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View of site looking SE from 11th Avenue & E Pine Street
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Zoning Notes
1530 11" Avenue

Amended sections shown underlined

Site Zoning Designation:

NC3-65 PN per the Land Use Map in SMC
23.32.016 and 23.73.004 (Amended in
Ordinance 123020)

Site is located in the Pike/Pine Conservation
Overlay District (passed 6/29/2009), and the
Pike/Pine Urban Center Village.

Applicable Code:
- Seattle Municipal Code, Title 23 Land Use Code

Applicable DPD Design Guidelines:

- Guidelines for Multifamily and Commercial Buildings,
1998 (amended 2006) .

- Pike/Pine Urban Center Village Design Guidelines,
10/15/2000

Adjacent Zones:
NC3-65 with pedestrian overlay north of E. Pine
Street and west of 11" Avenue.

Site Area:
120.1' N/S x 128 E/W = 15,364 sf

Applicable Requirements from SMC, Title 23

23.47A.005 Street level uses

D.1.  Along designated principal pedestrian
streets, 80% of the street-level street
facing facade must be occupied by
commercial uses specified in this
section (arts facilities & automotive retail
sales uses added in Ordinance
#123020)

E.2.  The following are principal pedestrian
streets when located within a pedestrian-
designated zone: 11" Avenue & East
Pine Street (Amended in Map A
23.73.008) '

23.47A.008 Street level development
standards

Proposed project to meet standards in this
Chapter unless noted otherwise.

B.3.b. Nonresidential uses at street level shall.
have a floor-to-floor height of at least 13
feet. (See Departures)

C. Pedestrian Designations. In pedestrian
designated zones, the following apply:

23.47A.012 Structure height

A 65 feet (See amendments in
23.73.010.E)

AT. In zones with a 65 foot height limit that
are located within the Pike/Pine
Conservation Overlay District, the
provisions of 23.73.010 apply. (See
23.73.010.F for height exception)

B. On sloped lots, additional height is
permitted along the lower elevation of
the structure footprint, at the rate of 1
foot for each 6% of slope, to a maximum
additional height of 5 feet. (per
23.47.012, Exhibit B).

23.47A.013 Floor area ratio

Chart A Maximum FAR for 65 foot height limit:
4.75 for structures containing both
residential and nonresidential uses.
(Amended in 23.73.009)

D.1.  All gross floor area below existing or
finished grade is exempt from FAR
limits. ‘

23.47A.014 Setback requirements
Provisions not applicable. No setbacks
required under this section.

23.47A.016 Landscaping and screening

standards

A.2.  Green Area Factor Requirement.
Landscaping to achieve a green factor
score of .30 or greater per 23.86.019.

B.1.  Street trees are required and existing
street trees shall be retained unless
SDOT approves their removal. (Note
street trees have been reviewed by
Bill Ames, City Arborist)

23.47A.024 Residential Amenity Areas
None required per amendment.
(See 23.73.010.G)

23.54.015 Required parking

B.K. Chart B: No minimum requirement for
parking residential uses in commercial
zones within urban centers.

D.1.  Chart D: In pedestrian-designated NC3
zones, parking is waived for the first
5,000 sf of each business establishment
for most.commercial uses. For eating
and drinking establishments, the first
2,500 sf is waived.

G. Up to.20 required parking spaces are
waived for new nonresidential uses in
existing structures in commercial zones.
(No nonresidential parking required)

23.54.030 Parking space standards

D. When a driveway is used for residential
and nonresidential parking, it shall meet
the standards for nonresidential uses as
described in subsection D2.

D.2.a (2) The minimum width of driveways for
two (2) way traffic shall be twenty-two
(22) feet. (See Departures)

23.54.035 Loading berth requirements
Assumed uses to be Medium or Low Demand
per Table A. Per Ghart A, loading berths for
Medium Demand uses start at 10,000 sf and
Low Demand at 40,000 sf. (Proposed area of
Medium Demand uses=9,500 sf. Proposed area
of Low Demand uses not to exceed 14,000 sf).

