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DEVELOPMENT OBJECTIVES

ZONING INFORMATION
SITE ADDRESS:
4200 & 4222 SOUTH OTHELLO STREET

KING COUNTY ASSESSOR’S PARCEL NUMBERS:
800000035 & 2724049158

ZONING MAPS:
173 & 174

ZONING:
MUP Zoning & MUP Revision Zoning: NC3P-65 and designated “P-SS-OT”
Current Zoning (not used): NC3P-85 and designated “P-SS-OT”
P = Pedestrian
SS= South Seattle Reinvestment Area
OT= Othello Station Area Overlay

STRUCTURE HEIGHT LIMIT:
65 Feet

MAXIMUM FAR:
5.75 (Including residential and above grade parking).

SETBACKS:
No building setbacks are required or applicable for this project.

PERMITTED USES:
Multifamily Residential and Non-residential uses including Retail Sales and Services, General, and Indoor Sports
and Recreation, and four live work units, are all uses permitted outright in this NC-3 zone.

OTHER:
Residential uses may not occupy, in the aggregate, more than 20% of the street-level street-facing fa ade in a
pedestrian designated zone, facing a designated principal pedestrian street (South Othello Street).

60% of the street-level street-facing fa ade between two and eight feet above the sidewalk shall be
transparent.

In pedestrian designated zones along pedestrian designated streets, a minimum of 80% of the width of the
structure’s street-level street-facing fa ade that faces the street must be occupied by uses listed in
23.47A.005.E.1.The remaining 20% of the street frontage may contain other permitted uses and/or pedestrian
entrances.

This project shall meet the Seattle Green Factor Requirements.

RESIDENTIAL AMENITY AREA CALCULATION:

Residential Amenity Areas are required in an amount equal to five percent of the total gross floor area in
residential use.

Gross Residential Floor Area (Gross Floor Area in Residential Use Less Res. Use Mechanical, Parking, and
Residential Amenity Floor Areas) = 267,982 SF

Required Amenity Area (5% of Gross Residential Floor Area):= 13,399 SF

RESIDENTIAL AMENITY AREA PROVIDED:

Common Residential Amenity Areas:
Othello Station Court Public Open Space    927 SF
Woonerf Court Public Open Space (Not Included)
Elevator Lobby Roof Deck (Phase II, Level R-1)    125 SF
Common Roof Decks 2,723 SF

Total Common Amenity Areas: 3,775 SF

Private Residential Amenity Areas
Private Unit Roof Decks, Decks, & Balconies         15, 928 SF

Total Residential Amenity Area Provided: 19,703 S.F.

DESIGN DEPARTURES:

THE SMC LAND USE CODE DEPARTURES APPROVED WITH MUP
# 3007649 ARE SHOWN BELOW WITH AMENDMENTS TO THE
ORIGINAL MUP JUSTIFICATIONS ASSOCIATED WITH THE
PROPOSED MUP REVISIONS.

THERE ARE NO NEW SMC LAND USE CODE DEPARTURE
REQUESTS PURSUANT TO THE MAJOR MUP REVISIONS
SUBMITTAL # 3016131 HEREIN.

1) SMC 23.47A.008.D.2:
THE EAST FA ADE OF THE OTHELLO NORTH PROJECT (ALONG
3RD AVENUE SOUTH) ABUTS A SINGLE-FAMILY RESIDENTIAL
L-2 ZONE TO THE EAST.  IN ORDER TO CREATE AN
APPROPRIATELY-SCALED PEDESTRIAN AND RESIDENTIAL
ENVIRONMENT AND TO MITIGATE THE SCALE OF THE
DEVELOPMENT ALONG 43RD AVENUE, THE MASSING STEPS
DOWN TO A LOWER HEIGHT AT THE GROUND RELATED
RESIDENTIAL UNITS FRONTING THE LOWRISE ZONE AND THE
OTHELLO PLAYGROUND PARK.

