 29, 2021 Shilshole Development LLC: 4529 Sand Point Way NE, Seattle, WA 98105 June 29, 2021

madrone tree by limiting the changes in sun exposure and the environmental conditions to which both

trees are adapted. We recommend that this tree be preserved during construction along with the

madrone tree.
If a raised sidewalk is installed, Tree Solutions must monitor the installation of the sidewalk within 20
feet of the trunk. Additionally, air excavation must be used to dig “pilot holes” to ensure pier locations
would not impact structural roots from the madrone. If a pilot hole for a pier uncovers structural roots,

Impacts from 39" Ave. NE Street improvements the location must be adjusted in the field to avoid the roots.
We have reviewed diagrams showing improvements to 39" Ave NE — the street to the north of the Respectfully submitted,

Madrone tree in question which terminates in a dead end with parking spaces adjacent to the Burke-

Gilman Trail. The diagrams are attached to this report for reference. Katherine Taylor, Scott Baker, Joseph Sutton-Holcomb,

Tree Solutions Inc.
The first two diagrams in the series show street improvements without the addition of a sidewalk on the
south side of 39™" Ave NE. This construction would impact the Madrone tree approximately 12 feet from
the trunk.

The second two diagrams in the series show street improvements including a sidewalk on the south side
of 39t Ave NE. This construction would place the sidewalk approximately 7.5 feet from the madrone
trunk. Due to the slope conditions, this sidewalk would require excavation for installation of a retaining
wall with a footing. The excavation required for this footing would potentially impact the tree within 5.5
feet of the trunk.

In our experience, Madrone trees are sensitive to construction related disturbance such as this. The
impacts shown in Diagram B are highly likely to impact structural roots from the tree, which could
destabilize the tree.

Given the tree’s orientation on the slope, the roots growing in this area are critical to tree stability.
Deciduous trees such as this produce “tension wood” on the upslope side of a lean to anchor
themselves in place. Impacts to roots in this area may have a greater potential to destabilize the tree if
severed, as the roots are on the tension side of the trunk lean.

Additionally, changes in proximity to the trunk such as this may decrease the available soil volume and
alter stormwater activity and drainage in the tree root zone in a manner that negatively impacts this
tree. Madrone trees are sensitive to this type of disturbance, and impacts to close to the trunk have the
potential to cause a decline in tree health even if structural roots are avoided.

The fact that the tree will be impacted to some extent on the south side from shoring wall construction
should also be considered. In our experience, trees have a higher likelihood of declining after
construction activity when impacted close to the trunk on multiple sides.

It is our opinion that disturbance should be kept as far from the trunk as feasible along 39*" Ave NE to
preserve as much of the existing fine and structural roots from this tree as possible.

If a sidewalk must be installed at the top of the slope, use an option that is installed on piers and allows
the soil surface below the sidewalk to remain intact. This approach would minimize impacts to the
madrone roots. However, since the piers would require foundations and associated excavation, this
option would still require substantial impacts to the tree.

Tree Solutions Inc., Consulting Arborists Page 3 Tree Solutions Inc., Consulting Arborists Page 4
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APPENDIX | ARBORIST REPORT | STREET IMPROVEMENT OPTIONS
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SECTION DIAGRAM OPTION A (PREFERRED): NO SIDEWALK ADJACENT TO TREE
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APPENDIX | ARBORIST REPORT | STREET IMPROVEMENT OPTIONS
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// L
POROUS SIDEWALK "
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) . _—~~—"PROPOSED BY SDOT
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N 27" BLACK L\%:UST - —C
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=z ==
. : a -
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—mmmmmmTIITT I \//7\ /\‘L o
| w v

UPPER LEVELS

SITE DIAGRAM OPTION B: SDOT PROPOSED SIDEWALK

*OPTION B PROPOSED BY SDCI/SDOT FOR
STREET IMPROVEMENTS. HOWEVER, IT DOES
NOT MEET TREE PRESERVATION REQUIREMENTS
BY TREE SOLUTIONS OR SDCI.

THEREFORE, PROJECT SEEKING SDOT DEVIATION
REQUEST TO STOP SIDEWALK SHORT OF TREE
PROTECTION (OPTION A) OR ARAISED, PIER
SUPPORTED SIDEWALK (OPTION C)

Email correspondance with Johnathan Williams, SDOT:
“If we are really down to preservation of the walkway
vs. preservation of the madrone, | recommend the
project submit an SDOT Deviation Request form
outlining the details showing the sidewalk dropping on
the project frontage.”

