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Option C Statistical Data

• Fred Meyer Retail   177,000 SF
• Retail   16,700 SF
• Parking Space  830 spaces
• Residential   197,000 SF  
   250 Units  

Option A Statistical Data

• Fred Meyer Retail   159,000 SF
• Retail   15,800 SF
• Parking Space  550 spaces
• Residential   0

Development Objectives 
 
 
Existing Site 
The 7.6 acre (331,638 sq. ft.) project site is located in the Greenwood neighborhood of North Seattle, east of 3rd Ave NW, North 
of NW 85th, south of NW 87th, and west of 1st Ave NW.  Existing buildings on the site include an operating Greenwood Market 
(21,000 sf) and an operating Fred Meyer retail store (72,000 sf) with associated surface parking, and a small kiosk-type building 
that makes replacement keys.   The site sits adjacent to the Greenwood Peat Bog and slopes down diagonally from SW to NE 
approximately 16 feet. 
 
Zoning 
The project is currently zoned C1-40 and portions of the site and a contract rezone will be requested for the north portion of the 
site to allow for height of the proposed development.  The C zoning designation for this site is subject to the newly adopted 
Neighborhood Business District Strategies (NBDS) zoning amendments, which will require Seattle Green Factor provisions.  The 
project limits are within the Greenwood-Phinney Ridge Residential Urban Village boundary.  The project design process includes 
participation by the Greenwood Community Council, the Greenwood Chamber of Commerce and other local stakeholders. 
                
The site has the following Environmentally Critical Areas associated with it: 

Peat Settlement Prone Area 
Adjacent zoning includes; 

NC2-40 to the south, L1-RC and C1-40 to the East and, SF 5000 to the North and West 
                
Neighborhood Adjacencies 
The site is situated between single family houses on the north and west and low-rise commercial buildings on the east and south.  
Other neighborhood features include; 

The site is within a short walking distance to the popular commercial district along Greenwood Ave   
There are 3 parks/playgrounds within 1/2 mile of the site, and a new conservation area directly to the NE  
Carkeek Park, Woodland Park Zoo and Green Lake are all within 1-1/2 miles   
3 new mixed-use housing developments have recently been constructed on adjacent blocks 
The SW corner of the site is a Metro Bus #48 stop. 

 
Proposal 
The current Greenwood Fred Meyer, built in 1975, will be replaced with a new compact mixed use development that includes 
housing and retail.  The new store will target United States Green Building Council Leadership in Energy and Environmental 
Design (LEED®) certification standards. 
 
The redevelopment will also include 200 to 300 apartments some above the store and others at street level along the south 
side of the NW 87th St and the east side of 3rd Avenue NW.  Approximately 20,000 square feet of additional retail space is 
included in the plan to be leased out to small, unique retailers and restaurants that will be located along 85th and 1st Avenues 
next to new, wider, landscaped sidewalks.   A public plaza at the intersection of 1st Avenue and Morrow Lane can be used by the 
community for gatherings and events. These new urban elements will contribute to the transformation of Greenwood’s town 
center into a vibrant, high density, walkable urban village.  
 

•
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•

•

•

•

Option B Statistical Data

• Fred Meyer Retail   181,000 SF
• Retail   20,000 SF
• Parking Space  770 spaces
• Residential   153,000 SF 
   194 Units
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3PIPER VILLAGE WEST SITE CONTEXT
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The context for commercial uses  varies in the neighboring areas around the site. The immediate 
surroundings and to the West up 85th NW  feature more car-oriented arrangements with surface parking 
situated between the building and the street.  Further to the east of 1st Ave NW and into downtown 
Greenwood, buildings are placed in a 0-lot arrangement, with frontage directly on the sidewalk. 
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4PIPER VILLAGE WEST SITE CONTEXT

1/4 mile radius

1/2 mile radius

Parks, public open space and government services are within walking distance of the site.   Existing multi-
family and single family buildings are also in the immediate vicinity.
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5PIPER VILLAGE WEST STREET FRONTAGE

3rd Avenue NW - Looking West
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6PIPER VILLAGE WEST STREET FRONTAGE
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9PIPER VILLAGE WEST SITE ANALYSIS
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10PIPER VILLAGE WEST URBAN DESIGN ANALYSIS
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11PIPER VILLAGE WEST
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12PIPER VILLAGE WEST URBAN VILLAGES OF NW SEATTLE
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13PIPER VILLAGE WEST ZONING AND EXISTING USES
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14PIPER VILLAGE WEST MASSING DIAGRAMS

Option A - Plan

Option A - SW Corner
• Urban Grid:  Allows North/South access to continue through site midblock
• Density:    Lowest Density and least compact of the options
• Street Level uses:   Provided at retail pad frontage and Fred Meyer entrance
• Open Space:  Provided at Fred Meyer entrance mid-block on 85th
• C1/40 Zoning:  Complies
• Development cost: Lowest of the options
• Service Access:  Internal via surface parking on west side of development
• Other:   Re-uses existing store structure

• Urban Grid: Allows East/West access through an extension of Morrow Lane    
  from 1st NW to 3rd NW
• Density:  Housing use adds more density than option A.      
  This is provided within 40’ vertical envelope of zoning
• Street Level uses: Provided by residential use surrounding the parking garage on    
  North building, and at Fred Meyer entrance on South building
• C1/40 Zoning:   Complies, with South building (Fred Meyer) as single use    
  commercial and North building as mixed use residential 
• Development cost:  Structured parking and housing add cost to what is shown in option A.
• Service Access: Internal via Morrow Lane extension
• Other:   Floor of Fred Meyer is on grade with 85th

• Urban Grid: Allows East/West connections through the site via Morrow Lane extension and   
  a series of pedestrian and vehicular pathways that cross the site.  Allows North/  
  South access by creating a mid-block auto and pedestrian entrance at 85th and   
  continues to a pedestrian stairs connect to Morrow Lane and auto bridge to    
  north parking garage. 
• Density:  Housing use is extended to the lid of the Fred Meyer and above the    
  parking garage, making this the most dense of the 3 options
• Street Level uses:  Provided by residential use on the north and west sides of the property , and by   
  buffer retail and open space uses on the south and east side of the development.
• C1/40 Zoning:     Additional height to 65’needed to accommodate the additional housing above   
  the garage 
• Development cost:  Most costly of the 3 options, given the increase in height, extensive open space   
  and stacked mix of uses 
• Service Access: Internal via Morrow Lane extension
• Other:  The majority of the Fred Meyer is partially below grade, allowing other uses    
  around and above the store

Option B - SW Corner Option C - SW Corner - Preferred

Option B - Plan Option C - Plan - Preferred
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15PIPER VILLAGE WEST OPTION A PLAN
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16PIPER VILLAGE WEST OPTION A - 3D VIEWS

Option A - NE View
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17PIPER VILLAGE WEST OPTION B PLAN
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18PIPER VILLAGE WEST OPTION B - 3D VIEWS

Option B - NE View
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19PIPER VILLAGE WEST PREFERRED - OPTION C PLAN
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20PIPER VILLAGE WEST PREFERRED - OPTION C - 3D VIEWS

Option C - NE View
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21PIPER VILLAGE WEST COMMUNITY PARTICIPATION
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22PIPER VILLAGE WEST TOWN CENTER GUIDELINES
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23PIPER VILLAGE WEST DESIGN GUIDELINES
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25PIPER VILLAGE WEST CHARACTER IMAGES
Retail Entries Garden Center
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