SMC LAND USE CODE SECTION 23.47A.008.D.2 REQUIRES
THAT STREET LEVEL RESIDENTIAL USES IN COMMERCIAL ZONES
SHALL BE AT LEAST 4 FEET ABOVE OR 4 FEET BELOW THE
SIDEWALK GRADE OR BE SET BACK AT LEAST 10 FEET FROM
THE SIDEWALK. HOWEVER, IT IS NOT FEASIBLE TO RAISE THE
RESIDENTIAL FLOOR LEVELS AT GRADE ALONG 43RD AVE.
SOUTH 4 FEET FROM SIDEWALK GRADE AND MAINTAIN
HABITABLE SPACE REQUIREMENTS FOR HEAD CLEARANCE
WITHIN THE UNITS. THEREFORE, THE DESIGN TEAM IS
REQUESTING A DEPARTURE TO ALLOW FOR THE UNITS TO BE
RAISED 2’ ABOVE THE SIDEWALK RATHER THAN 4’-0”.  THESE
STREET LEVEL UNITS HAVE ALSO BEEN SET BACK 3 FEET TO
ALLOW FOR INCREASED SIDEWALK AND LANDSCAPE WIDTH.

ORIGINAL MUP JUSTIFICATION:  ALLOWING THIS TOWNHOME
BUILDING MASS TO PROJECT AWAY FROM THE MASS OF THE
UPPER STORIES WILL HELP MITIGATE THE SCALE OF AND
DISTINGUISH THIS PORTION OF THE DEVELOPMENT. WITH
LOWRISE AND SINGLE-FAMILY RESIDENTIAL ZONED
NEIGHBORHOODS IN THE IMMEDIATE VICINITY, THIS WILL
CREATE AN APPROPRIATELY-SCALED PEDESTRIAN AND
RESIDENTIAL ENVIRONMENT.

MUP REVISION JUSTIFICATION: ALLOWING THE 43 RD AVENUE
SOUTH STREET/GROUND RELATED RESIDENTIAL BUILDING
MASS TO PROJECT BEYOND  THE UPPER STORIES WILL
MITIGATE THE SCALE OF THIS PORTION OF THE DEVELOPMENT
AND CREATE AN APPROPRIATELY-SCALED URBAN
RESIDENTIAL PRESENTATION TOWARDS THIS PEDESTRIAN
ROUTE AND ADJACENT LOWRISE-2 RESIDENTIAL ZONE.  THESE
UNITS ARE RAISED 2 FEET ABOVE AND ACCESSED DIRECTLY
FROM THE STREET TO FOSTER IMPROVED SECURITY
THROUGH INCREASED ACTIVITY AND EYES ON THE STREET.

2) SMC 23.47A.032.A.1.C:
ACCESS TO THE PARKING MUST BE FROM THE STREET WITH
THE FEWEST LINEAL FEET OF COMMERCIALLY ZONED
FRONTAGE (43RD AVENUE SOUTH). A SECOND CURB CUT AND
PARKING ENTRY IS PROPOSED ALONG 42ND AVENUE SOUTH
AS ACCESS FOR COMMERCIAL SERVICES, LOADING, AND
TRASH PICK-UP. DURING PREVIOUS CONVERSATIONS IN THE
EARLY DESIGN PHASE, DPD HAS ENCOURAGED THE DESIGN
TEAM TO LOCATE CURB CUTS AND PARKING ACCESS AT 42ND
AVENUE TO EFFECTIVELY REDUCE NEIGHBORHOOD TRAFFIC
LOADS. THE DESIGN TEAM IS REQUESTING A DEPARTURE TO
ALLOW A CURB CUT AND PARKING ENTRY FROM 42ND
AVENUE SOUTH IN ORDER TO REDUCE COMMERCIAL SERVICE
VEHICLES FROM 43RD AVENUE AND TO HELP PROTECT THE
PEDESTRIAN CHARACTER OF SOUTH OTHELLO ST AND 43RD
AVENUE SOUTH.

ORIGINAL MUP JUSTIFICATION:  PARKING ACCESS IS PROPOSED
ALONG BOTH 42ND AND 43RD IN ORDER TO MITIGATE TRAFFIC
IMPACTS TO NEIGHBORING PROPERTIES FROM THE PROPOSED
DEVELOPMENT. BY PROVIDING TWO PARKING ACCESS POINTS WE
WILL BE ABLE TO EFFECTIVELY REDUCE NEIGHBORHOOD TRAFFIC
LOADS. DURING PREVIOUS CONVERSATIONS IN THE EARLY DESIGN
PHASE, DPD HAS ENCOURAGED THE DESIGN TEAM TO LOCATE CURB
CUTS AND PARKING ACCESS ALONG 42ND, WHICH IS
PREDOMINANTLY FOR COMMERCIAL AND SERVICE USES. OFFSTREET
LOADING AND SERVICING IS REQUIRED FOR RETAIL SPACES AND
TRASH REMOVAL. THE PROPOSED DEVELOPMENT LOCATES ACCESS
TO OFFSTREET LOADING AND SERVICING ALONG 42ND AND
REDUCES LOADING SERVICES FROM LOWRISE RESIDENTIAL ZONE
ACROSS THE STREET ALONG 43RD AVENUE SOUTH.