B.1. Exception to Loading Requirements:
For uses with less than 16,000 sf of
gross floor area which provide a loading
space on a street or alley, the loading
berth requirements may be waived by
the Director following a review by SDOT
which finds that the street or alley berth
is adequate.

(Project proposes to use the existing 16
foot wide private alley for loading).

GGLO DRAWING ISSUES: SHEET TITLE:

Chapter 23.73-
Pike/Pine Conservation Overlay District

23.73.002 Purpose and intent

A Purpose of District is “to preserve and
enhance the balance of residential and
commercial uses, by encouraging residential
development and discouraging large, single-
purpose commercial development. [n addition, a
purpose of this chapter is to promote the
conservation of Pike/Pine’s existing historic
character by limiting development to a scale that
is compatible with the established development
pattern, accommodating arts facilities and small
businesses at street level, and encouraging the
retention of the existing structures and their
architectural features that establish the District's
architectural character...”

23.73.008 Uses at street level

A. Street-level uses on principal pedestrian
streets are per 23.47A, except as
modified by this section.

B. All new structures with >5,000 sf of
commercial uses at street level,
excluding arts theaters, arts facilities,
and parking and access, shall include
commercial spaces at street level that
average 2.000 sf or less in size per
Table Ain 23.73.008.

(Project exempt from this provision-
proposed street level is a renovation of
an existing character structure and not a
‘new’ structure)

C. Maximum length of street frontage for an
individual business within a new
structure on East Pine is 50 feet.
(Project exempt from this provision-
proposed street level is a renovation of
an existing character structure and not a
‘new’ structure)

23.73.009 Floor Area Ratio
A FAR limits of the underlying zones for
residential use apply. (See 23.47A.013)

C.1 Non-residential use located in a
character structure is exempt from FAR.

PROJECT NO:

1391 First Avenue ZONING NOTES 2005035.00
g::ﬁli??NA 98101 SCALE:

Tel: (206) 467-5828 PROJECT: AS NOTED

Fax 00 670627 |00 o | ELEVENTH & EAST PINE SHEETNO

Emsi: ggo@ggiocom |0 EARLY DESIGN GUIDANCE 4.a

architecture | interior design | landscape architecture | planning & urban design




A

C.5 All floor area in residential use that
meets the provisions of 23.73.010.C is
exempt from FAR if the character
structure is retained.

23.73.010 Development Standards from

Pike/Pine Conservation Overlay District

A Floor size limit: Max. gross floor area of
any single story above 35 feet is 15.000
sf on lots greater than 15,000 sf. (Lot
area exceeds 15,000 sf. Proposed floor
area of stories above 35 feet is less than
15,000 sf)

C. A 25% increase in the floor size limit
above 35 feet in height is permitted for
projects that incorporate a character
structure (N.A.-No increase in floor size -
feasible due to size of site and existing
character structure footprint of
approximately 14,000 sf)

C.2.b. All portions of the new structure above

the street facing facades of the
character structure are set backa - -
minimum of 15 feet from all street
property lines that abut the character
structure.

C.3. As an alternative to the provisions of
subsection 23.73.010.C.2, the Director
may, as a Type | decision, waive or
modify the conditions of this subsection
based on the following:

C.3.b The newly constructed portion of the

project, through vertical or horizontal
modulation or other design treatments,
generally provides a better integration of
the. existing structure with the new

project.

D.1 Maximum structure width: % the total

width of all lots on the block abutting
East Pine.

D.2.c __ The limit on width shall not apply to the

following: Portions of a new structure
separated from a street property line by
a character structure.

F. Height exception for lots that include a
-character structure: In 65 foot zones,
the Director may permit the height of a
structure to exceed the height limit of the
zone by 10 feet. Must retain character
structure and additional height must be
residential use. Must also comply with
23.73.010.C.

|®

Residential Amenity Space.

