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Mission Statement

Foss Home and Village, a nonprofit organization, provides housing and 
health care for our elders in the Puget Sound area. Their mission supports 
the special gifts of aging--wisdom, humor and perspective--in a digni-
fied environment. In the 78 years since Foss Home was first developed, 
the city has grown up around it and with that growth, a relationship has 
developed to an emerging urban community and an awareness of en-
vironmental connections. The proposed Scandia project reflects Foss’s 
commitment and foresight to better serve the evolving senior population 
responsibly.

Goals

Provide the best affordable elder health and housing services possible

Build clear and obvious connections with the neighboring community 

Acknowledge and support the Pipers Creek watershed environment

Reduce Surface parking, impervious area and increase green areas

Develop a smart long lasting built environment
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CLIENT

Foss  Home & Village
13023 Greenwood Ave. N
Seattle, WA 98133-7397

T: 206.834.2590
F: 206.910.5194
www.fosscare.org

DEVELOPMENT 
CONSULTANT

Retirement Living Services, LLC
100 Allyn Street
Hartford, CT 06103

T: 860.525.6688
F: 860.525.6687
www.rlscompanies.com

ARCHITECTURE 
& LANDSCAPE

Mithun
1201 Alaskan Way
Suite 200
Seattle, WA 98101-2913

T: 206.623.3344
F: 206.623.7005
www.mithun.com

MEP 
ENGINEER

Glumac
1325 Fourth Ave
Suite 1515
Seattle, WA 98101

T: 206.262.1010
F: 206.262.9865

STRUCTURAL 
ENGINEER

Peterson Strehle Martinson, Inc.
2200 Sixth Avenue
Suite 601
Seattle, WA 98121-1849

T: 206.622.4580
F: 206.622.0422

CIVIL 
ENGINEER

RoseWater
1201 Third Avenue
Suite 1500
Seattle, WA 98101-3033
www.rosewater.com

T: 206.441.9385
F: 206.448.6922

GENERAL 
CONTRACTOR

Walsh Construction 
509 Fairview Ave. N
Seattle, WA 98109

T: 206.547.4008
F: 206.547.3804

Development Objectives

The current Foss Home and Village located at the Intersection of Greenwood Avenue North and North 130th Street con-
sists of one and two story buildings from various eras, housing 210 skilled nursing beds, 60 assisted living apartments 
and associated support facilities including basement level kitchen, laundry, health clinic, pharmacy and administrative 
offices. The project site also contains surface parking for 118 cars shared with the adjacent church. The current project 
proposal provides for a strategic repositioning that will phase out the current skilled nursing services and instead provide 
independent senior housing and related services. This proposal includes the demolition of the Luther Memorial Lutheran 
Church located on the corner of Greenwood and North 132nd Street and subsequent construction of a new church to 
the west (as part of a separate application), demolition of the existing skilled nursing facility and related support build-
ings, construction of 179 senior apartments with related facilities including restaurant, café, health center, administrative 
offices and a below building parking garage for approximately 250 cars. The existing Assisted Living Village will remain 
unchanged and is not part of this application.

Design Statement

Architecture and Planning

The design of the Foss Home and Village redevelopment connects to the neighborhood in many ways: using small scale 
buildings, providing pedestrian connections to civic and recreational areas (church, library, community center), allowing 
views in to the project’s outdoor spaces from the street sidewalk, externalizing uses that can be used by residents and 
their neighbors – such as the art center and the reception 
gathering space.

Landscape/Drainage

The site design is organized around the site’s position at the “headwaters” of Piper’s Creek.  A central walking court 
flanks a rain garden of sedges, reeds, and bulrush that slow and filter storm and roof water.  The dining room is central to 
the space, and outdoor dining is perched above the raingarden allowing diners to enjoy the varied textures and butter-
flies of the raingarden. A similar approach of visible surface water collection and distribution will be employed around the 
perimeter of the site at 130th, Greenwood and 132nd.
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N. 130th Street

Carkeek Park
Piper’s Creek

Bitter Lake
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Who cares about the Piper’s Creek Watershed?

Scandia is located at the headwaters of the Piper’s Creek watershed - one of 
the last salmon bearing streams in the City of Seattle.  The site design, water 
strategies and plantings are informed by and contribute to protecting the 
health of this location.  
  
A healthy site designed to support a healthy watershed brings aspects of 
nature closer to people that they can enjoy in their daily lives.  These include 
increased bird population, dragonflies and butterflies, seasonal changes 
in the plantings, the smell of the wet soil, the sound of rainwater falling or 
the coolness from the morning dew, People have a biological connection to 
nature and the positive responses to temperature change, change in texture 
or variation, all contribute to healthier physical and mental outlook and the 
simple joys of noticing changes in nature.
 
Salmon have always been important part of the heritage in the Pacific North-
west.  Tourists remember the flying fish in Pike Place Market; stories about 
salmon are abundant in Native American history; salmon continue to 
represent part of our identity as people who live in the Pacific Northwest.
 
Responding to the Piper’s Creek watershed also results in a number of long 
term and short term economic advantages.  Water conservation measures 
contribute not only to using less potable water but also reduces reliance on 
increasingly scarce or expensive water sources.  Drought tolerant planting, 
high efficiency irrigation and reuse of harvested rainwater all contribute to 
water conservation measures in a healthy watershed.  Strategies that hold 
more rainwater on site and allow infiltration may be rewarded in the future with 
lower drainage rates because they are reducing their impact on the need for 
infrastructure expansion. 
 
A deliberate response to the site’s place in the watershed provides meaning-
ful space, unique to its location, rather than homogenous and generic.  This 
can build a stronger sense of identity and residents can feel connected more 
deeply to the Scandia community. It also builds a sense of responsibility to 
the larger neighborhood and community to know that the site was designed 
to support the larger watershed.  A sense of stewardship and caring is 
engendered that carries over to kindness and neighborliness.
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Bitter Lake

N. 130th StreetN. 130th Street

N. 132nd Street
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sf 7200

L-3

L-1

L-2

Foss  Home & Village Site
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130TH AVENUE

Elementary school

Public library

Foss Village
assisted living

Latter Day Saints Church

Luther Memorial Lutheran Church

Shared surface parking

Service entrance

Surface Parking

1

4

3

2

5

6

Foss Home
skilled nursing

Apartments

Apartments

Apartments

Apartments
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public library

1	 N. 130th Street - view to south

2	 Greenwood Ave. N.  - view to east

3	 N. 132th Street - view to north

apartments apartmentslatter day saints church

elementary school apartments apartmentsapartmentshouse apartments
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4	 N. 130th Street - view to north

5	 Greenwood Ave. N.  - view to west

6	 N. 132th Street - view to south

Foss Village assisted living

Site Extents

Site Extents

Site Extents

Foss Home skilled nursingPublic Library Luther Memorial Lutheran Church

Luther Memorial Lutheran Church

Foss Home skilled nursing
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130TH AVENUE

Elementary school

Public library

Foss Village
assisted living

Latter Day Saints Church

New Luther Memorial 
Lutheran Church

Below grade 
parking & service 
entrance

Below grade 
parking entrance

Apartments

Apartments

Apartments

Apartments

Apartments

Prefered Option
Design Advantages

Double garage entries for better 
traffic dispersion

Entry/auto court function for both 
church and Senior apartments

Smaller pavilion style structures 
provide a more common 
neighborhood scale

More corner units for better 
day-lighting and ventilation

Better rhythm and balance of 
building and landscape courtyards
along Greenwood

Early Design Guidance
Key Points

Expression of the Broadview
Gateway 
	
Headwater of Piper’s Creek

Divide the double block: 
Mid block courtyard
	
Engaging Greenwood frontage

Eyes to Greenwood Ave.

Context Setter

Transparency of Connectors

Preserve substantial trees

Clearly perceived small 
scale structures

p
re

fe
rr

e
d

 c
o

n
c
e
p

tu
a

l 
d

e
s
ig

n
 s

o
lu

ti
o

n



notes:





13023 Greenwood Avenue North                                    Dec. 10 . 07

1
5

s
it
e
 /

 p
ro

je
c
t 

a
n

a
ly

s
is



1
6

N

Bitter Lake

Park Ball Fields

to Aurora (1 block)     to I-5  (4 blocks)

School

Foss Assisted 
Living Village

Public Library

Greenwood Gateway

Single Family

Bitter Lake 
Community Center

New four story 
Senior Housing 
Rental Project

Single Family

Single Family
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Gateway Narrative

This natural intersection of transit, auto-
mobile and pedestrian circulation is by 
definition a “Gateway”. The proposed 
design seeks to enhance its community 
value by reinforcing neighborhood con-
nections, creating places to “Be” and 
developing a memorable landscape 
and architectural environment. The 
elements included in this:

Public plaza with existing mature ever-
green tree on 130th and Greenwood, 
which creates a counter point open 
space to the new Broadview Library

Jewel Box design and up front siting of 
the Café provides a unique and 
memorable presence on 
Greenwood Ave.

Green setback and canted colorful 
architecture of building 1 reinforces the 
iconic nature of this location

Key

1. broadview public library
2. café plaza
3. café
4. green setback
5. existing apartment buildings
6. elementary school

building 1

building 2

building 3

building 9

5

5 5 5

1 2 3 4

6
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public space

interior/exterior 
circulation

ground level
unit entry

to underground 
parking garage

1. public library

2. cafe

3. dining hall/pub

4. living room 
    and reception

5. art studio

6. future new luther 
    memorial church 
    (under separate contract)

Key



13023 Greenwood Avenue North                                    Dec. 10 . 07

1
9

s
it
e
 s

u
rf

a
c
e
 w

a
te

r 
d

ia
g

ra
m

Site Surface Water 
Diagram Narrative

The site design is organized around 
the site’s position at the “headwa-
ters” of Piper’s Creek.  Roofs slant 
to the south and collect roof water at 
a primary downspout at each build-
ing when possible.  Splash blocks 
are a visible connection point in the 
flow of water, with overflow spilling 
into rain-gardens that are filled with 
perennial and evergreen shrubs, 
sedges, reeds, and bulrush that 
slow and filter storm-water from 
paved surfaces and roof water. The 
rain-gardens connect to create a 
system of storm-water management 
that connects to the storm drainage 
system and eventually to Piper’s 
Creek.

Key

1. detention vault utilizing existing
    basement 

2. rain-garden flow

3. storm-water planter

4. downspout collection points

1 3 3

2

4

4

2

2

1

2

2

23 3
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Key 

1. public court

2. cafe

3. dining hall/pub

4. living room 
    and reception

5. entry court

6. art studio

7. mid-block courtyard

8. green well

9. future new luther 
    memorial church 
    (under separate contract)

10. foss assisted living

1 2

3

5

6

7

8

9
10

4

Site Area 			   178,068 sf

Building Footprint	 	 87,034 sf 
(w/connectors)

Bldg. Gross Area 		  255,221 sf
(3 floors above grade w/connector areas)

No. of Units	   		  179

Parking Stalls  		  238
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Overall site - greenwood avenue north

Overall site - north 130th street
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9

entry court
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Overall site - north 132nd street
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1.  view into interior courtyard

greenwood avenue elevation

2.  mid-block courtyard 3.  connector courtyard 4.  art studio corner
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Greenwood  Avenue Elevation               
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building 3

building 7

building 1

building 4

building 6

building 9

building 5

building 8
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GREENWOOD AVENUE NORTH
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down spout

raingardens

outdoor seating area

existing cedar tree
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SECTION B

Broadview Library
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SECTION B

outdoor seating area

down spout

existing cedar tree

raingarden

stormwater planter

sidewalk
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fire access route

20’ gate for emergency 
vehicle access

48” site fence

outdoor seating

pine grove

compacted gravel courtyard

outdoor gathering area

raingarden

raingarden

on-street parking

slotted curb
GREENWOOD AVENUE NORTH

mid-block courtyard

1 9 8

3 4 5 6

8

g
re

e
n

w
o

o
d

 m
id

-b
lo

c
k
 c

o
u

rt
y
a

rd
 -

 p
la

n
  
  

0 10 205



13023 Greenwood Avenue North                                    Dec. 10 . 07

3
1

g
re

e
n

w
o

o
d

 m
id

-b
lo

c
k
 c

o
u

rt
y
a

rd
 -

 p
e
rs

p
e
c
ti
v
e
 v

ie
w



3
2 SECTION C

SECTION C

raingarden

transition zone

raingarden

sidewalk

private lhane
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Trellis

Down Spout

Site Walls, Typ.

Outdoor Patio

Raingarden

Raingarden

On-Street Parking

Sidewalk

GREENWOOD AVE. NORTH
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SECTION E

SECTION E

Trellis

Residential Plantings

Site Fence

Raingarden

Sidewalk
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Outdoor Seating Area

Resident art studio

Specialty Paving

Outdoor Seating

Site Fence

Raingarden

Sidewalk

Patio

Street Trees
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SECTION F

SECTION F

outdoor patio

multi-stem understory tree

street trees

planter strip

sidewalk

raingarden
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NORTH 132ND STREET

Curb cut

Main Entry

Drop-off Zone

Parking

Canopy over pedestrian walk

Street Trees

Specialty Paving

Bollards

Parking Garage Entrance
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SECTION D2

1
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SECTION D2
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greenwood avenue north

Raingarden

Transition Zone

Slotted Curb
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Minimum of twenty-five (25) percent of the lot area shall be provided as us-
able open space at ground level. 

Maximum of one-third of the required open space may be provided above 
ground in the form of balconies, decks, individual unit decks on roofs or 
common roof gardens if the total amount of required open space is in-
creased to thirty (30) percent of lot area
	

*Exterior lighting shall be shielded and directed away from adjacent 
  properties.

*Interior lighting in parking garages shall be shielded to minimize nighttime
  glare on adjacent properties.

*To prevent vehicle lights from affecting adjacent properties, driveways 
and parking areas for more than two vehicles shall be screened from adja-
cent properties by a fence or wall between five feet and six feet in height or 
a solid evergreen hedge or landscaped berm at least five feet in height.
	

Not defined for proposed senior living dwelling units in SMC.Parking study 
included as a component of this submittal.
	

Zoning and Land Use Classification L3 
Residential Multi-Family – Lowrise 3
	
Lowrise 3:  One (1) Dwelling Unit per 800 SF of Lot Area

	

Lowrise 3: Thirty (30) Feet.  Additional 4’ Allowed with Clerestory

	

Lowrise 3:  Forty-Five Percent (45%)
	

*Max bldg width w/o modulation: 30’ or 40’ w/ principal entrance 
facing the street

*Max bldg width w/ modulation: apartments and ground-related 
housing (except townhouses) 75’			 

*Max bldg depth: apartments and ground-related housing (including 
townhouses) 65% depth of lot

*Front setback: in no case shall the setback be less than five (5) feet 
and it shall not be required to exceed fifteen (15) feet

*Rear setback: twenty-five (25) feet or fifteen (15) percent of lot 
depth, whichever is less, but in no case less than fifteen (15) feet.

Length of Facing 
Facades, in feet

Average Setback 
between Facing 
Facades, in feet

Minimum Setback, 
in feet

40 or Less 10 10
41to 60 15 10
61 to 80 20 10
81 to 100 25 10
101 to 150 30 10
151 or More 40 10

SMC 23.45.008

SMC 23.45.008
Density

SMC 23.45.009
Structure Height

SMC 23.45.010
Lot Coverage

SMC 23.45.011
Structure Width & 
Depth

SMC 23.45.014
Side setback (per 
table 23.45.014c)

Setback 
Requirements	

Zoning Code	 City of Seattle Zoning and Land Use Code 
Seattle Municipal Code – Title 23

SMC 23.45.016 3.a.1 
Open-Space 
Requirements	

SMC 23.45.017
Light and Glare 
Standards

SMC 23.54.015
Parking Requirements	
23.54.015B 
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Departures Allowed by the Seattle Land Use Code

Section 23.41.010 provides for the departure from Land Use Code requirements with certain excep-
tions. Items 2,3,4 and 5 below are itemized departure requests that fall within the allowable depar-
tures. Item 1 below is a formal request for a Directors decision.

Section 1 -  Director’s Ruling  -  Walkways

Ruling is requested to allow multiple buildings to be separated by enclosed transparent walkways.

Elevated Walkways

Single elevated walkways are allowed outright per 23.45.014.D 4. Additional elevated walkways are 
allowed at the discretion of the director. Below is the specific code language:

4. In Lowrise 2, Lowrise 3 and Lowrise 4 zones structures in cluster
developments may be connected by elevated walkways, provided that:

a. One (1) elevated walkway shall be permitted to connect any two (2)
structures in the development;

b. Additional elevated walkways, in excess of one (1), between any two
(2) structures may be permitted by the Director when it is determined
that by their location or design a visual separation between
structures is maintained;

c. All elevated walkways shall meet the following standards:

(1) The roof planes of elevated walkways shall be at different levels
than the roofs or parapets of connected structures.

(2) Walkways shall be set back from street lot lines and the front
facades of the structures they connect, and whenever possible shall be
located or landscaped so that they are not visible from a street.

(3) The design of the walkways and the materials used shall seek to
achieve a sense of openness and transparency.

(4) Elevated walkways shall add to the effect of modulation rather
than detract from it.

5. For structures connected by elevated walkways, the length of the
facade shall be defined as the lengths of the facades connected by the
elevated walkways and shall exclude the length of the elevated
walkway.

The proposed elevated walkways connect most of the buildings at the first, or the first second and 
third floors and are enclosed in glass to provide safe climate controlled access for these elderly 
residents. Because of their transparency to the outdoors, they also provide a powerful way finding 
tool, allowing this resident group successful navigation throughout the project. All of the street facing 
elevated walkways are three stories in height and are set back from the street side building faces as 
follows:
	
Building 7/8	 29 feet
Building 8/9	 29 feet
Building 1/2	 29 feet
Building 2/3	 35 feet
Building 5/6	 60 feet

Single Level Walkways

The glazed single level walkways separating buildings 3/4 and  4/5 are single story and are setback 
from the west building faces as follows:
	
Building 3/4	 29 feet
Building 4/5	 87 feet

The walkways are constructed to minimize the visual impact of roof and floor structure, maximize 
transparency and because and the setback from the primary street facades and the transparency will 
enhance a sense of modulation.

Section 2 -  Departure Request  -  Coverage

Departure is requested from the maximum allowable coverage requirements.

Per 23.45.010 lot coverage is restricted to a maximum for L-3 zoned properties to 45%. See land use 
excerpt below.
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SMC 23.45.010  Lot coverage - Lowrise zones.

A. Except as provided in subsection C of this section, the maximum lot
    coverage permitted for principal and accessory structures shall not
    exceed the following limits:

2. For all other structures, the following lot coverage limits shall
    apply:

  Lowrise Duplex/Triplex     	 --  Thirty-five (35) percent.
  Lowrise 1     			   --  Forty (40) percent.
  Lowrise 2     			   --  Forty (40) percent.
  Lowrise 3    			   --  Forty-five (45) percent.
  Lowrise 4     			   --  Fifty (50) percent.

The Allowable Coverage by Code (45% x 178,068 s.f.)  	 =    	 80,126 s.f.  	 = 45%

A. Area of Building Foot print				    =	 85,374 s.f.	 = 47.94% 

B. Area of 2nd/3rd floor bays				    =	 1,302 s.f.	 = 0.75%

C. Area of Overhangs (Greater than 18”)		  =	   2555 s.f.	 = 1.45%

D. Area of Connectors					    =	   1688 s.f.	 = 0.95%

E. Area of Canopies					     =	   1117 s.f.	 = 0.65%

F. Area of Balconies (Greater than 4’)			   =	     192 s.f.	 = 0.01%

Total Area of Coverage					    =	 92,228 s.f.  

Proposed coverage area				    = 	     51.75%

		  *See Sheet G!.04 for Coverage Analysis

Rationale 

As demonstrated in the above breakdown a large portion of the coverage beyond the maxi-
mum allowable is in items B,C, and D. All of these features enhance the quality of the proposed 
project from both a community standpoint and residents’ standpoint as follows:

2nd/3rd Floor Bays: The cantilevered bays provide variety, texture, modulation and a tangible 
measure of the unit stacks. Being cantilevered, they also provide ground plane area for usable 
outdoor recreation and landscaping. 

Extended Overhangs: The extended overhangs (typically 36”) serve several missions for this 
project. As they are primarily located on the south and west facades they function to protect 
these facades from summer sun as well as the predominate winter southwest rainstorms. This 
“smart design” will help prolong the long-term weatherability of these buildings. These broad 
overhangs also respond to another equally important mission; helping to reinforce the projects 
relationship to the top of the Pipers Creek watershed. The general design of the roof water col-
lection system and related surface water collection system is designed to reinforce the ecologi-
cally advanced rain garden surface water treatment system employed in the design. 

Enclosed elevated walkways:   Reference Section 1  above. 

Section 3 – Departure Request  -  Setbacks

Departures are requested from the minimum setback and building separation requirements.

See sheet G1.02 for yard, setback and building separation analysis. Related code references 
include:
		  Table 23.86.012 A1e
		  Table 23.45.014 A
		  Table 23.45.014 C
		  Table 23.45.014 B

Additional direction in determining yard designation was per meeting with Paul Janos and Ed 
Manlangit on Oct. 3, 2007 as follows:

		  North 130th Street is a Side Yard
		  Greenwood Avenue North is a Front Yard
		  North 132nd Street is a Side Yard
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All setbacks meet the minimum setback with the following exceptions. Departures are requested 
for all of these exceptions:

A.  Front yards

	 East end of building 2
	
	 Required set back: 10 feet
	 Proposed set back: 1 foot

Rationale 

The objective is to engage this gateway corner with a pedestrian scaled plaza and corresponding 
lantern architecture. Although the café at this location does not serve the public, (the L-3 zoning 
does not allow retail occupancies), it’s scale, transparent glazing and sidewalk adjacency helps to 
create an engaging pedestrian environment. Additionally, the average setback along Greenwood 
including the frontages for buildings 1,2,7,8 and 9 is 16.3 feet, which is 6.3 feet beyond the 10-foot 
minimum.

B.  Side yards - Reference sheet G1.02 for setback analysis 

	 South  Side of Building  2/3
	
	 Required set back: 23 feet
	 Averaged set back: 17.75 feet

Rationale

Three stacks of residential units face onto this frontage and all three ground level units have direct 
street access through patio entries. The design intent is to engage the pedestrian connection 
between the ground level units and the public sidewalks by providing a clear view to these patio 
entries. This relationship will enhance safety (eyes on the street) and foster better community con-
nections. 

B.  Building Separation Setbacks - See sheet G1.02 for setback analysis 

Buildings 4/5 separation		  Required: 30 feet			   Proposed: 27.8 feet

Buildings 5/6 separation		  Required: 25 feet			   Proposed: 24 feet

Site plan concept organization aligns building 5 with building 9 and building 8 with building 6. 
The linear courtyard spaces that span between have a thematic relationship that work better if the 
geometry is consistent.

Section 4 -  Building width and depth

Departures are requested from the minimum requirements for minimum depth and width.
Reference Depth/Width analysis on sheet G1.03

The project site is approximately 2 square blocks with two arterial frontages, one secondary street 
frontage and a 600 foot long rear yard facing to common owned land. It is adjacent to two street inter-
sections and because of this the architecture turns the corners at these intersections effectively creat-
ing building fronts for the same building on multiple sides. Additionally at the request of the Design 
Review Board (at the Early Design Guidance Meeting) a mid-block was developed between buildings 
1 and 9 that reduced the perimeter are of the site available for two shorter structures in the place of 
building 1. Below is a list of the requested code departures for width/depth:

Depth

Building 1/4 			   Depth allowable; 195 feet			   Proposed; 236 feet

Building 2/3			   Depth allowable; 195 feet			   Proposed; 213 feet

Building 9/5 			   Depth allowable; 195 feet			   Proposed; 206 feet

Building 6/7 			   Depth allowable; 195 feet			   Proposed; 254 feet
	

Width

Building 1     			   Width allowable; 75 feet			   Proposed; 151 feet

Building 2     			   Width allowable; 75 feet			   Proposed; 77 feet

Building 3     			   Width allowable; 75 feet			   Proposed; 167 feet

Building 4     			   Width allowable; 75 feet			   Proposed; 80 feet

Building 5     			   Width allowable; 75 feet			   Proposed; 76 feet

Building 6     			   Width allowable; 75 feet			   Proposed; 76 feet

Building 8     			   Width allowable; 75 feet			   Proposed; 76 feet

Building 9     			   Width allowable; 75 feet			   Proposed; 76 feet
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Rationale 

As stated in the discussion above, this is a large site that is wrapped on three sides 
with streets. One of the consequences of this configuration is that the corner buildings 
have two sides exposed that are calculated for building width/depth. Inevitably one of 
these sides will not measure within the prescriptive definition on the land use code.  
Perhaps a better way of evaluating the appropriateness building depth is to add up the 
cumulative building depths and compare it to the potential allowed under the code. In 
this case the allowed cumulative depth (adding up the number of depths x 195 feet) is 
1170 feet. The proposed cumulative depth is 1161 feet.

Section 5 – Departure Request  -  Modulation 

Departures are requested from the minimum requirements for modulation.

Please reference the illustrated Modulation Analysis Sheets located in the Appendix 
(Pages 78-88) for a comparison between minimum modulation requirements and pro-
posed modulation. 

The prescriptive requirements in the Land Use Code utilize only horizontal modulation 
to define the building’s block massing. Though this is a component of the visual sense 
of building form, shape and space there are other elements of design equally impor-
tant in creating rich human scaled buildings.  The proposed design has used a com-
bination of facade material textures/color variation, bay and window patterning, roof 
edge variation (low sloping overhangs, eyebrows and parapet edges), and ground 
plane development including patios, fences, garden entries and landscape materi-
als to develop strong human character, scale and texture. The design is conceived to 
emphasize unit-to-unit delineation. Additionally the proposed design utilizes a common 
palette in a variety of different ways to create unique individual buildings. 
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 1" = 30'-0"1 SETBACK ANALYSIS

FRONT SETBACK BUILDING 9

REQ'D = 10'
PROP. = 11'

FRONT SETBACK BUILDING 8

REQ'D = 10'
PROP. = 11'

FRONT SETBACK BUILDING 1

REQ'D = 10'
PROP. AVG. = 33 + 15 / 2 = 24'

FRONT SETBACK BUILDING 2

REQ'D = 10'
PROP. AVG. = 33 + 15 / 2 = 24'

FRONT SETBACK BUILDING 7

REQ'D = 10'
PROP. = 11'

SIDEYARD SETBACK BUILDING 2

DEPTH 147 + 67 = 214'
FACADE HT. = 31 / 37
REQ'D SETBACK AVG. = 23'
PROP. SETBACK AVG. = 17.72'

(33' x 48') + (114 x 13.5) + (10 x 67)  = 17.72'
                         214

SIDEYARD SETBACK BUILDING 6/7
W = 184' + 70' =  254'
FACADE HT. = 31 / 37
SETBACK REQ'D = 23'
PROP. SETBACK AVERAGE = 25'

(17' x 184') + (46' x 70') = 25'
               254'

SEE TABLE 23.86.012 C.2.b & C.1

TABLE 23.45.014C

REQUIRED SETBACK BETWEEN FACING FACADES LOWRISE ZONES

LENGTH OF FACING AVERAGE MINIMUM
FACADES (IN FEET.) SETBACK BETWEEN SETBACK (IN FEET)

FACING FACADES
(IN FEET)

40' OR LESS 10' 10'
41' TO 60' 15' 10'
61' TO 80' 20' 10'
81' TO 100' 25' 10'
101' TO 150' 30' 10'
151' OR MORE 40' 10'

TABLE 23.45.014 A
TABLE 23.45.014A

SIDE SETBACKS - LOWRISE ZONES

HEIGHT OF SIDE FACADES AT HIGHEST POINT (IN FEET)

                                        0 - 25         26 - 30           31 - 37

STRUCTURE DEPTH  AVERAGE MINIMUM SIDE
(IN FEET.)  SIDE SETBACK SETBACK (IN FEET)

 (IN FEET)

65'  OR LESS 5'        6'         7' 5'
66'  TO 80' 6'        6'         8' 5'
81'  TO 100' 8'        9'        11' 6'
101' TO 120' 11'      12'       14'  7'
121' TO 140' 14'      15'       17' 7'
141' TO 160' 17'      18'       20' 8'
161' TO 180' 19'      21'        23'                     8'
> 180' 1' IN ADDITION

TO 8' FOR EVERY
50' IN DEPTH

BUILDING 4/5
INTERIOR SETBACK AVERAGE CALCULATION

(33' x 28') + (34' x 31') +  (66' + 24') = 27.8'
                         128'

REAR SETBACKS. REAR SETBACKS SHALL BE PROVIDED AS FOLLOWS:
 LOWRISE 3 AND LOWRISE 4 -  TWENTY FIVE FEET (25) FEET
 OR FIFTEEN (15) PERCENT OF LOT DEPTH, WHICHEVER IS
 LESS, BUT IN NO CASE LESS THAN FIFTEEN (15) FEET.

YARD DETERMINATION
PER MEETING WITH PAUL JANOS / ED MANLANGIT, OCT. 3, 2007

FRONT YARD: GREENWOOD AVENUE NORTH

SIDEYARDS: N. 130TH STREET AND N. 132ND STREET

REAR YARD: CONTINUOUS LAND OWNERSHIP EXTENDS
WEST TO PALATINE STREET W/ EXISTING
BUILDINGS IN BETWEEN.

REFER TO TABLE 23.45.014C "REQUIRED SETBACKS BETWEEN
FACING FACADES" TO DEFINE ALLOWABLE SETBACKS.

TABLE 23.45.014 B

TABLE 23.86.012 A1e

e. WHEN THE FIRST PRINCIPAL STRUCTURE WITHING ONE
HUNDRED FEET (100') OF A SIDE LOT LINE OF THE SUBJECT LOT IS
NOT ON THE SAME BLOCK FRONT OR WHEN THERE IS NO
PRINCIPLE STRUCTURE WITHIN ONE HUNDRED FEET (100') OF THE
SIDE LOT LINE, THE SETBACK DEPTH USED FOR AVERAGING
PURPOSES ON THAT SIDE SHALL BE TEN FEET (10').

76'

FROM TABLE 23.45.014A

REQ'D AVERAGE SETBACK =  23'

AVG. SETBACK = (33' x 48') + (13.5' x 114') + (10' x 67')   =   17.72'

     214

TABLE 23.45.014 C
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 1" = 30'-0"1 WIDTH - DEPTH ANALYSIS

DEPTH

WIDTH

BLDG 2 / 3 BLDG 1 / 3 BLDG 1 / 4 BLDG 9 / 5

BLDG 2

BLDG 3

BLDG 1 BLDG 4 BLDG 5

BLDG 9

BLDG 8

BLDG 6 / 7
ALLOWABLE 195'
PROPOSED    213'

ALLOWABLE 195'
PROPOSED   134'

ALLOWABLE 195'
PROPOSED    236'

ALLOWABLE 195'
PROPOSED    206'

ALLOWABLE 75' *
PROPOSED    77'

ALLOWABLE 75' *
PROPOSED   151'

ALLOWABLE 75' *
PROPOSED    80'

ALLOWABLE 75' *
PROPOSED   76'

ALLOWABLE 75' *
PROPOSED   76'

ALLOWABLE 75' *
PROPOSED   167'

ALLOWABLE 75' *
PROPOSED   76'

ALLOWABLE  195' *
PROPOSED    254'

BUILDING
DIAGRAM
WIDTH / DEPTH

ALLOWABLE DEPTH = .65 LOT DEPTH MEASURED FROM FRONT TO BACK
 = .65 X 300' = 195'

DEPTH IS ACCUMULATIVE. ALL BUILDING DEPTH IN A ROW IS ADDED FOR
ONE TOTAL DEPTH MEASUEMENT. CALCULATION DOES NOT INCLUDE
TRANSPARENT CONNECTOR. (PER 23.45.014.D4C5)

INDICATES ALLOWABLE
DEPTH PER CODE

* WITH MODULATION

NET DEPTH OVER / UNDER: 9' UNDER ACCUMULATIVE DEPTH

BLDG 8 / 6
ALLOWABLE 195' *
PROPOSED    188'

BLDG 6 / 7
ALLOWABLE  75' *
PROPOSED    66'  + x
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alternative modulation

Articulation of contextual neighborhood 
residential scale, texture, and unit delineation is 
enhanced using a variety of roof edges, facade 
materials/colors, bays, and grade 
level patio entries.
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2. Lowrise 2, Lowrise 3 and Lowrise 4 Zones.

a. Minimum Depth of Modulation.

(1) The minimum depth of modulation shall be four (4) feet (see Ex-
hibit 23.45.012 B in Lowrise 2 and Lowrise 3 zones and for townhous-
es in Lowrise 4 zones, and eight (8) feet for apartments in Lowrise 4 
zones.

(2) When balconies are part of the modulation and have a minimum 
dimension of at least six (6) feet and a minimum area of at least sixty 
(60) square feet, the minimum depth of modulation shall be two (2) 
feet. (See Exhibit 23.45.012 C)

b. The minimum width of modulation shall be five (5) feet. (See Ex-
hibit 23.45.012 B)

c. Maximum Width of Modulation.

(1) The maximum width of modulation shall be 
thirty (30) feet.

(2) Exceptions to Maximum Width of Modulation in Lowrise 2, Lowrise 
3 and Lowrise 4 Zones.

i. When facades provide greater depth of modulation than required 
by subsection D1 of this section, then for every additional full foot 
of modulation depth, the width of modulation may be increased by 
two and one-half (2 1/2) feet, to a maximum width of forty (40) feet 
in Lowrise 2 zones and forty-five (45) feet in Lowrise 3 and Lowrise 4 
zones. Subsection B of Section  23.86.002, measurements, shall not 
apply. *

ii. The maximum width of modulation may be increased when fa-
cades are set back from the lot line further than the required setback, 
according to the following guideline: The width of modulation of such 
a facade shall be permitted to exceed thirty (30) feet by one (1) foot 
for every foot of facade setback beyond the required setback. This 
provision shall not be combined with the provisions of subsection 
D2c(2)i, nor shall it permit facades to exceed forty-five (45) feet in
width without modulation.

3. In Lowrise 1, Lowrise 2, Lowrise 3 and Lowrise 4 zones required
modulation may start a maximum of ten (10) feet above existing 
grade,and shall be continued up to the roof. In Lowrise Duplex/Triplex 
zones
modulation shall extend from the ground to the roof except for 
weather protection coverings such as awnings.

* SMC 23.86.002  General provisions.

A. For all calculations, the applicant shall be responsible for
supplying drawings illustrating the measurements. These drawings 
shall be drawn to scale, and shall be of sufficient detail to allow
verification upon inspection or examination by the Director.

B. Fractions.

1. When any measurement technique for determining the number of 
items
required or allowed, including but not limited to parking or bicycle
spaces, or required trees or shrubs, results in fractional
requirements, any fraction up to and including one-half ( 1/2) of the
applicable unit of measurement shall be disregarded and fractions over
one-half ( 1/2) shall require the next higher full unit of
measurement.

2. When any measurement technique for determining required minimum 
or allowed maximum dimensions, including but not limited to height,
yards, setbacks, lot coverage, open space, building depth, parking
space size or curb cut width, results in fractional requirements, the
dimension shall be measured to the nearest inch. Any fraction up to
and including one-half ( 1/2) of an inch shall be disregarded and
fractions over one-half ( 1/2) of an inch shall require the next
higher unit.

3. When density calculations result in a fraction, any fraction up to
and including one-half ( 1/2) shall be disregarded and any fraction
over one-half ( 1/2) shall allow the next higher number. This
provision may not be applied to density calculations that result in a
quotient less than one (1).

4’ MIN.

30’ MAX. 10’ MAX.

SMC 23.45.012  Modulation requirements 

Lowrise zones.

a. Front Facades.

1. Modulation shall be required if the front facade width exceeds
thirty (30) feet with no principal entrance facing the street, or
forty (40) feet with a principal entrance facing the street.

2. For terraced housing, only the portion of the front facade closest
to the street is required to be modulated. (See Exhibit 23.45.012 A)

b. Side Facades. On corner lots, side facades which face the street
shall be modulated if greater than forty (40) feet in width for
ground-related housing, and thirty (30) feet in width for apartments.
Modulation shall not be required for the side facades of terraced
housing.

c. Interior Facades. Within a cluster development all interior facades
wider than forty (40) feet shall be modulated according to the
standards of subsection D of Section 23.45.012, provided that the
maximum modulation width shall be forty (40) feet. Perimeter facades
shall follow standard development requirements.

D. Modulation Standards.

1. Lowrise Duplex/Triplex and Lowrise 1 Zones.

a. Minimum Depth of Modulation.

(1) The minimum depth of modulation shall be four (4) feet. (See
Exhibit 23.45.012 B)

(2) When balconies are part of the modulation and have a minimum
dimension of at least six (6) feet and a minimum area of at least
sixty (60) square feet, the minimum depth of modulation shall be two
(2) feet. (See Exhibit 23.45.012 C)

b. The minimum width of modulation shall be five (5) feet. (See
Exhibit 23.45.012 B)

c. Maximum Width of Modulation. The modulation width shall empha-
sizethe identity of individual units, but shall not be greater than thirty
(30) feet. For units located one (1) above the other, the
individuality of the units shall be emphasized through the location of
driveways, entrances, walkways and open spaces.
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residential scale, texture, and unit delineation is 
enhanced using a variety of roof edges, facade 
materials/colors, bays, and grade 
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7
9

m
o

d
u

la
ti
o

n
 -

  
d

e
p

a
rt

u
re

s
  
- 

 b
ld

g
s
  
3
 /

 2
  
 -

  
N

. 
1
3
0
th

   
  

TY
P.

 U
N

IT
 S

TA
C

K

18
” D

E
E

P 
JU

LI
E

TT
E

36
” R

O
O

F 
O

V
E

R
H

A
N

G

M
A

S
O

N
R

Y

 V
E

R
TI

C
A

L 
 P

AT
TE

R
N

E
D

 H
A

R
D

IE
 B

O
A

R
D

BLDG 3

ground level

This south facade is divided by a floor to ceil-
ing four foot wide recessed glazing panel to 
clearly delineate the two unit stacks. Modula-
tion is further enhanced by the use of masonry 
on the west half of the facade and horizontal 
Hardie board on the east.

2nd and 3rd levels

Additionally, a 2’ deep vertical patterned metal 
clad bay, alternating 3’ overhang, and parapet 
roof edges help to enrich the texture and 
human scale of the upper levels of the facade.
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Articulation of contextual neighborhood 
residential scale, texture, and unit delineation is 
enhanced using a variety of roof edges, facade 
materials/colors, bays, and grade 
level patio entries.
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ground level

At the ground level, a 1’ recess in each bay is 
reiterated with color, again emphasizing the 
scaling of individual units at street level. Individ-
ual garden entry doors and patios amplify the 
legibility of individual units. Pattern, texture, and 
spatial variegation continue vertically in a man-
ner commensurate with the intent of providing
an effectively human scaled architecture.

2nd and 3rd levels

2’ deep vertically clad bays and combination 
of 36” roof overhangs at bays and alternating 
parapet roof edges between bays  on N.130th 
Street spatially articulate interior plans and unit 
stacks within the overall length of the street 
elevation.
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Articulation of contextual neighborhood 
residential scale, texture, and unit delineation is 
enhanced using a variety of roof edges, facade 
materials/colors, bays, and grade 
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8
1

BLDG 1

ground level

At the ground level, a 1’ recess in each bay is 
reiterated with color, again emphasizing the 
scaling of individual units at street level. Individ-
ual garden entry doors and patios amplify the 
legibility of individual units. Pattern, texture, and 
spatial variegation continue vertically in a man-
ner commensurate with the intent of providing
an effectively human scaled architecture.

2nd and 3rd levels

2’ deep vertically clad bays and combination 
of 36” roof overhangs at bays and alternating 
parapet roof edges between bays  on Green-
wood Avenue spatially articulate interior plans 
and unit stacks within the overall length of the 
Greenwood Ave. elevation.
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residential scale, texture, and unit delineation is 
enhanced using a variety of roof edges, facade 
materials/colors, bays, and grade 
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ground level

This east facade is divided by a floor to ceiling 
four foot wide recessed glazing panel to clearly 
delineate the two unit stacks. Modulation is 
further enhanced by the use of masonry on the 
west half of the facade and horizontal Hardie 
board on the east.

2nd and 3rd levels

Additionally, a 2’ deep vertical patterned metal 
clad bay, alternating 3’ overhang, and parapet 
roof edges help to enrich the texture and hu-
man scale of the upper levels of the facade.
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Articulation of contextual neighborhood 
residential scale, texture, and unit delineation is 
enhanced using a variety of roof edges, facade 
materials/colors, bays, and grade 
level patio entries.
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ground level

At the ground level, a 1’ recess in each bay 
is reiterated with color, again emphasizing 
the scaling of individual units at street level. 
Individual garden entry doors and patios 
amplify the legibility of individual units. Pat-
tern, texture, and spatial variegation continue 
vertically in a manner commensurate with 
the intent of providing an effectively human 
scaled architecture.

2nd and 3rd levels

2’ deep vertically clad bays and combination 
of 36” roof overhangs at bays and alternating 
parapet roof edges between bays spatially 
articulate interior plans and unit stacks within 
the overall length of the N. 132nd Street 
elevation.
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alternative modulation

Articulation of contextual neighborhood 
residential scale, texture, and unit delineation is 
enhanced using a variety of roof edges, facade 
materials/colors, bays, and grade 
level patio entries.

8
4

ENTRY COURT

Partial N. Elevation Building 6

ground level

similar to upper - w/o bays

2nd and 3rd levels

24” deep bays  clad in vertically patterned 
bright aluminium box rib siding, painted hori-
zontal lap siding, and vertically stacked floor-to 
-ceiling window units define unit boundaries 
and a quietly ordered backdrop to the entry 
court as viewed from N. 132nd  Street
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Articulation of contextual neighborhood 
residential scale, texture, and unit delineation is 
enhanced using a variety of roof edges, facade 
materials/colors, bays, and grade 
level patio entries.
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BLDG 1/9/8

ground level

Similar to 2nd and 3rd levels without bays. 
Individual garden entry doors and patios am-
plify the legibility of individual units. 
Pattern, texture, and spatial variegation 
continue vertically in a manner commensu-
rate with the intent of providing an effectively 
human scaled architecture.

2nd and 3rd levels

4’ deep shingle clad bays and combination of 
36” roof overhangs with alternating parapet 
roof edges between bays spatially articulate 
interior plans and unit stacks within the overall 
length of the interior courtyard elevation.
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alternative modulation

Articulation of contextual neighborhood 
residential scale, texture, and unit delineation is 
enhanced using a variety of roof edges, facade 
materials/colors, bays, and grade 
level patio entries.
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BLDG 9/8/7/6

Interior courtyard 

Interior courtyard elevations employ 
modulation techniques similar to N. 130th 
Street, N. Greenwood Ave., and N. 132nd 
Street facades
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alternative modulation

Articulation of contextual neighborhood 
residential scale, texture, and unit delineation is 
enhanced using a variety of roof edges, facade 
materials/colors, bays, and grade 
level patio entries.
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(to arrival court)
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Interior courtyard 

The facades are divided into two distinct unit 
stacks using a 4’ wide floor to ceiling area 
of recessed glazing. Articulation of scale is 
further amplified by material/color and roof 
edge changes, with decks and patio entries 
emphasizing the scale of individual residential 
units within the whole.
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alternative modulation

Articulation of contextual neighborhood 
residential scale, texture, and unit delineation is 
enhanced using a variety of roof edges, facade 
materials/colors, bays, and grade 
level patio entries.
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Interior courtyard 

The courtyard elevations of buildings 2/3 
utilize a fine grained texture including tall 
narrow bays (two per unit), juliette decks, 
alternating eyebrow and parapet roof edges, 
and ground level patio entries that clearly 
articulate unit stack delineation and empha-
size an appropriate residential scale.

18
”  

JU
LI

E
TT

E

B
LD

G
 2

 - 
N

. E
LE

VA
TI

O
N

C
O

N
N

E
C

TO
R

 C
O

R
R

ID
O

R

B
LD

G
 3

 - 
E

. E
LE

VA
TI

O
N

mid - block separation

B
LD

G
 3

 - 
N

. E
LE

VA
TI

O
N

m
o

d
u

la
ti
o

n
 -

  
d

e
p

a
rt

u
re

s
  
- 

 b
ld

g
s
  
2
 /

 3
  
- 

  
in

te
ri
o

r 
c
o

u
rt

y
a

rd



8
9

8
9

Scandia DRB Matrix
3004905

3004905

Early 
Design 
Guidance 
Meeting 
with 
Northwest 
DRB

A
pril 9, 2007

The Board conveyed that this 
project should become a model 
for future development along 
Greenwood.

Mithun shall add neighborhood context 
details to the packet and describe during 
DRB presentation

Mithun to resolve through 
additions to packet and 
details during the DRB 
presenatation -  additional 
refinement to packet 
needed

No Noted

The Board directed that the 
design along the Greenwood 
frontage resolve the “block” into 
a finer grain by employing 
variety in the structures and 
making the structures look like 
separate entities. 

Mithun has provided a narrative describing 
that the exterior facades of these buildings 
will be articulated with five materials, five 
colors, a two-story bay, a dividing glaze 
recess, and two roof types.  The applicant 
states that the revised design of buildings 7, 
8, and 9 facades reinforce the mid-block 
separation and that the spaces between the 
buildings feature courtyards which 
accentuate the separation of the structures. 

Mithun to address the 
approach towards refining 
the block in the revised 
packet and during the 
DRB presentation. 

Yes - 
Articulate in 
packet and 
to Board

Mithun will present a developed physical model 
of the project at the DRB meeting.  We have 
also  included in this  preliminary packet 
additional sketches and images showing  
sections and views along Greenwood  Ave that 
describe our design solutions to your 
comment. 

The Board suggested setting 
the transparent connectors 
further to the west, to aid in 
making the structures appear 
like separate entities. 

Mithun has revised the design and has set 
the connectors back from the building face 
30 feet, 40 feet from the face of the 
sidewalk, and approximately 52 feet from the 
edge of Greenwood Avenue. The 
percentage of glazing to total wall area is 
greater than 80%. 

Mithun should look at 
additional ways to make 
corridors even more 
transparent. See DPD 
notes

No Noted

The Board suggested facing 
and actively engaging the 
buildings towards Greenwood.

The design provides nine entrances along 
Greenwood. The applicant has stated that 
the combination of Building 1 entrances and 
the courtyard-like entrances between 
Buildings 7 & 8 and 8 & 9 create a diversity 
and texture of entrance types. Mithun states 
that the frontages along Greenwood 
enhance the urban character of the corridor, 
and that the pedstian enviornment is 
delineated in part by the rain-garden, 
sidewalks, slotted-curb, and transparent 
connectors. 

Mithun's revised design 
includes entrance 
courtyards which engage 
Greenwood. Mithun shall 
add graphics to packet 
which include the 
strengthened design of the 
mid-block corners. - 
additional refinement to 
packet needed

Yes - 
Articulate 
and 
elaborate in 
packet

Mithun will present a developed physical model 
of the project at the DRB meeting.  We have 
also  included in this  preliminary packet 
additional sketches and images showiing  
sections and views along Greenwood  Ave that 
describe our design solutions to your comment

Mithun should investigate/address the possibility of 
removing the opaque linear column on the eastside 
of the otherwise transparent connector corridor. 

Mithun has moved forward with a preferred design 
which actively engages the buildings towards 
Greenwood. Mithun shall refine packet to include 
additional graphics detailing ways to strengthen the 
mid-block corners and the Greenwood experience. 
These new graphics should be addressed during 
the meeting and will serve to help Mithun articulate 
why and how their preferred alternative is the most 
appropriate option. 

Mithun RepsonseCommet 
Origin 

Action 
Needed 
Prior to 
Board 
Meeting

Status/Resolution DPD Notes and Provisions

date Comment/Direction Action by Applicant
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Scandia DRB Matrix
3004905

3004905

Mithun RepsonseCommet 
Origin 

Action 
Needed 
Prior to 
Board 
Meeting

Status/Resolution DPD Notes and Provisions

date Comment/Direction Action by Applicant

The Board insisted that the 
design be engaging from the 
street for both pedestrians and 
vehicle passengers. 

Mithun has provided a narrative describing 
that the exterior facades of these buildings 
will be articulated with five materials, five 
colors, a two-story bay, a dividing glaze 
recess, and two roof types.  The applicant 
states that the revised design of buildings 7, 
8, and 9 facades reinforce the mid-block 
separation and that the spaces between the 
buildings feature courtyards which 
accentuate the separation of the structures. 
Mithun has stated that this design far 
exceeds the human scale texture of a typical 
residential environment.  

Mithun's revised design 
provides courtyard 
entrances along 
Greenwood, in addition to 
transparent connector 
corridors. Mithun should 
make every effort to 
strengthen corner's of mid-
block buildings, as directed 
by Board. 

Yes - 
Articulate 
and 
elaborate in 
packet

Mithun will present a developed physical model 
of the project at the DRB meeting.  We have 
also  included in this  preliminary packet 
additional sketches and images showing  
sections and views along Greenwood  Ave that 
describe the pedestrian and vehicular 
experience.

The Board urged that the 
buildings at least appear to have 
entrances toward Greenwood. 

The design provides nine entrances along 
Greenwood. The applicant has stated that 
the combination of Building 1 entrances and 
the courtyard-like entrances between 
Buildings 7 & 8 and 8 & 9 create a diversity 
and texture of entrance types. 

Mithun's revised design 
includes entrance 
courtyards which engage 
Greenwood. 

No

The Board requested a design 
detail to show the relationship of 
the main north and south 
access ramps to the adjacent 
properties to the west. 

Mithun will add design details to packet and 
address this issue during DRB presentation. 

Additional refinement to 
packet needed

Yes - Add 
developed 
graphic to 
packet

Noted.  Mithun will follow-up with graphics 
describing the garage entry points at the North 
and South ends of the site.

The Board indicated an interest 
in the design of the central 
courtyard, and in the idea of 
encouraging the use of the 
street-facing setback areas. 

The landcaping and pathways of the central 
courtyard are detailed in the 100% DD 
landcscape plan set. Mithun will need to 
address in further detail the approach to/to 
not use the street-facing setback areas for 
open space. 

Mithun to provide 
additional detail regarding 
the use/lack of use of the 
street-facing setback 
areas for open space.  
Mithun has included a 
detailed central courtyard 
plan in the MUP plan set, 
and should include a 
reduced detail in the 
packet.

Yes - Add 
developed 
graphic to 
packet

Noted

The Board applauded the 
“gateway” concept for the SE 
corner, at Greenwood and 
130th.   

Noted. N/A N/A

Again, Mithun has moved forward with a preferred 
design which actively engages the buildings 
towards Greenwood. Mithun shall refine packet to 
include additional graphics detailing ways to 
strengthen the mid-block corners and the 
Greenwood experience. These new graphics 
should be addressed during the meeting and will 
serve to help Mithun articulate why and how their 
preferred alternative is the most appropriate option. 

Mithin shall add graphics to the packet which 
include expanded open space along Greenwood 
and graphics will more clearly detail the pedestrain 
perspective towards the central courtyard. These 
new graphic and alternatives will help Mithun 
articulate during the DRB meeting why their 
preferred alternative is the most appropriate option. 
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Scandia DRB Matrix
3004905

3004905

Mithun RepsonseCommet 
Origin 

Action 
Needed 
Prior to 
Board 
Meeting

Status/Resolution DPD Notes and Provisions

date Comment/Direction Action by Applicant

The Board expressed interest in 
the relationships among the 
access points and the entry 
courtyard to the church on the 
north, and the Foss Village to 
the south. 

Mithun will provide 3-D illustrations as part of 
the DRB presentation and should include 
expanded graphic details to packet.

Mithun to address during 
the DRB presentation and 
should include a reduced 
graphic in the packet

Yes - Add 
developed 
graphic to 
packet

Noted.  Mithun will follow-up with graphics 
describing the garage entry points at the North 
and South ends of the site.

Design Review Matrix - Response.xls
3 of 9
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Scandia DRB Matrix
3004905

3004905

Mithun RepsonseCommet 
Origin 

Action 
Needed 
Prior to 
Board 
Meeting

Status/Resolution DPD Notes and Provisions

date Comment/Direction Action by Applicant

The Board stated that the 
underground garage entrances 
need to be well-handled in 
minimizing the impacts of blank 
walls. 

Mithun will need to provide detailed 
renderings of the garage entrances and 
detail their approach towards minimizing the 
impacts of blank walls. 

Mithun to address in 
revised DRB packet, and 
provide to DPD prior to 
meeting. 

Yes - Add 
developed 
graphic to 
packet

Noted.  Mithun will follow-up with graphics to 
represent grading and treatment of "ramp" 
retaining walls.

The Board noted that the 
“unrelenting” theme of the 
Greenwood façade is the 
principal target for revision. The 
Board’s clear direction is to 
break down the development 
into clearly-perceived small-
scale structures, minimizing the 
visibility of connection. 

Mithun's revised design features 5 separate 
structures along Greenwood Avenue, 
connected by transparent connector 
corridors. Building 1  is also canted to expose 
a linear view point from Greenwood to the 
central courtyard.  The applicant has 
provided a narrative stating why they believe 
the design is not unrelenting. 

Mithun has made 
significant progress 
towatds the Board's 
guidance; perhaps should 
analyze ways to make 
connection corridors even 
more transparent by 
removing "phone booth" 
feature. 

No

The Board noted that this 
project is a context-setter, given 
the absence of sustainability 
precedents in the vicinity. 

Noted. N/A N/A

The Board reiterated to think 
hard about the pedestrian 
experience along Greenwood. 

Mithun has provided a narrative describing 
that the exterior facades of these buildings 
will be articulated with five materials, five 
colors, a two-story bay, a dividing glaze 
recess, and two roof types.  The applicant 
states that the revised design of buildings 7, 
8, and 9 facades reinforce the mid-block 
separation and that the spaces between the 
buildings feature courtyards which 
accentuate the separation of the structures. 
Mithun has stated that this design far 
exceeds the human scale texture of a typical 
residential environment.  

Mithun's revised design 
includes entrance 
courtyards which engage 
Greenwood. Mithun should 
focus on enhancing the 
corners at the mid-block 
location in addition to 
utilizing setbacks for 
engaging open space - 
additional refinement to 
packet need

Yes - 
articulate 
how the 
design 
advances 
the pedstrian 
experience 
in the packet

Mithun will present a developed physical model 
of the project at the DRB meeting.  We have 
also  included in this  preliminary packet 
additional sketches and images showing  
sections and views along Greenwood  Ave that 
describe our design solutions to your comment

Mithun should investigate/address the possibility of 
removing the opaque linear column on the eastside 
of the otherwise transparent connector corridor. 

Mithun should udate the packet with graphics which 
feature expanded elemetns to enhance the 
Greenwood experience (eg. expanded public open 
space, refined mid-block corners, more 
transparency, etc). Mithun can use these graphics 
to speak to why the preferred alternative is more 
appropriate; however, the DRB will want to see 
alternatives and additional design options 

Design Review Matrix - Response.xls
4 of 9d

e
s
ig

n
 r

e
v
ie

w
 m

a
tr

ix
 -

 4



9
3

9
3

Scandia DRB Matrix
3004905

3004905

Mithun RepsonseCommet 
Origin 

Action 
Needed 
Prior to 
Board 
Meeting

Status/Resolution DPD Notes and Provisions

date Comment/Direction Action by Applicant

The Board also highlighted that 
the design should create 
linkages to points of interest in 
the surrounding community (e.g. 
the Bitterlake Community 
Center path link), corners and 
“inner corner” treatments, 
building variety, and 
separations. 

Mithun has provided a narrative detailing how 
this project responds to the "village" center 
relationship to the street and adjacent 
structures such as the Bitter Lake Center and 
the library. Mithun also notes that this is in 
part accomplished through the setbacks, 
which promote a sense of scale and urban 
character. 

Mithun shall strengthen 
"vicinity context" through 
graphics in packet and 
through articulation at DRB 
meeting - additional 
refinement to packet is 
required. 

Yes - packet 
shall include 
more vicinity 
context 
analysis. 

Noted.  Packet will reinforce the "community 
connection" and building treatments, variety 
and separations.

Mithun will need to add more graphics to the 
packet which detail the neighborhood context and 
this project's place in the neighborhood. Strong 
graphics of the project and vicinity landmarks will 
show the DRB that your design carfeully integrates 
the existing environment into your proposal, via 
linkages, alignments, etc. 
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Scandia DRB Matrix
3004905

3004905

Mithun RepsonseCommet 
Origin 

Action 
Needed 
Prior to 
Board 
Meeting

Status/Resolution DPD Notes and Provisions

date Comment/Direction Action by Applicant

The Board stated that the next 
presentation should include a 
clear diagram of the internal 
pedestrian circulation system, 
highlighting routes and how their 
use will be encouraged. 

Mithun will provide 3-D illustrations of the 
café plaza as part of the DRB presentation. 

Mithun to address during 
the DRB presentation  and 
provide reduced graphics 
in the packet - additional 
refinement to packet is 
needed

Yes - Add 
developed 
graphic to 
packet

Noted.  Packet will further adderss "internal  
pedestrian circulation."

The Board acknowledged that 
the greater project vicinity is 
characterized by mature trees, 
and that existing large trees 
should be preserved where 
possible. 

Mithun has a detailed landscaping theme, 
which will need to be featured in the revised 
packet and at the DRB meeting. 

Mithun to address during 
the DRB presentation and 
add landscape graphic 
(reduced 100% DD 
landscape plan sheet from 
MUP set) to packet 

Yes - Add 
developed 
graphic to 
packet

Noted.  Every effort has been made to preserve 
existing trees.  This will be addressed in the 
packet.

The Board acknowledged the 
applicant’s vision for the site 
functioning as a “headwaters of 
Piper’s Creek” and requested 
that the landscape plan include 
such details. 

Mithun to provide details of "headwaters" 
concept in the revised packet and at the 
DRB meeting. 

Mithun to address during 
the DRB presentation  and 
provide reduced graphcis 
in the packet

Yes - Add 
developed 
graphics and 
articulation 
to packet

Noted.  A portion of the packet is dedicated to 
the "head water concept."

The Board seemed favorable 
towards requested departures 
for lot coverage and to 
enclosing walkways between 
buildings at ground level.  The 
Board also appeared inclined to 
entertain the building width 
departures. 

Mithun will provide detailed quantitative 
information regarding zoning requirements 
and departures sought as part of this 
proposal. Details pertaining to departures 
must appear in the revised pakcet and 
brought to the Board's attention during the 
DRB presentation.  

Mithun will need to add a 
quantative zoning analysis 
to packet, identifying which 
departures are required.  

Yes - 
quantitavie 
departure 
analysis 
needs to be 
added to 
packet, with 
the needs 
articulated

Departure  Requests have been fully described 
and are included as a portion of this packet.

Land Use 
Review 
Correction 
Notice

Sept. 3, 2007

Plans submitted to reviewers 
must be adequately scaled.

Mithun has stated that large-scale colored 
elevations and 3-D perspectives will be 
provided at the next DRB presentation. 

Mithun should provide the 
requested large-scale 
color elevations to DPD 
prior to the next DRB 
meeting

Yes - 
complete 
ASAP

MUP Corrections were returned to DPD on 
October 31, 2007.

DPD also notes that perspective drawings and 
elevations should be provided in the MUP. 

Mithun will need to add graphics to the packet 
which offer a visualization of the experience within 
the on-site circulation system. This will be to 
Mithun's advantage, to help articulate why the 
preferred alternative enhance the entire experience 
more than other options. 

Mithun has indicated that the "headwaters" concept 
is a substantial contributor to the need for a lot 
coverage departure. Mithun should articulate and 
graphically identify the elements to the 
"headwaters" concept in order to bolster argument 
for why the lot coverage departure is necessary. 
Additionally, this detail is necessary to highlight the 
project as a "context setter" with respect to 
sustainable examples for the neighborhood. 
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Scandia DRB Matrix
3004905

3004905

Mithun RepsonseCommet 
Origin 

Action 
Needed 
Prior to 
Board 
Meeting

Status/Resolution DPD Notes and Provisions

date Comment/Direction Action by Applicant

Provide quantitative information 
for departures being pursued.

1) width and depth - the applicant provided a 
table showing their interpretation of allowed 
and proposed depths and widths (based on 
23.45.011.A with modulation.                                              
2) setback - the applicant provided a table 
showing the minimum required and proposed 
setbacks for all lot lines. These calculations 
are based on the applicant's interpretation 
that this is a through lot and that rear 
setbacks do not apply.                                                                                                                                        
3) modulation - the applicant has provided a 
narrative to detail the reasoning for the 
facade designs, as they stand.                                                                             
4) lot coverage - applicant will request a 
departure for lot coverage and provides that 
additional coverage is largely from the 
transparent corridors and the "headwaters" 
water collection theme.                             

1) Applicant will require 
departures, which will need 
to be provided in detail in 
the packet.                                                                                                                   
2) See DPD notes                                                                                                                                                          
3) Applicant will require a 
departure for modulation 
and should detail this in the 
packet. (see narrative 
provided by Mithun 
regarding facade design). 
Mithun shall include in the 
packet a graphic shoowing 
code-complying 
modulation.                                                                   
4) Applicant will require 
departure for lot coverage 
and should add detail to 
the packet.                   

Yes - 
quantitavie 
departure 
analysis 
needs to be 
added to 
packet, with 
the needs 
articulated -  
Mithun 
action 
needed 
ASAP to 
define front 
lot line and 
project 
boundary.

Quantitative information for Departures has 
been  included as a portion of this packet.

Provide a design alternative 
which includes code-compliant 
modulation.

Applicant has provided a narrative stating 
that the design intent of the Code is exhibited 
through the provided design. 

Mithun must provide 
graphics of of an 
alternative which features 
code-complying 
modulation. 

Yes - Mithun 
shall include 
graphics of a 
design 
alternative 
which 
features 
code-
complying 
modulation.

A modulation analysis has been included.  It 
describes the basic perscriptive compliance 
model and compares it to the proposed.

Landscaped open-space, 
specifically generous setbacks, 
provide a way to reduce the 
bulk and scale of the 
development.

Applicant has responded that the Code does 
not require open space to be dedicated for 
public use or for buffering the public view 
from the built project. Mithun has reiterated 
that the open space creates a sense of scale 
and density. 

Mithun should investigate 
ways to enhance the mid-
block corners along 
Greenwood, and options 
for landscaping the 
setbacks along street 
frontages. 

Yes - 
options 
should be 
investigated 
and included 
in packet

Scale and Bulk have been considered in the 
developed design.

Applicant should focus on 
improving the aesthetic of the 
entry driving court. 

Applicant has provided a narrative clarifying 
Mithun's approach to the design of this 
driving court. Essentially, the design is 
intended to serve many purposes and exist in 
a friendly scale for pedestrians. 

Mithun should investigate 
ways to enhance the 
aesthetic and function of 
the drive court.

Yes - 
options 
should be 
investigated 
and included 
in packet

Additional graphics are included in this packet.

Mithun must clearly identify any and all requested 
departures, to illuminate deficiencies with regard to 
code-compliance. Mithun must include a code-
complying alternative in the packet, which will also 
bolster the applicant's stance that the preferred 
design upholds the Code intent.

Mithun needs to clearly identify which lot line they 
consider the front lot line. Additionally, Mithun must 
clarify, and cleary define in packet and on all plans, 
the exact project boundary, since this site involves 
more than the subject area of work. The 
determination of front and side setbacks now rests 
on Mithun to designate a front lot line (either 
Greenwood, 130th, or 132nd) and clarify the 
project boundaries. Once the front llot line is 
determined, Mithun must detail setback 
requirements and requested departures in packet. 

Mithun has indicated that the proposed central 
courtyard and proposed open space advance the 
sense of scale and density desired in this urban 
setting. Mithun should still investigate ways to 
further enhance the mid-block corners and 
generous setbacks, and incorporate enhancements 
into the packet. 

Mithun has stated that the design of the auto court 
upholds the intent for this space to serve various 
functions. Mithun should still investigate ways to 
enhance the design, as previously directed by the 
Board. Mithun shall include alternatives in packet. 
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Mithun RepsonseCommet 
Origin 

Action 
Needed 
Prior to 
Board 
Meeting

Status/Resolution DPD Notes and Provisions

date Comment/Direction Action by Applicant

Setbacks should be 
substantially increased, perhaps 
to the greatest effect by canting 
Buildings 8 and 9 similarly to 
Building 1. 

Applicant has provided a narrative clarifying 
the design intent of the setbakcs provided for 
this project. The applicant's interpretation of 
this lot as a through lot provides that the 
minimum setbacks are met with this design. 
The applicant has stated that setbacks, as 
provided, enhance the urban character of the 
corridor. 

Mithun must first clarfiy 
project boundary and 
identify which lot line they 
consider the front. DPD 
can, at that point, 
determine which lot lines 
are front(s) and side(s). 

Yes - Mithun 
should 
include a 
graphic 
showing 
buildings 8 
and 9 
canted in 
packet and 
at DRB 
meeting

Noted

The bridges require modification 
to maximize transparency, as 
called for by the Board. 

The applicant has provided a narrative which 
states that further study of the connectors is 
warranted; however, the narrative cites 
excessive costs and impracticality of 
elevators at the ends of buildings 1, 2, 3, 5, 
6, and 7. 

Mithun shall further 
investiage the connections 
between buildings.

Yes- Mithun 
shall include 
building 
code specs 
for corridors 
in packet

Noted

MUP plans must reflect that the 
café is not a commercial use. 
Plans must include only 
permitted accessory use 
language for all references to 
this area. 

The applicant has provided a detailed 
narrative reiterating that the café will in no 
way be commercial in use. The location of 
the café helps balance the strong northeast 
corner, and the open plaza will serve as a 
vital public space for this neighborhood. 

Mithun has de-empahized 
the commerical 
characteristics of the café 
and should also clearly 
states on plans that this 
café is a an accessory use 
to the residential functions 
of the prpoerty. This will 
avoid potential use 
confusion.

Yes - This 
clarification 
should be 
noted in the 
packet

The Café is an integral part of the senior living 
program of the project.  The location and siting 
of the café is part of the design goals to 
decentralize the program amenities and to 
enhance the connection between the project 
residents and the new public  library.   The café 
can only be accessed by residents via a card 
reader at the entrance.  Foss is a non-profit 
organization and a commercial, for profit 
establishment,  is not allowed.  

The proposal shall follow the 
Board's guidance to accentuate 
building texture and variety of 
the facades. (primarly buildings 
8 and 9).

The applicant has provided a narrative 
describing that the exterior facades of these 
buildings will be articulated with five 
materials, five colors, a two-story bay, a 
dividing glaze recess, and two roof types. 

Mithun should clearly 
define materials 
treatments in the packet 
and should articulate how 
these materials accentuate 
a design of variety and 
texture. 

Yes - Add 
developed 
graphics and 
articulation 
to packet

Mithun will present a developed physical model 
of the project at the DRB meeting.  We will also 
provide a materials board at the meeting.

The design must entirely support accessory use 
claims and must de-emphasize the commerical 
use potential of this corner. Mithun will need to 
clearly identify on plans that the café is an 
accessory use only. 

*Mithun must also bring materials and colors 
boards to the Board meeting to help articulate the 
proposed materials. 

Bridges must be as transparent and light as 
possible. Applicant must also consider the Building 
Code corridor requirements for the bridges, as the 
glass must be fire rated. 

This canting would draw the eyes to the interior of 
the development, where the open space is 
provided. Mithun should include a graphic depiction 
of a design featuring the canting of buildings 8 and 
9. The Board will want to see what this design 
alternative would look like on the ground. Mithun 
shall add graphics of alternatives to packet to 
further support their preferred design.
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Scandia DRB Matrix
3004905

3004905

Mithun RepsonseCommet 
Origin 

Action 
Needed 
Prior to 
Board 
Meeting

Status/Resolution DPD Notes and Provisions

date Comment/Direction Action by Applicant

Applicant shall clarify the design 
intent of the mid-block 
(Greenwood) open space 
pathway and clarify the 
landscpaing intended in the 
open space. Applicant shall 
provide a planting section detail 
and graphics conveying how the 
paved open spaces will appear 
from adjacent sidewalks. 

The applicant has provided a 100% DD 
landscape plan which describes the paving 
materials and planting materials used in the 
courtyard.  The ground plane design is detail 
thoroughly in this plan. 

Mithun to address during 
the DRB presentation and 
add landscape graphic 
(reduced 100% DD 
landscape plan sheet from 
MUP set) to packet. 

Yes - Add 
developed 
graphics and 
articulation 
to packet

Mithun will present a developed physical model 
of the project at the DRB meeting.  We have 
also  included in this  preliminary packet 
additional sketches and images showiing  
sections and views along Greenwood  Ave that 
describe our design solutions to your 
comment. 

Applicant shall focus on the 
southern project exposure, 
along 130th and should strongly 
emphasize views into the 
interior courtyard of the project. 
Modulation has not been 
provided and is needed. 

The applicant has provided a narrative 
detailing the intent of the design along 130th 
and provides detail on why these facades 
compliment that of the library. 

If a modulation departure 
is being requested, Mithun 
should clearly identify this 
as noted in a previous 
comment. Mithun should 
also articulate why the 
design as shown upholds 
the intent of the code, 
specifying building 
modulation. 

Yes - 
Articulate in 
packet and 
to Board

Included.

The applicant should clarify the 
Greenwood courtyard area with 
a plan page of its own. The 
"headways" concept should be 
described and shown with 
detail. 

Mithun intend to work with the local 
neighborhood assocaition and the Pipers 
Creek association to discuss interest in 
highlighting the headwaters location through 
public art at the library plaza. 

Mithun to address during 
the DRB presentation  and 
provide reduced graphics 
in the packet

Yes - Add 
developed 
graphics and 
articulation 
to packet

Included.

The traffic analaysis appears to 
not reflect the current proposal 
and lacks analysis of the 
construction phase. 

Mithun will defer to the transportation 
consultant and Transpo will provide 
feedback. 

Pending feedback from 
transportation consultant No

Prior to MUP issuance, PSCAA 
must approve a demolition plan.

Mithun stated that PSCAA was unclear about 
what was being requested and has asked if 
this is simply a heads up for future 
clarifications.

DPD to verify this provision 
and clarify the timing of 
PSCAA approval 
requirements. 

No

Mithun has indicated that the "headwaters" concept 
is a substantial contributor to the need for a lot 
coverage departure. Mithun should articulate and 
graphically identify the elements to the 
"headwaters" concept in order to bolster argument 
for why the lot coverage departure is necessary. 
Additionally, this detail is necessary to highlight the 
project as a "context setter" with respect to 
sustainable examples for the neighborhood. 

This also is more of a SEPA realted issue and 
should be handled independently from the DRB 
meeting. 

As previously noted, Mithun must include graphcis 
of an alternative which features code-complying 
modulation. Mithun will be able compare the code-
complying design, and the preferred design, and 
articulate why the preferred design is more 
appropriate. The DRB will want to see a code-
complying alternative.

While this is an issue, it does not necessary need 
to be addressed prior to the DRB meeting. The 
Board, however, should be made aware that this 
information is forthcoming.

DPD notes that the landscape plans and the civil 
plans are not consistent in the location of trees 
proposed for the open space. DPD also questions 
the extensive paving in the majot open space, 
visible from the public ROW, and requests that 
applicant pursue less-featureless paving 
alternatives. DPD also questions why no direct 
access from the common dining area to the interior 
courtyards is proposed. 
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accent lights to create a central focus
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surrounding each
column.