PER TREE SOLUTIONS ARBORIST
REPORT (6/29/2021)

INNER ROOT ZONE (R 10'-6")

DISTURBANCE CALC

AVG. DRIPLINE AREA =1385.44 SF
OUTER ROOT ZONE AREA =1039.08 SF
INNER ROOT ZONE AREA = 346.36 SF

L\ EXCEPTIONAL MADRONA

/}’4\—v—\7TREE PROTECTION AREA
|\

I

|

DISTURBANCE ZONE AREAS (HATCHED)
D1(RZ)  =6.5SF=.6%

D2(ORZ)  =531SF
D2(RZ)  =47SF
=578 SF =55.6%

TOTAL (D1 + D2) = 584.5 SF = 56.2%

(E) RETAINING WALL TO
REMAIN

{— (E) PARKING EDGE

SHOWN DASHED

1 &
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LEVEL 4
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SECTION DIAGRAM OPTION B: SDOT PROPOSED SIDEWALK
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APPENDIX | ARBORIST REPORT | STREET IMPROVEMENT OPTIONS

(E) ASPHALT PARKING
SURFACE .
(E) ASPHALT EDGE —
SHOWN DASHED _——
/’/
— -
. 3™
-~ T.0.ASPHALT
¥ 920
(N) CURBAND SIDEWALK -
PER CIVIL Y

p\\lE“E o - (E) RETAINING WALL TO
- / ’

/,/ ////
PIER SUPPORTED SIDEWALK
///PER ARBORI§T REPORT
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(N) 6" CURB, 50" ELEVATED
SIDEWALK + PIERS
- /
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/
/

=
_-27"B
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_______

) - 21‘_0u
,,/#AV '*DR
A |
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STEEL GUARDRAIL
ATTACHED TO
SIDEWALK EDGE

— EXCEPTIONAL MADRONA
//’44(—\7TREE PROTECTION AREA

\’ -
LACK |.\\CUST\ -

PER TREE SOLUTIONS ARBORIST
REPORT (6/29/2021)

INNER ROOT ZONE (R 10'-6")

DISTURBANCE CALC

AVG. DRIPLINE AREA =1385.44 SF
OUTER ROOT ZONE AREA =1039.08 SF
INNER ROOT ZONE AREA = 346.36 SF

DISTURBANCE ZONE AREAS (HATCHED)

SITE DIAGRAM OPTION C: PIER SUPPORTED SIDEWALK

| D1 =6.5 SF = 6%
- , /k ] 7N S D2 =309 SF = 29.7%
e \ \ L-"D1=65SF |
- A\ / ,’/ “‘ “
il DISTURBANCE FROM BUILDING T TOTAL (D1 + D2) = 315.5 SF = 30.3%
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- \ P REMAIN
~ /\ 1 ~ |- (E) PARKING EDGE
] — 7/ \ N SHOWN DASHED

UPPER LEVELS

4' 8 16'
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APPENDIX | ARBORIST REPORT | STREET IMPROVEMENT OPTIONS
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APPENDIX | VICINITY ANALYSIS
Sand Point Way NE

This street is an urban center
connector traveling from UW east
campus area to northeast Seattle
neighborhoods. This section of Sand
Point Way is characterized by low-
rise commercial buildings, Seattle
Children’s Hospital and medical
offices, and its adjacency to the Burke
Gilman trail.

1 Sand Point Way NE - looking N
toward The Laurelhurst West Condos
2 Sand Point Way NE - looking SW
toward Springbrook Medical

3 Sand Point Way NE - commercial
buildings

4 39th Ave NE and Burke Gilman
Brewery

5 Sand Point Way NE -
commercial buildings

6 Community stair accessing
Burke Gilman Trail

7 Sand Point Way NE -
commercial buildings

8 NE 45th St - commercial buildings
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APPENDIX | VICINITY ANALYSIS
39™ AVE NE & BURKE GILMAN

39" Ave NE is bisected by the Burke
Gilman trail, creating a dead-end at
the Laurelhurst Condominium parking
lot south of the trail. North of the trail
39" Ave NE transitions to NE Blakely
St to the west. This section or 39" has
a similar feel to an alley, characterized
by lack of sidewalks and garage/rear
yard access for residences.

The Burke Gilman trail in this area is
moderately suburban with a couple
commercial uses that engage the trail,
including the Burke Gilman Brewery,
Great State Burger, and Bistro Shirlee.
The trail is porous to the adjacent
neighborhood, with multiple access
points typically at street ends.

1 39th Ave NE - residential

2 Burke Gilman - community path
3 Burke Gilman - neighborhood
connections

4 39th Ave NE - parking dead end

5 39th Ave NE - residential

6 39th Ave NE - looking S toward
site

7 Burke Gilman - community path
8 Burke Gilman - commercial buildings

o]
-
1
]
K
[ ]
]
=
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APPENDIX | URBAN DESIGN ANALYSIS

SITE

o @“ [T

RE
O

) Great State Burger Rudy’s Barbershop Commercial Building El Camion Food Truck
SAND POINT WAY NE PHOTO-MONTAGE LOOKING NORTH

el

|

O

Springbrook Medical Offices

‘SAND POINT WAY NE PHOTO-MONTAGE LOOKING SOUTH
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APPENDIX | URBAN DESIGN ANALYSIS

The Laurelhurst West Condominiums

\/

SITE (OPPOSITE) ' _ e

\/

A A i R

Commercial Building 38th Ave NE Marlai Thai Commercial Retail Jak’s Grill

\ 4
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APPENDIX | URBAN DESIGN ANALYSIS

SITE (OPPOSITE)

= @ I T

SN
@

) Commercial Building'(Burke Gilman Brewing, Dental Office)
39TH AVE NE PHOTO-MONTAGE LOOKING NORTH

]

Eilimiasy

) Laurelhurst Condominium
39TH AVE NE PHOTO-MONTAGE LOOKING SOUTH
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APPENDIX | URBAN DESIGN ANALYSIS

\/

Parking Laurelhurst Condominium Parking

\{

Jak’s Grill Varlamos Pizza
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APPENDIX | HISTORICAL CONTEXT

Cib Trestle along the Columbia River

Examples of trestle bridge designs - representative of the Pacific Northwest's

historic rail industry and aesthetic, defined by the solid-void framework.

SEATTLE, LAKE SHORE AND
EASTERN RAILWAY

PROJECT SITE

Township 25 North Rongg G [E3sF Willamelle MHeridran
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Historic Map showing Seattle, Lake Shore“and Eastern Railway

The former Union Bay shoreline ran farther north than currently, influencing the
route of the Seattle, Lake Shore and Eastern Railway (SLS&E) and subsequently
the geometry of the future adjacent properties.

SEATTLE, LAKE SHORE AND
EASTERN RAILWAY

LATONA SHINGLE MILL
LUMBER MILL

The Seattle, Lake Shore and Eastern Railway was built to support Seattle’s
industry and trade - particulary Seattle’s lumber mills.

Sanborn-Perris Insurance Map (1893) showing Seattle Lumber Mills along Railroad
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APPENDIX | HISTORICAL CONTEXT

PROJECT SITE

YESLER LUMBER MILL
(NOW UW HORTICULTURE
CENTER) ———

4lw we |s-25-2

“Hike-in rally in support of converting the old SLS&E Railway into Burke
Gilman Trail (1971)

AE
|
Ave (T VE

PR

Yesler Lumber Mill & SLS&E Railway Spur (1893)

I We.-;.f.fb ory)

f “ ﬂ /

|

i

il

1

|||-'|.

—

i ! :1
I\
|

= — \ o
“Man Standing in Lumberyard of Seattle Cedar Sanborn-Perris Insurance Map (1893) showing Yesler Lumber Mill south “Town of Yesler” Kroll Map (1920) Trestle Bridge supporting Burke Gilman Trail near site (Current)
Lumber Manufacturing” (1939) of Project Site on Union Bay

Drying lumber stacks develop a particular solid-void ~ Henry Yesler built his second mill just south of the subject property in what is currently the UW Horitculture Center. The
aesthetic. Mill, connected to the SLS&E railway, led to establishing and platting the immediate vicinity named Town of Yesler which is
now the east end of Laurelhurst.
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APPENDIX | ALTERNATIVE 1 (CODE COMPLIANT SCHEME)

Description

Alternative 1 proposes a 5-story building composed of street _
level commercial and residential units above with a below grade A =
garage accessed from 39" Ave NE.

Program
* Approx. 60-70 apartment units
* 40% Open 1BR, 20% 1BR, 30% 2BR, 10% 3BR

* Approx. 8,350sf of ground floor commercial space
* 50% Medical Service, 50% Restaurant

* Approx. 37 parking spaces (below grade)

* Bike Storage

Advantages

+ Code-compliant scheme does not require development
standard departures

+ Functional ground floor commercial space

Challenges y : 2 e | / 7 1 —_
+ Garage access at Level 2 (due to grade change) req. 195+ y -~ y = 210 €L 63) <+ - // . s =

oL@
7
+ Difficult to provide adequate vehicle parking within structure
+ Ramp creates inefficient building diagram
* Requires removal of Exceptional Tree
* Experience of building from Burke Gilman is dominated by
p

_

; —— - 7/“"’*@1/////
- PARKING
T T =
—_— | L =
7

7

)
PARKING LEVEL 0 25 5|0 @ LEVEL 1
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APPENDIX | ALTERNATIVE 1 (CODE COMPLIANT SCHEME)

e —
and Point Way NE, looking east 39th Ave NE & Burke Gilman Trail, looking southeast
EXCEPTIONAL TREE EXCEPTIONAL TREE
\ _ REMOVED ) \ _ REMOVED )
VWA AT WA AT
N\ L ’JJ et N\ ) L "‘J -~
Ny 814" [ _814" .
— _— PARKING - — _— PARKIN ) —
—= s b - _ - -
= ~ o B ?/ // 3

128-0" 12" ‘ 27" o \ 655" ,\/”128'-0" 113-2" ‘ 227" o \
\\_POWERLINE f \\_POWERLINE f
\ \‘?\AND POINT WAY NE \\ ] CLEARANCE / \ \ \\ ] CLEARANCE /
LEVEL 2 0 25 50 @ LEVEL 3-5 0 2% 50 @
L1 | L1 |
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APPENDIX | ALTERNATIVE 2

Description

Alternative 2 proposes a 5-story building composed of street level _
commercial and residential units above with garage access on the IS -
west end of 39" Ave NE.

Program
* Approx. 60-70 apartment units

* 40% Open 1BR, 20% 1BR, 30% 2BR, 10% 3BR
* Approx. 9,700sf of ground floor commercial space

* 50% Medical Service, 50% Restaurant
* Approx. 38 parking spaces (31 below grade, 7 @ Level 2)
* Bike Storage

39TH
Adva tages +18'-6"fEL 92.5" 2
* Lower garag ess elevat duces ramp length
* Bike room relates to Burke Gil /
+ Generous commercia | space . %

Challenges D //%/// - — %
* Long ramp at prominent corner compromises pedestrian -~ // e - , O o= = , ==
experience at important intersection . 0L 63) // /// /// // E=N %/

+ Difficult to provide adequate vehicle parking within structure 1 :
« While scheme provides the most commercial space, depth is erial view, looking no ECTION
awkward and difficult to program

* Requires removal of Exceptional Tree
EEEEEEEEEEEEEEE

S ) REMOVED
%

\

%/ﬁy////// j/ _

D

///' /'/ 7 éz/ 2
e N 7y
B & i g ae-d
960" .
\ * SAND POINT WAYNE

% \ | /
LEVEL1 0 25 50
I | @
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APPENDIX | ALTERNATIVE 2

and Point Way NE, looking east 39th Ave NE & Burke Gilman Trail, looking southeast

EXCEPTIONAL TREE EXCEPTIONAL TREE
REMOVED REMOVED

-

MW

\3 264

262" 64'-6" 39.7" 264" 57'.3" 194"

-

- —

73.5" o 152-0" 812"

] ‘ 27 \
\ ) \SAND POINT WAY NE \ﬂ "\ POWERLINE \ ) ﬂ \— POWERLINE
\ \ ] CLEARANCE / CLEARANCE
LEVEL 2 0 25 50 @ LEVEL 3-5 0 2% 50 @
L1 | L1 |
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APPENDIX | ALTERNATIVE 3 (PREFERRED SCHEME)
Description

Preserves Exceptional Tree

I, T e
%%///%% / BRRNAN%E -————\____..-—
T E W = o = L

| /
0 25 50 @
I I
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APPENDIX | ALTERNATIVE 3 (PREFERRED SCHEME)

and Point Way NE, looking east 39th Ave NE & Burke Gilman Trail, looking southeast

EXCEPTIONAL TREE EXCEPTIONAL TREE

TO REMAIN
e r
40-8" - 124'-1" L 105'-10" 142"
— _— &
' //\//eii‘ 1_;',
——— | —— . T Y oo
T ~ - RN
614" X140‘-0" 104-0" 23-10" \ \ 614" 140'-0" 104'-0" 23-10"
\SAND POINT WAY NE \\—POWERLINE / \—POWERLINE
\ \ \\ ' CLEARANCE / CLEARANCE
LEVEL 2 0 25 30 @ LEVEL 3-6 0 25 50 @
L1 | L[ 1 |
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APPENDIX | COMPARISON OF ALTERNATIVES
ALTERNATIVE 1 (CODE COMPLIANT SCHEME) ALTERNATIVE 2 ALTERNATIVE 3 (PREFERRED SCHEME)