1. Residential Amenity space is not
required for structures existing as of
April 1, 2000, that are repaired,
renovated or structurally -

altered... provided that street facing
facades are retained and 50% or more
of the gross floor area is retained.

H. Location of parking: Parking provided
as accessory parking for any permitted
use may be located on the lot, or built
into or under the structure. (Note parking
not required per 23.54.015)

23.84A.006 “C”

“Character structure” means a structure on a lot
within the boundaries of the Pike/Pine
Conservation Overlay District that has been in
existence for at least 75 years, thereby
contributing to the established scale,

development pattern, and architectural character
of the area.

23.86.019 Green Factor

Proposed green factor to be a minimum of 0.3.
Project proposes to comply via street trees and
tree pits in the ROW, a private landscaped
courtyard on Level 2, and a partial green roof.

Bonus strategies include drought-tolerant or
native plant species, harvested rainwater, and
landscaping visible from the ROW.

Potential Departures

23.47.008 Street-level development
standards

B.3.b

Northern retail space (Retail 1) on the -
street level to have a floor-to-floor height
of 11 feet in lieu of 13 feet to maintain
adequate window head height of
approximately 7 feet in residential units
on Level 2. Window head height at
Level 2 and floor-to-floor height of this
portion of Level 1 is fixed as a result of
reusing the existing character structure’s
facade and ground floor structure.

Benefits: Approval of this departure
allows reuse of the existing character
structure and makes additional housing
units feasible. '

23.54.030 Parking space standards

D.2.a

GGLO

1301 First Avenue
Suite 301
Seattle, WA 98101

Tel: (206) 467-5828
Fax: (206) 467-0627

Email : gglo@gglo.com
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Project requests departure from 22 foot
minimum driveway width requirement to
allow parking access from the existing
16 foot wide private access easement,
in order to retain the existing character
structure.

Proposed parking consists of 4 parking
stalls to be used as employee parking
and loading for the commercial uses

Benefit: Approval of this departure

allows reuse of the existing character
structure.
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Pryde -Johnson : East Pine Street - Early Design Guidance

Preliminary Project Data Summary (Scheme 'C’)

8/12/2009

Level Commercial Residence Residential Parking Trash / Bidg Parking Studio 1Bdrm 2 Bdrm Unit
Number Gross SF Gross SF NSF Gross SF Recycle Gross SF Stalls Count Count Count Total
Basement 14,000 14,000
1 9,480 1,360 2,100 400 14,000 4

R-2 11,420 9,900 11,420 9 5 2 16

R-3 11,420 9,900 11,420 9 5 2 16

R-4 11,420 9,900 11,420 9 5 2 16

R-5 11,420 9,900 11,420 9 5 2 16

R-6 11,420 9,900 11,420 9 5 2 16

R-7 11,420 9,900 11,420 9 5 2 16

TOTAL 9,480" 69,880 59,400 2,100" 400 96,520 4 54 30 12 9q

Acres Units Units/Acre FAR % of Total: 56% 31% 13%
0.35 96 272 5.4 (No FAR limit per 23.73.009.C.1+C.5)

*Site area= 15,364 SF, Existing ground floor area 14,000 SF
*All areas and statistics are preliminary subject to design

*L/W unit at street level no longer part of application
*Basement to include work space available for arts/cultural uses
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Press Condominiums - Lighter materials above masonry base

w/ flush transition (no setback)

Varied character of adjacent facades

E Pike Street - Varied character and scale

E Pike Street-
Variety of character
in new development

Broadway Crossing - Vertical moduiation, residential scale

Packard Building - Character structure w/ residential above

Pine Street - Blending of styles & scales, new construction 12th Avenue - Variety of scale & character

set back

Watermark Tower (1st & Spring) - Preserved street level facade New development at 12th & Pike - increased planting in ROW

with new structure above

10th Avenue at Odd Fellows Cafe Bar - outdoor seating / 12th Avenue - Indoor / outdoor connection

connection of interior to exterior
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