Design Review Criteria: Cottage Housing Dev. Cooke Creek Meadows


1.   Meets the goals of the program, as set forth in TMC 18.120.010.  The goals of the Housing Options Program are to:

a) Increase the choice of housing styles available in the community through projects that are compatible with existing single-family projects;

This development will increase the choice of housing styles available in the community.  Our design is a high quality site through architectural and landscape elements and Civil Engineering enhancements.  Cooke Creek Meadows has taken a great deal of forethought to create an atmosphere valuing individual privacy and providing opportunities, for social interactivity and community life for adults, children and seniors, that promote common values and shared responsibilities. It is likely that others in the community will learn and take the lead from this project making Tukwila a more vibrant community.
The Buildings will be constructed using Green technologies.  These technologies include

· Concrete with fly ash, which makes the foundation stronger and is a waste by-product that is recycled;

· Walls and roof using Structural Integrated Panel System(SIPS) are quieter, allows significantly less air infiltration, near zero waste, high insulation, and is structurally studier to weather an earthquake than conventional stick built technology;

· 50 year standing seem metal roof with solar electric panels mounted to the seams that provides additional electricity.
· Interior space will promote a healthy atmosphere by using non-toxic materials, passive energy operating features, natural lighting, using solar technology where possible, and developing a passive ventilation system providing an energy efficient comfortable living space.
· The changes in WA State energy laws provided a change to include a Solar Gazebo along the north property line mounted within the 5’ setback. This will provide additional power to the nearby industrial community and reducing the electrical load from these houses. The residents will also benefit by having a turn-key business. 
Promote housing affordability and ownership by encouraging smaller homes;

It will promote housing affordability and ownership by encouraging a smaller and more efficiently designed home. Our focus is to make houses more functionally efficient with less unused space.  We have incorporated the private space required by the ordinance into an inside/outside space.  Providing the resident, in essence, more useable space and increases the quality of living space.

b) Stimulate innovative housing design that improves the character and sense of community in a neighborhood and can serve as a model for other areas;

This project will stimulate innovative housing designs that improve the character and sense of community in Tukwila. As our site design indicates, we provide inward radial focus on the central open spaces giving more space between some houses than required. Public and private are defined with covered porches facing the open spaces reinforcing the sense of community. We also use water as a prominent feature including the onsite wetland as a positive therapeutic garden amenity.
An important aspect of our houses is their ability to gather heat and light from the sun.  The conservation aspect of our design U10 widows, R30 Walls using SIPS, and R48 SIPS Roof will reduce thermal resources to heat and cool the buildings.  We used an innovative solar tower, which includes a Tromb Wall, that collects some solar rays from the south and west side of the building.  The Tromb Wall is used to improve heat storage, human conveyance system, and structural support to the roof. We have provided shading to redirect the sun’s rays when heat is unnecessary. When cooling is necessary we provide for natural ventilation by allowing heat to escape via upper level windows.  The House design includes a basement and unheated storage areas which will provide cool air to reduce the temperature.  All these features have passive elements that require little if any carbon based energy. Mainly by opening and closing a window, door or vent and by operating the shading feature the system shall work as designed. 
c) Develop high-quality site, architectural and landscape elements in neighborhoods; 
This site unlike other similar projects should be viewed in a holistic sense. The automobile is a tertiary element to the design. This in turn promotes the quality of life within the community.  Carbon flows east-west via the driveway between the trees of the wetland and Macadam. This allows the community to enjoy air of the cleaner variety.  Our Landscape Design uses and moves water in a Zen fashion through the community via an extensive rain garden system for all to enjoy its essence.  This wetland is designed to hold water during heavy rains. Because our Weir element is variable it should also function during low water levels. 
Building to the future, this site’s storm water runoff will be naturally collected on site and drained on site.  A wetland enhancement is proposed to widen existing low functioning wetland to improve hydrology, increase bio-filtration, enhance pollutant removal and maintain water on site during rain events to help downstream flooding issues. The rain gardens and the wetland will naturally filter and hydrate the ground providing a more beneficial environment for humans and wildlife.

We have added solar electric panels to the project. We have a solar gazebo along the north boundary, and proposed panels to houses with positive solar aperture, buildings #2, 3, 4, 5, 6 &7.  Total proposed electric production is 60 kWh. This aspect will support energy diversity and have the positive impact of reducing the communities need to supplement energy resources to near zero. It might also impact electric vehicle ownership.
d) Provide a greater variety of housing types, which respond to changing household sizes and ages (e.g. retirees, small families, single-person households) and provide a means for seniors to remain in their neighborhoods.

 Our houses have a modern sense to them and not your variety cookie cutter houses. All have one bedroom and full bath on the main floor, allowing a person unable to climb stairs to live quite comfortably.  All homes have multiple bedrooms which can be used for guests, family, and other activities such as office or private space.  The open concept on the main floor provides more useable space for changing households.
Air, light and water quality are paramount to the sustainability of a community along with design.  All elements seniors and modern NW families regard as elemental to their well being. We give special prominence, and extraordinary architectural quality to our open spaces and meadow which contains a salmon rearing creek and the lovely enhanced and enriched wetland. 

2.   Complies with the Multi-family, Hotel and Motel Design Review Criteria stated in the Board of Architectural Review chapter, Design Review Criteria section of the Tukwila Zoning Code (TMC 18.60.050-C):
MULTI-FAMILY, HOTEL AND MOTEL DESIGN REVIEW CRITERIA

1) 

Site Planning

a) Building sighting, architecture, and landscaping shall be integrated into and blend harmoniously with the neighborhood building scale, natural environment, and development characteristics as envisioned in the Comprehensive Plan.  For instance, a multi-family development’s design need not be harmoniously integrated with adjacent single-family structure if that existing single-family use is designated as “Commercial” or “High-Density Residential” in the Comprehensive Plan.  However, a “Low-Density Residential” (detached single-family) designation would require such harmonious design integration.

Our building sighting will be integrated into and blend harmoniously. The recently built houses 300’ south of the site have several common driveways and street fronts along Macadam. This site will have two access points one for house #1 and a private driveway for the 8 other houses. The street frontage will be gardenesque, as our Landscape design indicates. From the street house #1 will be 2 levels with garage.  However, #2 will seem like 2 levels because its eastern private space will architecturally hide the basement.

b) Natural features, which contribute to desirable neighborhood character, shall be reserved to the maximum extent possible. Natural features include, but are not limited to, existing significant trees and stands of trees, wetlands, streams, and significant topographic features.

We will be maintaining and improving the existing wetland, maintaining trees and improving the large buffer area between the creek and wetland. While most trees in the housing area will be removed, this provides the opportunity to plant new trees and shrubs that will be more harmonious and more diverse. They will be sited and selected to provide shade, color, and symbiosis with their surroundings. The large rhododendrons will be transplanted to more suitable locations within the site.
c) The site plan shall use landscaping and building shapes to form an aesthetically pleasing and pedestrian scale streetscape. This shall include, but not be limited to facilitating pedestrian travel along the street, using architecture and landscaping to provide a desirable transition from streetscape to the building, and providing an integrated linkage from pedestrian and vehicular facilities to building entries.

As our site plan indicates the streetscape will be the best along Macadam Road within 500’ north and south. We have included 3 pedestrian entry points as well as access to the individual houses from the garage. The private driveway is 24’ wide includes a 45’ turn-around with lighting and monument at entrance. The Setback area up to the promenade is landscaped with a rain garden running down to the base.  Rain water eventually drains to the storm water system after hydration and filtration occurs.
d) Pedestrian and vehicular entries shall provide a high-quality visual focus using building siting, shapes and landscaping. Such a feature establishes a physical transition between the project and public areas, and establishes the initial sense of high quality development.

The fact that the automobile is a tertiary element to our project makes it a cutting edge development.  Furthermore, from the driveway one sees a three story building where as from the public space, the Promenade one see two stories and no cars gives people the visual emphasis on people and their adobes. The walkways are landscape to provide pleasant visuals as to what to expect when entering the community.
e) Vehicular circulation design shall minimize driveway intersections with the street.

We have designed the private access road to increase safety and decrease visual problem reducing risk.
f) Site perimeter design (i.e., landscaping, structures, and horizontal width) shall be coordinated with site development to ensure a harmonious transition between adjacent projects.

The perimeter will be fenced with plantings of trees and shrubbery to improve the transition between adjacent properties. 
g) Varying degrees of privacy for the individual residents shall be provided; increasing from the public right-of-way, to common areas, to individual residences. This can be accomplished through the use of symbolic and actual physical barriers to define the degrees of privacy appropriate to specific site area functions.

This community is situated on a small space, 1.1 acres.  More importantly 1/3rd of the property is dedicated to wetland improvement and 60% of the site is permeable open space. Thus a goal of this project is individual residential privacy. First reviewing the site plan it is evident that of the nine houses no house directly looks in on another’s front door.  Between houses we plan to limit the number of windows reducing exposure.  Last is the keynote private space individually tailored to each house characteristics providing barriers and landscaping to increased privacy.
h) Parking and service areas shall be located, designed and screened to interrupt and reduce the visual impact of large paved areas;

Parking is an elemental feature of this site.  Using the natural contour of the land to hide vehicles and garages, we are able to cut the garages into the hillside and completely hide them below buildings. It is essential to the residential quality of life for cars to be out of sight and out of mind from the public promenade. While most cottage communities call for one garage our community has 2 garages for every house. Tukwila’s cottage communities’ two car garages are a prohibited luxury. Our community takes it one step up as 5 of the 9 house have 2 car attached garage as their basement and the other 4 homes have the benefit of an unattached 2 car garage.
i) The height, bulk, footprint and scale of each building shall be in harmony with its site and adjacent long-term structures.

All nine houses are two stories of living space. To reduce the impact we have reused the earth removed while excavating and distributed it over the site to berm many of the walls using the earth to insulate the houses. Thus from some vantage points one visualizes a 1 ½ one story houses. By building creative three level homes we maximize the value of the lot reduce the bulk and provide a more useable interior space.  
2) 

 Building Design

a) Architectural style is not restricted; evaluation of a project shall be based on the quality of its design and its ability to harmonize building texture, shape, lines and mass with the surrounding neighborhood.

Building design for this project is characterized as a Modern North West blending details and natural materials. The relationship to surrounding neighborhood is considered but not mirrored. Since very little development can be seen from the Southwest, West, and North directions, we are working with the natural features as an overriding element. 
b) Buildings shall be of appropriate height, scale, and design/shape to be in harmony with those existing permanent neighboring developments which are consistent with, or envisioned in, the Comprehensive Plan. This will be especially important for perimeter structures. Adjacent structures that are not in conformance with the Comprehensive Plan should be considered to be transitional. The degree of architectural harmony required should be consistent with the nonconforming structure's anticipated permanence.
The buildings are of low scale as viewed most locations except the driveway the intended perspective being of 1 ½ story houses. Our site place describes the units as below the height limit.
c) Building components, such as windows, doors, eaves, parapets, stairs and decks shall be integrated into the overall building design. Particular emphasis shall be given to harmonious proportions of these components with those of adjacent developments. Building components and ancillary parts shall be consistent with the anticipated life of the structure.

The buildings have multiple materials, textures, overhangs and windows / doors that are composed on each building elevation to create a well balanced building elevation. We also are composing passive heat features solar features with window atriums as an integral part of the building design.
d) The overall color scheme shall work to reduce building prominence and shall blend in with the natural environment.

Overall building colors will work with the natural environment, using various earth tones and natural materials. These materials will include stone, cement board, stained wood and metal panels working with their natural and vibrant colors. The roofs will be light colored standing seem metal variety providing longevity and maintenance free amenities.
e) Monotony of design in single or multiple building projects shall be avoided. Variety of detail, form, and sighting shall be used to provide visual interest. Otherwise monotonous flat walls and uniform vertical planes of individual buildings shall be broken up with building modulation, stairs, decks, railings, and focal entries. Multiple building developments shall use sighting and additional architectural variety to avoid inappropriate repetition of building designs and appearance to surrounding properties.

Each building has a unique foot print that allows variations of 3 floor plan types. We will have designs that provide the sense of individual expression with different materials and shapes while at the same time provides some common elements that tie together for the sense of community.
3) 

Landscape and Site Treatment

a) Existing natural topographic patterns and significant vegetation shall be reflected in project design when they contribute to the natural beauty of the area or are important to defining neighborhood identity or a sense of place.

Grading has been reduced in the amount of imported and exported materials and to blend the topography with the adjacent properties. This project is taking a soft approach to grading. However we were unable to save any of the significant trees. As mentioned previously larger shrubs will be transplanted where possible. 
b) Landscape treatment shall enhance existing natural and architectural features, help separate public from private spaces, strengthen vistas and important views, provide shade to moderate the affects of large paved areas, and break up visual mass.
The rain garden approach to drainage greatly enhances the central vista to the wetlands. It is the focus of the common space.  Terraces and pools within the rain garden are landscaped to provide natural Zen like spaces. Trees are strategically placed to focus views while screening the buildings from each other and to soften the architecture. The trees are also located to maximize the best solar gain. Fences are not used, instead the use of formal hedges and informal evergreen plantings are created to provide outdoor privacy for each individual home. 
c) Walkways, parking spaces, terraces, and other paved areas shall promote safety and provide an inviting and stable appearance. Direct pedestrian linkages to the public street, to on-site recreation areas, and to adjacent public recreation areas shall be provided.

Our approach to having several homes without direct automobile access is cutting edge. In our design the car becomes less important and the pedestrian experience enhanced. We will have different paving surfaces for driving and walking. The walkways are enhanced in texture, scale and with plantings. The main walkway extends thru the wetlands to Macadam Road without automobile crossing.  An elevated central terrace with outdoor cooking, pedestrian bridges and an open grass field are part of the pedestrian experience. 
d) Appropriate landscape transition to adjoining properties shall be provided.

Privacy screening has been provided to soften the interface between this project and the adjoining properties. 
4) 
    Miscellaneous Structures

a) Miscellaneous structures shall be designed as an integral part of the architectural concept and landscape. Materials shall be compatible with buildings, scale shall be appropriate, colors shall be in harmony with buildings and surroundings, and structure proportions shall be to scale.

There is one miscellaneous structure on this site, the solar gazebo along the north boundary. It is made using Washington State technology and unlike other solar panels it is translucent allowing light to pass through structure while also providing some shading. A secondary element is the gazebo will also hide the building from each other. Thus the neighbors to the north of this site will find it difficult to see people in these houses and visa versa.
b) The use of walls, fencing, planting, berms, or combinations of these shall accomplish screening of service yards and other places that tend to be unsightly. Screening shall be effective in winter and summer.

Yes, the use of these features is extensively utilized on this site. But we have not used it for screening service yards but to enhance the private space between houses, insulate basements and attractive dimensional perspective to our common spaces.
c) Mechanical equipment or other utility hardware on roof, ground or buildings shall be screened from view. Screening shall be designed as an integral part of the architecture (i.e., raised parapets and fully enclosed under roof) and landscaping.

This facet of our building may not be possible. One of our goals is to provide Independent electricity using photo voltaic solar flat panels to the roofs and solar gazebo, possibly enough panels to provide 60 kWh of clean sustainable electric energy. This array of flat panel mechanical equipment is impossible to hide. Furthermore, the benefits to the residents and the community far outweigh any dilatory effects it may have. Important aspect of made in WA State panels is they are translucent allowing some light to pass through collector.
d) Exterior lighting standards and fixtures shall be of a design and size consistent with safety, building architecture and adjacent area. Lighting shall be shielded and restrained in design with no off-site glare spill-over. Excessive brightness and brilliant colors shall not be used unless clearly demonstrated to be integral to building architecture.