MUP REVISION JUSTIFICATION:  ADD: BOTH THE ORIGINAL MUP AND
THE MUP REVISIONS ARE SHOWN AS A PHASED PROJECT AND THE
DPD PROCESS WILL INCLUDE A BOUNDARY LINE ADJUSTMENT TO
ALLOW FOR TWO SEPARATE PARCELS AND OWNER/APPLICANTS.
ALTHOUGH THE PROPOSAL INCLUDES SOME PORTIONS TO BE
SHARED PARKING, OFFSTREET LOADING, AND SERVICING FACILITIES,
EACH OF THE TWO PROPOSED PHASES OF THE PROJECT WILL
REQUIRE INDEPENDENT PARKING AND UTILITY SERVICES ACCESS.

PROJECT DESCRIPTION:

The construction of a transit-oriented mixed-use project to include
approximately of Commercial street level uses including 8,000 square
feet of non-residential general sales and services and indoor sport
floor area and 6,000 square feet of Live Work Floor Area.  The
project principally consists of approximately 280,000 SF of primary
and accessory multi-family residential uses for a total project area
(including structured and surface parking) of 360,000 square feet.
The project is comprised of 351 units and 234 parking stalls to be
implemented in two phases.  Access to parking is proposed from 42nd
Avenue South for Phase I residents and commercial uses and shared
loading; access for Phase II residents and commercial uses is
proposed from 43rd Avenue South.

DEVELOPMENT OBJECTIVES:

The design and development objectives for the Othello Station North
project is the realization of a transit oriented mixed use commercial
and multifamily residential development consistent with the
neighborhood and City objectives for the most prominent corner of
the Othello Station.  The proposed development is to be completed in
two phases.  The project includes approximately 380,000 square feet
of new construction, including 234 surface and structured vehicle
parking spaces, 351residential units, four ground related units, and
approximately 13,500 square feet of non-residential uses including
Retail Sales and Services, General, and Indoor Sports and Recreation,
and four Live Work uses.

The lower two floors house the non-residential uses along the street
fronts with all parking within the mass in an auto-pedestrian mixed-use
landscaped green woonerf courtyard.  Four ground related units,
permitted along 43rd Avenue South) face the adjacent Lowrise zone to
the east. Above the first two commercial levels are five levels of
multifamily residential units along with circulation and accessory uses.
These levels include a generous amenity room at the southwest transit
oriented corner with direct access to the substantial landscaped roof
deck common amenity areas.

LOCATION/CONTEXT:

The site abuts 42nd Avenue South to the west, 43rd Avenue South to
the east, and South Othello Street to the south.  South Othello Street
is designated as a principal pedestrian street.  The project is just east
of Sound Transit’s Othello Station completed in 2009.  The site is kitty
corner to the Othello Playground Park located immediately across
South Othello Street at the southeast corner of the site.

2



DRB Recommendation Meeting Packet 
Veer Architecture

URBAN ANALYSIS - VICINITY MAP
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URBAN ANALYSIS - STREETSCAPE PHOTOMONTAGES

Streetscape photomontage of 42nd Avenue S. looking east toward siteStreetscape photomontage of 42nd Avenue S. looking west away from site

Streetscape photomontage of South Othello Street looking north toward site

Streetscape photomontage of South Othello Street looking south away from site
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URBAN ANALYSIS - STREETSCAPE PHOTOMONTAGES

Streetscape photomontage of 43rd Avenue South looking east away from site

Streetscape photomontage of 43rd Avenue South Looking west toward site

View of M.L.K. Jr. Way S and New Holly development from site

View of M.L.K. Jr. Way S from site
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PERTINENT DESIGN GUIDELINES

Early Design Guidance:

A-1 Responding to Site Characteristics
The siting of buildings should respond to specific site conditions and opportunities such as nonrectangular lots,
locations on prominent intersections, unusual topography, significant vegetation and views or other natural
features.