<$ W e i

L -

s

Description Description D escrlptlo_n

Alternative 1 proposes a 5-story building composed of street level commercial and ~ Alternative 2 proposes a 5-story building composed of street level commercial and ~ Alternative 3 proposes a 6-story, 73,000sf building composed of street level
residential units above with a below grade garage accessed from 39® Ave NE. residential units above with garage access on the west end of 39" Ave NE. commercial and residential units above with garage access from (E) curb cut on
Sand Point Way.
Program Program
* Approx. 60-70 apartment units * Approx. 60-70 apartment units Program
* 40% Open 1BR, 20% 1BR, 30% 2BR, 10% 3BR * 40% Open 1BR, 20% 1BR, 30% 2BR, 10% 3BR * Approx. 60-70 apartment units
* Approx. 8,350sf of ground floor commercial space * Approx. 9,700sf of ground floor commercial space + 30% Open 1BR, 30% 1BR, 30% 2BR, 10% 3BR
* 50% Medical Service, 50% Restaurant * 50% Medical Service, 50% Restaurant * Approx. 5,550sf of ground floor commercial space
* Approx. 37 parking spaces (below grade) * Approx. 38 parking spaces (31 below grade, 7 @ Level 2) + 50% Medical Service, 50% Restaurant
* Bike Storage * Bike Storage * Approx. 45 parking spaces (37 below grade, 8 @ Level 1)
* Bike Storage

Advantages Advantages
+ Code-compliant scheme does not require development standard departures * Lower garage access elevation reduces ramp length Advantages
+ Functional ground floor commercial space * Bike room relates to Burke Gilman * Preserves Exceptional Tree

+ Generous commercial space « Efficient and adequate parking (less ramp)
Challenges + Covered public plaza
+ Garage access at Level 2 (due to grade change) req. 195+ ramp Challenges « Exterior terrace relates to Exceptional tree
+ Difficult to provide adequate vehicle parking within structure * Long ramp at prominent corner compromises pedestrian experience at important ~ « Units have views of Exceptional tree
+ Ramp creates inefficient building diagram intersection * Bike room and north lobby relate to Burke Gilman
* Requires removal of Exceptional Tree + Difficult to provide adequate vehicle parking within structure + Exceptional tree visible from Burke Gilman
* Experience of building from Burke Gilman is dominated by + While scheme provides the most commercial space, depth is awkward and + Parking on Sand Point Way NE for commercial spaces

parking ramp difficult to program
* Requires removal of Exceptional Tree Challenges

+ Departure required for vehicle access on Sand Point Way NE
+ Smaller commercial space
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APPENDIX | COMPARISON OF ALTERNATIVES
ALTERNATIVE 1 (CODE COMPLIANT SCHEME) ALTERNATIVE 2 ALTERNATIVE 3 (PREFERRED SCHEME)

& j
e - . N,
= = ’ o | . | Fas |
- = g b — .

Sand Point Way NE, looking west

EXCEPTIONAL MADRONA EXCEPTIONAL MADRONA EXCEPTIONAL MADRONA

+LOCUST REMOVED UNITS + LOCUST REMOVED UNITS +LOCUST PRESERVED UNITS ——

PARKING

Burke Gilman Trail, looking south TRASH + SCL LOBBY

TRASH + SCL BIKES LOBBY
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APPENDIX | COMPARISON OF ALTERNATIVES MARCH+SEPTEMBER 21

Shading Studies

ALTERNATIVE 1
(CODE COMPLIANT)

ALTERNATIVE 2

ALTERNATIVE 3
(PREFERRED SCHEME )

\

Blue shadow is differentiating between existing shadows from the neighborhood and
new shadows from the proposed.
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JUNE 21 DECEMBER 21
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COUNTERBALANCE BICYCLES // BURKE GILMAN NEAR U-VILLAGE

i Za
CASCADE BICYCLE CLUB // MAGNUSON PARK MIIR FLAGSHIP // FREMONT

106 PUBLIC47ARCHITECTS 4529Sand Point Way NE + Appendix: EDG Supplemental Information + 07/13/2020