The Landscape lighting is appropriate to pedestrian scale. The use of small low voltage lights (LED) casting light only on the walkway and an occasional shielded up light as a way-finding element in the landscape. Lighting of the driveway will be provided with building attached lights which illuminate only the pavements and are not up-casting light.  Energy consciousness and safety are of utmost importance.
3.  Additionally, Housing Options Decision Criteria TMC 18.120.050 C3 includes that the project

Demonstrates the following:

a)     The proposal is compatible with and is not larger in scale than surrounding development with respect to size of units, building heights, roof forms, building setbacks from each other and property lines, parking location and screening, access and lot coverage.

The property directly south has an exceptionally large two story rectangular building that is currently used as a rooming house. The 3 houses on the properties directly north are 1960’s houses, some without code acceptable foundations. To conform to these standards is unacceptable. Our goal is to exceed the 2006 building standards. Building homes with more tasteful lines removing the boxy look with an eye towards energy efficiency and earthquake resistant. Our goal is to be the template which future cottage housing communities wish to emulate.
b)      Variety is provided through a mixture of building designs, sizes and footprints.

There is a certain commonality and differences to our homes. Five of the nine houses have garages and three stories, while 4 are only two stories w/o garage. Six of the homes will have good solar aperture making them ideal for solar heating and electricity.  One home is distinctive in itself as it fits at the end of the driveway. The sizing is similar 8 units will be 1500SF while 1 units is 1000sf all having unheated storage capacity from 120SF to 400SF. As the design layout indicates there are 4 different footprints. However, much of the changes are elements within each unit.
c)     The proposal provides elements that contribute to a sense of community within the development and the surrounding neighborhood by including elements such as front entry porches, common open space and/or common buildings.

This facet of these houses is paramount and hopefully will set the standard.  All nine units have a front entry that includes a porch that is within an elevation of 5’ to one another. All the entries are adjacent to the promenade common space. No front entry overlooks a roadway. No front entry looks towards another while being a good neighbor is easily attained. All the units actively use their private space as if it were an extension of their home. I believe the promenade will entice residents to leave there houses on sunny days and evenings to enjoy their surroundings and the elements of the promenade.
Any proposed Type 2, 3 and 4 modifications to requirements of the Permit Application Types and Procedures (TMC 18.104), other than those specifically identified in TMC 18.120.020, are important to the success of the proposal as a housing options project.
COMPREHENSIVE PLAN POLICIES (may not all apply to this project)

1.
Community Image – Goal 1.6:  “Residential neighborhood physical features that are “small town” in character.”



-Lawns, trees, and low-scale fences in front yards



-Garages located toward the rear or side of the lot



-Front porches and sidewalks that allow interaction between neighbors

Lawns are an expensive element of any site providing a special need in moderation.  They use more resources than say a rain garden.  Lawns will be used in the main open space and some terraces. They will be minimized as part of any lots landscape. Sidewalks will flow through and down toward the large wetland. The slope of the walkway is set at 1:12 to allow for access to wheelchairs. Several of the homes could accommodate wheelchair accessibility if a buyer so wishes. We will be adding numerous trees as our site plan indicates one because they are attractive and two they produce a healthy environment. Fences in the front of houses are a barrier to neighbors.  We will use natural landscape materials such as stones and low level shrubbery.  By providing and hiding garages under houses we provide more open space, cleaner air, and a powerful promenade. These would be unable to attain using the prototypical model suggested.
2.
Housing - Goal 3.2:  "Continue to provide the City’s fair share of affordable housing.”

a)      Encourage a full range of housing opportunities for all populations segments by actions including, but not limited to, revising the Tukwila development codes as appropriate to provide a range of housing types.

- Allow limited demonstration projects such as clustered or cottage housing.

Affordable is an allusive term. Yes, we are providing affordable housing for Middle America. A union worker in the highly skilled trades or professionals in and around Seattle will be able to afford these houses. Our heating and cooling expenses will be cut by 60-70% what most houses cost.  This savings, a prudent person would reason, should be a cost benefit to a better house. Thus you can pay today or pay less tomorrow.
3.
Housing - Goal 3.4:  "A full range of housing for persons in all stages of life".
a)     Develop housing design standards for special populations that reflect the different demands generated for their different types of housing, such as increased inside-recreation needs (3.4.1).

We don’t intend for the wetland or promenade to be used as a soccer field or similar endeavor.  There is a wonderful Community Center less than a mile north that provides for inside and outside recreational needs. There is also easy access to the interurban trail for other outdoor activities. 

This element is addressed in our house designs. All units have a large room and full bathroom on the main floor. Thus residents that are walking challenged will not be force to leave. The homes will have 2 or 3 bedrooms to accommodate several family members.
4. Residential Neighborhoods– Goal 7.1 Neighborhood Quality:  “Urbanization and development that fosters a sense of community and replaces lost vegetation and open spaces with improvements of at least equal value to the community.”

a)     Maximize neighborhood quality through City actions that help define the City and neighborhoods as specific “places” (7.1.1)


-High quality public facility and private development design for neighborhood quality.


-Provide infill assistance for short plats or smaller developments.

I do want to address present planning standards such as the cul-de-sac and physical barriers such as roads. A city has fixed boundaries, roads and natural barriers that separate people for good or ill and little can be done to change this aspect. However, the cul-de-sac similar to a road is an accepted urban planning design that unnecessarily separates people and small communities. I want you to pay close attention and use vision to imagine how people will use this site. Vehicles will remain at the perimeter. People will exit their front door to a potpourri of smells, color and pleasant sounds unencumbered by barriers such as roads, which are large bodies that restricts communication and soil hydrology. People will stroll through this community collecting herbs and flowers, talking to their neighbors while listening to water rolling to the wetland and birds who have found this jewel within this urban enclave.
5. Residential Neighborhoods– Goal 7.6 Private Sector Development:  “Residential neighborhoods with a high-quality, small-town, pedestrian character.”

 Small town atmosphere is not King County and will never be attained, however this design comes close. I  have lived on Houseboats on Lake Union for over 15 years. I was an early member of the first Houseboat Association on Lake Union. This is the type of community I plan to develop on dry land. The Promenade is the walking deck between homes that flows to the wetland area which is similar to the lake. A symbiotic relation develops between humans and nature. There will be no physical barriers near the entrance of homes rather open landscaping. Hopefully there will be a sense of peace and sensitivity that only develops from the natural elements that make this a community.  This project was helpful in the re-evaluation of our current Bike Path System providing information to address future access from 51st to Southcenter Blvd. and Light Rail Station.  By taking these elements into consideration one may get a high quality, small town, and pedestrian character to an urban area.
6. Ensure that residential development reflects high design quality in harmony with identified, valued natural features and with a small-town orientation (7.6.2).
I addressed this earlier, see #5 above.
7. Support single-family residential in-fill housing that is in harmony with the existing neighborhood as a means of achieving adequate, affordable, and/or diverse housing.

I addressed this earlier; see #5 above; 2.1.b&d; 3.a&c
8. Encourage single-family residence design to foster a sense of safety and security.

Interesting you added this element since much of Tukwila does not seem to have a sense of safety and security.  Oddly too is the fact that the Interurban and Macadam corridors have the lowest crime rate in Tukwila.  This site plan, because it has elements of Houseboat living and inward focus will foster a safer environment within this community.  My opinion is based on anecdotal evidence the people are the community for this site and tend to look after each other and their well being. Thus if a resident is leaving on vacation they would likely tell their neighbor which would likely discourage crimes against persons or property.
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