The urban and community center of the MLK@Holly St. Neighborhood is developing rapidly around the Othello Light
Link Rail Station at the intersection of Othello Street South and MLK Jr. Way South. The Light Rail Station, which
opened in 2009, is located adjacent to this project site to the west. Along with the completion of the Othello
Station South (DPD#3006405) (OSS) project directly across South Othello Street to the south, the proposed
Othello Station North project will effectively establish a ‘gateway’ to the South Othello TOD venue from the
residential neighborhoods and park to the east while also serving as a buffer and scale transition from the active
transit and business corridor along MLK Junior Way South.

From the broad perspective, the four sides of the projects abut distinctly different activities and scales within
the immediate neighborhood context. The Board has asked that the project engage the streetscape appropriately
along each frontage, which has been accomplished by varying the project’s engagement with the street, the street
level uses, the building program, the landscape elements and other features along each of the building frontages.

South Othello Street is a Pedestrian-designated street. The proposed Othello Station North project, similar to
OSS South project across S. Othello Street to the south, will provide continuous commercial non-residential uses
as well as a mid-block a south facing “Othello Station Court” public open space/plaza to encourage a diversity of
neighborhood pedestrian activities emulating the existing OSS landscaped open space across the street.

At the west end of South Othello Street the Transit Plaza area fronts the Othello Station North Phase I primary
building entrance.  The recently completed Transit Plaza faces the proposed southwest building entrance at the
corner of MLK Jr. Way South and the transit “Kiss n’ Drop” cul-de-sac at the south termination of 42nd Avenue
South. A Bike Shop and four Live Work units have been incorporated along the 42nd Avenue South street level
street facing commercial uses.  These uses correspond to comparable small business commerce and respond to
the multi-modal spirit of the transit district, and should both benefit from and promote activity  along these
transit oriented  streets and plaza along the MLK Jr. Way South corridor.

The proposed commercial non-residential uses extend along South Othello Street to the southeast corner north
and the primary entrance for Phase II of the project.  Active commercial street uses including a public fitness
center adjacent to the public open space continue defining the transit and commerce oriented “gateway” transition
along the approach from the adjacent residential community to the east. Beyond the lively pedestrian oriented
southeast corner the building turns north along 43rd Avenue South and responds to the smaller scale of the
neighboring churches and Lowrise-2 multifamily residential zone to the east) by setting back from the property line
with four linear residential units to afford the security of around the clock “Eyes on the street.”

The north side of the site abuts to another NC3-65 zoned property.  Additionally there are approximately 10-12
large Blue Atlas Cedar trees just north of the property line and the project responds by setting the building back
5’-0” to 12’-0” to help protect their root systems for the majority of the north property line.  There is no
setback proposed at the far northwest extents of the north property line where the existing building foundation
has long established tree roots diverted away from property line. Green walls and low green roofs are proposed
long the North Fa ade.

The building form is divided into two distinct sections to help minimize the scale of the project; the two distinct
portions of the building also reflect the two phases of the project.  The Primary entrances for the project
multifamily residential use above are located at the SW and SE corners along the pedestrian street (S. Othello
St.).   Along 43rd Avenue South the building mass responds to the quieter streetscape with ground related housing
setback to allow for increased sidewalk width and landscaping.  Along all street fronts the residential uses above
are setback from the street level fa ade to reduce scale and with a fa ade that offers a musical articulation of
bays and recesses enhanced by the lively color and materials palate, decks and balconies, and the modulation at
the roof top and prominent gateway corners.  Phase I, located along 42nd South and South Othello, and faces the
more vociferous urban streets with a higher concentration of vehicle and multimodal transit traffic.

Access to parking and building services is provided along both 42nd and 43rd Avenue South (east and west sides
of the project, one entrance for each phase), with the shared loading dock located at the entrance from 42nd
Avenue South. The ingress/egress from 42nd Avenue South will be the primary access for non-residential uses,
services, and the residents of Phase I of the project; however it is intended to be a shared entrance with Phase II.
The primary ingress/egress for the residential uses in Phase II will be from 43rd Avenue South.

A-2 Streetscape Compatibility:
Othello-specific supplemental guidance:
A strong relationship between the building and the street adds character and quality to the Othello business district.

Along South Othello Street and 42nd Avenue South the fa ade reveals active commercial non-residential street level uses through a
rhythmic expression of prospect and transparency with multiple points of entry.  The proposal is designed to accommodate a diversity
of potential businesses of various types and sizes consistent with the adjacent commerce and the City’s Othello Neighborhood Plan.
Where possible, grading is designed to allow accessibility to commercial spaces with minimal vertical grade separation, and setbacks
are minimized to engage the non-residential uses at or near the sidewalk edge. Along South Othello, the retail base breaks to create a
generous south facing plaza adjacent to the fitness center and a prospective caf  or restaurant.

The proposed “Othello Station Court” public open space/plaza midway along South Othello Street affords a binary visual connection to
the OSS open space resonant across on Othello as well as a six story framed preview of the vibrant landscaped Woonerf court inside.
This approachable pedestrian street front court is intended not only as a pedestrian crossroads, a place for social gathering, and
local respite, it also serves to mitigate the length of the project massing, fa ade, and street uses along South Othello Street.
Bordering the southwest Transit Plaza the transparent commercial storefronts wrap the corner flanking the primary residential entry
for Phase II. At the transit “Kiss n’ Drop” at the transit plaza and 42nd Avenue South is the access to the Woonerf Court parking,
loading berth, and services. This access location equally benefits the Live/Work businesses along 42nd Avenue South other non-
residential uses along S. Othello Street.

Overhead weather protection is provided along South Othello, 42nd Avenue South, and portions of 43rd Avenue South. We will work
closely with SDOT, Sound Transit, and Metro to finalize the improvements in the neighborhood including street furniture and proposed
bus stops. Public art is proposed at the Othello Court gateway to the Woonerf Court.

Along 43rd Avenue South, the streetscape largely consists of sidewalk expansion, improvements, landscaping, and street trees to
define the program activities.  The street level uses include the primary residential entrance and lobby at the southeast corner for
Phase II, curb cut and parking access for Phase II, pedestrian entrances to the Woonerf Court and four urban studio residential units.
These 43rd Avenue South urban studio units are clearly articulated and reflect the Lowrise multifamily scale across the street,
incorporate a more metropolitan style of tall glazing and detailing, and are set back from the property three feet and the floor levels
are raised a minimum of two feet for vertical separation from the sidewalk and increased privacy.

A-3 Entrances Visible From the Street:
Entries should be clearly identifiable and visible from the street.

All commercial and residential entrances are visible and directly accessible from the sidewalk. There are two primary multifamily
residential entrances, one for each phase of the project, located at the corners of 42nd and 43rd Avenues South contiguous to
South Othello Street. These prominent entrances designed to ‘ground’ the residential connections to the street level as well as further
engage and activate the pedestrian street at the corners.

A-4 Human Activity:
Othello Specific supplemental guidance
New development should be sited and designed to encourage human activity on the street (Excerpted from the Citywide Design
Guidelines)
The life of the neighborhood should be closely tied to the character of its public space. It is especially important to recognize
streets as public spaces. The design of buildings can help determine the level of activity on the street. Where storefronts meet the
sidewalk, social interaction can be intensified by adding vitality. New development is encouraged to support the area’s pedestrian
designated streets and the Station Area Overlay District by contributing to a consistent building line at or near the sidewalk.

The project recognizes the desire to encourage human activity, particularly where the building meets the surrounding streets. The
project will encourage human activity by creating a vibrant commercial business zone along 42nd Avenue South overlooking MLK Jr.
Way South and South Othello Street with visible commercial entries and an active appropriately articulated and scaled residential
environment along 43rd Avenue South.

Along South Othello Street, the building setback has been minimized consistent with the Design Guidelines for more engagement with
the street. The project affords a south facing, recessed public courtyard providing visual access to the large interior Woonerf open
space. The proposed street level “Othello Station Court” provides seating and landscaping and in conjunction with the smaller scaled
courtyard on the south side of the street provides a mid block neighborhood place for social gathering and/or reprieve. Overhead
weather protection will be provided along 42nd Avenue South, South Othello Street, and portions of 43rd Avenue South and is
designed to accommodate commercial signage and appropriate lighting.
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PERTINENT DESIGN GUIDELINES

A-5 Respect for Adjacent Sites:
Othello Specific supplemental guidance
Several zone edges between commercial (C1) and single family zoned properties exist in the neighborhood. This
could result in visual impacts, as well as traffic and noise conflicts between these properties.

All loading and service activities associated with the project occur within the parking structure, and are not visible
from the pedestrian designated streets (South Othello Street and MLK Jr. Way S.).  The loading dock area is
shared by both phases of the project located and is off 42nd Avenue South away from the lower density Lowrise
zoning across the site on 43rd Avenue South.   A cohesive landscape site design is proposed consisting of street
trees and complementary concentrated landscape treatment where appropriate and in concert with high visibility at
important street level places, street corners, and building entrances.

A-6 Transition from Residence to Street:
Othello Specific supplemental guidance
Ground related residential development, such as townhouses is encouraged at locations along public open space
such as Othello Park to create human activity along the park and provide for social interaction among residents
and neighbors.

Along 43rd Avenue South the building has been set back from the property line to allow for sidewalk and landscape
expansion and improvements. This allows for a wider pedestrian path fronting the proposed ground related urban
studio units, and in combination with raised residential floor levels provides increased privacy while maintaining the
increased security afforded by these residents. The proposed setback, vertical separation, and reduction in
massing and scale at the first two street levels is across from the Lowrise-2 zone along 43rd Avenue South and
provides a transition from this larger scale commercial zone project to low density multi-family smaller buildings to
the east.

A-7 Residential Open Space
Residential projects should be sited to maximize opportunities for creating usable, attractive, well-integrated open
space.

The proposed project integrates a hierarchy of public, common, and private open spaces.  Open to the public is
“Othello Station Court”, a substantial social gathering courtyard almost midway along South Othello Street mirroring
a similar public open space across the street to the south. Also open to the public during business hours and open
to the sky is the Othello Station North interior Woonerf Court, a large landscaped mixed-use courtyard for
parking, tactile pedestrian pathways, a sunlit “Ramp Landing” with elevated views of the green features and visible
connection to the Othello Station Court, and Green walls along with a range of green parking lot features.

Common open spaces include substantial shared roof decks each with green factor landscaping and plantings, a
shared Amenity Room at the southwest corner of the upper residential level with glazed stairway connection to the
roof deck above, and with additional shared roof decks and amenity areas in Phase II.

Private access to the outdoors is provided to all residential units, some upper level and Woonerf fronting units
have Juliette-type balconies open to the living spaces, many street facing units have private decks, and almost all
units on the first residential level have substantial roof decks facing the streets as the residential levels are set
back from the street fronts and non-residential levels below at grade.

A-10 Corner Lots:
Othello Specific supplemental guidance:
Consider sitting and designing structures on corner lots to take advantage of their role as gateways and activity
nodes in the community. Locating open spaces such as plazas for public use can promote a physical and visual
connection to the street.

There are two significant corners to the project.  The southwest corner of 42nd Avenue South and the MLK Jr.
Way S. /South Othello Street Intersection Transit Plaza will provide the primary image of the project from the
transit station, and the southeast corner of South Othello Street and 43rd Avenue South will afford a visual
“gateway” from the residential neighborhoods and large Othello Playground park to the east. Both of these corners
of the proposal promote both physical and visual connections to the street as outlined by the Othello
Neighborhood Guidelines. At the MLK/42nd/Othello corner, the generous transit plaza area is oriented towards the
primary entrance and articulated building corner. At the Othello/43rd intersection the building expresses the north
side of the Othello Station “gateway” with a corner wrapped commercial facade while conveying the prominence of
that important corner place turned to face the kitty corner Othello Playground, a meaningful embrace and prospect
to the closeness of this glorious neighborhood park.

The building forms, articulation, materials and finishes, and details are designed to strongly articulate the hierarchy,
type, ease of access, and significance of the many commercial storefronts, live/work units, and residential use
entrances. At the upper levels the building mass is also modulated to follow the street edges while emphasizing the
role of the street as the dominant formal influence in this urban environment.

B-1 Height Bulk and Scale
Othello Specific supplemental guidance:
Much of the MLK@Holly business district is zoned for large, 65’ tall buildings. Careful siting, building design and building
massing at upper levels are encouraged to achieve a sensitive transition between the 65’ commercial zone and adjacent
residential zones. