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DESIGN PROPOSAL- OPTION 1 (DEMOLISH CHARACTER STRUCTURE)
Option 1:
Demolish Character Structure
 Description:
· This scheme will not preserve the existing
character structure.
· The new building activates East Pike Street
and Summit Avenue at pedestrian level. With
retail spaces at the street level,  it continues
the pedestrian link from Seattle downtown
core to the Capitol Hill neighborhood.
· Vehicular entrance to a below grade
parking structure is located on Summit
Avenue.
· The building footprint is an rectangle
shaped, single loaded configuration with an
interior courtyard.
· The south side residential units will have
frontage toward the East Pike Street, the west
side residential units will have frontage
toward Summit Avenue. The south and east
side residential units are at zero lot line and
facing the interior courtyard.

Advantages:
· Do not have the extra expanse to preserve
the existing character structure.
· Code compliant, no departure needed.

Challenges:
· Blank walls at south and east facades.
· Large building mass is out of scale with
neighboring buildings.

E. Pike St
Summit Ave

Bellevue Ave
Crawford Pl

E. Union St

VIEW - LOOKING SOUTHEAST
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DESIGN PROPOSAL- OPTION 2 (INTERIOR COURTYARD)
Option 2:
Interior Courtyard
 Description:
· This scheme will preserve the existing
character structure.
· The new building activates East Pike Street
and Summit Avenue at pedestrian level. With
retail spaces at the street level,  it continues
the pedestrian link from Seattle downtown
core to the Capitol Hill neighborhood.
· Vehicular entrance to a below grade
parking structure is located on Summit
Avenue.
· The building footprint is an L-shaped, single
loaded configuration with an interior
courtyard.
· The south side residential units will have
frontage toward the East Pike Street, the west
side residential units will have frontage
toward Summit Avenue. The south and east
side residential units are at zero lot line and
facing the interior courtyard.

Advantages:
· Preserve the character structure and the
historic character of E Pike Street.
· Code compliant, no departure needed.

Challenges:
· Blank walls at south and east facades
· Large building mass is out of scale with
neighboring buildings.

View- Looking Southeast

E. Pike St
Summit Ave

Bellevue Ave
Crawford Pl

E. Union St
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ZONING REQUIREMENTS FOR NC3P-65

M

R-2

COMMERCIAL

RESIDENTIAL

S-2

1 1

21

1 2

M R-2 S-2

  POTENTIAL USE: (23.47A.004) SOME PERMITTED EXAMPLES

  STREET DEVELOPMENT STANDARDS: (23.47A.008)

RESIDENTIAL USES MAY NOT EXCEED 20% OF THE STREET-LEVEL STREET-FACING
FACADE WHEN FACING AN ARTERIAL OR WITHIN AN 85' FOOT ZONE.

BLANK FACADES PERMITTED: NO SEGMENT LONGER THAN 20'
TOTAL BLANK FACADE <40'

STREET-LEVEL STREET-FACING FACADES SHALL BE LOCATED WITHIN 10' OF THE
STREET LOT LINE. UNLESS WIDER SIDEWALKS, PLAZAS, OR OTHER APPROVED
LANDSCAPED OR OPEN SPACES ARE PROVIDED.

TRANSPARENCY REQUIRED: 60% FOR NON-RESIDENTIAL USES

DEPTH OF NON-RESIDENTIAL: AVERAGE 30 FT. MINIMUM 15 FT.
HEIGHT OF NON-RESIDENTIAL: 13 FT FLOOR-TO-FLOOR

AT LEAST ONE OF THE STREET-LEVEL STREET-FACING FACADES CONTAINING A
RESIDENTIAL USE SHALL HAVE A VISUALLY PROMINENT ENTRY

THE FLOOR OF A DWELLING UNIT LOCATED ALONG THE STREET-LEVEL
STREET-FACING FACADE SHALL BE AT LEAST 4' ABOVE OR BELOW SIDEWALK
GRADE OR BE SET BACK AT LEAST 10' FROM THE SIDEWALK.

LIVE-WORK UNITS LOCATED ON STREET-LEVEL STREET-FACING FACADES MUST
COMPLY WITH BLANK FACADE AND TRANSPARENCY REQUIREMENTS

STRUCTURE HEIGHT: (23.47A.012)

MAX. ALLOWED:
WITH 13'-0" STREET LEVEL:
WITH CHARACTER BUILDING:
PROJECTIONS ALLOWED ABOVE HEIGHT LIMIT:

AVERAGE GRADE HEIGHT- CALCULATED USING THE MIDPOINT OF PROPERTY LINE,
ASSUMING BUILDING HAS 0 LOT LINE:
((274.5 x 100) + (292.7 x 180) + (293.3 x 100) + (280.9 x 180)) / (100 + 180 + 100 + 180)

=160.028/560

=285.76'

FLOOR AREA RATIO: (23.47A.013)
LOT AREA:
MAX. FAR FOR NON-RESIDENTIAL:
MAX. FAR FOR SINGLE USE (RESIDENTIAL):
MAX. FAR FOR TOTAL OF MIXED-USE STRUCTURE:

FLOOR AREA EXEMPTIONS:

RESIDENTIAL AMENITY AREA: (23.47A.024)
5% OF GROSS BUILDING AREA IN RESIDENTIAL USE
91,910 SF x 5%= 4,596 SF

RESIDENTIAL, LIVE-WORK UNITS, GENERAL SALES/SERVICE, RESTAURANTS, OFFICES

65 FEET
+ 4 FEET= 69 FEET
+ 10 FEET= 75 FEET  (360.76')
PARAPETS, GUARDRAILS,
ELEVATOR OVERRUNS, ETC.

1. SMC 23.47A.013D: GROSS AREA BELOW GRADE
2. SMC 23.73.009C: STREET LEVEL COMMERCIAL USES. FLOOR AREA USED FOR
CREATION, DISPLAY, PERFORMANCE OR SCREENING OF ART, OR ARTS FACILITY.
3. SMC 23.73.010 B2d: ANY FLOOR AREA IN A NEW PORTION OF THE STRUCTURE
ABOVE 35 FEET IN HEIGHT THAT IS WITH IN THE AREA OF THE ORIGINAL
FOOTPRINT OF THE CHARACTER STRUCTURE AND IS SEPARATED FROM THE
STREET ALONG ALL STREET FRONTAGES BY THE ORIGINAL FACADES OF THE
CHARACTER STRUCTURE IS NOT INCLUDED IN THE CALCULATION OF THE FLOOR
AREA SUBJECT TO THE FLOOR SIZE LIMIT.

18,000 SF
2 (36,000 SF)
4.25 (76,000 SF)
4.75 (85,500 SF)

FAR INCENTIVE FOR BUILDING RETAIN CHARACTER BUILDING:
SMC 23.73.010B2: 25% INCREASE
85,500 SF + (25% 85,500 SF)= 106,875 SF

PROPOSED FAR:

LEVEL P2
LEVEL P1/L1
LEVEL P1/L1
LEVEL P1/L1
LEVEL L2-L4
LEVEL L5-L8

FLOOR LEVEL

18,000 SF
2,452 SF
4,850 SF
0 SF
0 SF/ FLOOR
6,375 SF/ FLOOR

NOT SUBJECT TO FAR

0 SF
9,951 SF
0 SF
1,230 SF
13,130 SF/ FLOOR
6,755 SF/ FLOOR

SUBJECT TO FAR 
PARKING
PARKING
RETAIL
LOBBY
RESIDENTIAL
RESIDENTIAL

USE

77,182 SF (< 106,875 SF)50,325 SF127,507 SFTOTAL

EFFICIENCY:

UNIT PROVIDED:
CIRCULATION:
PARKING PROVIDED

119 UNITS @ AVG. 670 SF PER UNIT
15% EFFICIENCY
103 STALLS  (0.87 STALLS PER UNIT)

PARKING LOCATION AND ACCESS: (23.47A.032)

IF ALLEY ACCESS IS NOT AVAILABLE, ACCESS IS PERMITTED FROM THE SIDE STREET
WHEN LOT ABUTS TWO OR MORE STREETS.
A LOADING ZONE MAY BE REQUIRED.

REQUIRED PARKING: (23.47A.030)

ACCESSIBLE  PARKING REQUIREMENTS: (SBC 1106)

0 STALLS REQUIRED

51-75 STALLS:
76-100 STALLS:
101 TO 150 STALLS:
151-200 STALLS:

3 ACCESSIBLE STALLS
4 ACCESSIBLE STALLS
5 ACCESSIBLE STALLS
6 ACCESSIBLE STALLS

1 ACCESSIBLE VAN STALL 

FOR EACH BLOCK FACE ABUTTING E. PIKE AND E. PINE STREETS, THE
MAXIMUM WIDTH OF ALL PORTIONS OF A STRUCTURE IS 1/2 THE TOTAL WIDTH
OF ALL LOTS ON THE BLOCK FACE. A DEPARTURE WILL BE NEEDED FOR THIS
RULE.

DEVELOPMENT STANDARDS: (23.73.010)

FOR MORE THAN 16,000 SQ FT COMMERCIAL USE, 4 SPACES ARE REQUIRED TO
AVERAGE 2,000 SQ FT, PLUS ONE FOR EACH ADDITIONAL 4,000 SQ FT UP TO 8
TOTAL.

USES AT STREET LEVEL: (23.73.008)

STRUCTURE WIDTH

WIDTH OF INDIVIDUAL BUSINESSES WITH SOME EXCEPTIONS IS LIMITED TO 50 FEET.

SETBACKS: (23.73.10.C2.b)
15'-0" SETBACK REQUIRED FROM STREET FACING FACADES OF CHARACTER
STRUCTURE

REQUIRED LANDSCAPING: (23.47A.016)
SEATTLE GREEN FACTOR SCORE OF .30 OR GREATER

BICYCLE PARKING REQUIREMENT CALCULATION

SALES & SERVICE

3,964 SF LONG TERM: 1 STALL/
12,000 SF

0.3 STALLS

SHORT TERM: 1 STALL/ 2,000 SF 2.0 STALLS

RESIDENTIAL

119 UNITS 1 STALL/

4 UNITS

29.8 STALLS

SUB TOTAL 32.1 STALLS

CODE REDUCTION FOR  (1/2 OF STALLS >50 STALLS) 0

TOTAL BICYCLE PARKING REQUIRED 31 STALLS

BICYCLE PARKING REQUIREMENT: (23.54.015.K)

SOLID WASTE CALCULATION: (23.54.040)
RESIDENTIAL: 623 SF (100 UNITS= 575 SF; > 100 UNITS= +4 SF/UNIT)
NON RESIDENTIAL: 82 SF (1-5,000SF= 82 SF)
TOTAL= 705 SF (623 SF + 82 SF)

CODE SUMMARY

  OCCUPANCY CLASSIFICATION / SEPARATIONS:

AVERAGE GRADE CALCULATION
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Hunters Capital, LLC . Portfolio Examples (Developer)

The Forad Building 401 East Pike1620 Broadway

900 East Pine St 1517 12th Ave 1000 East Pike St
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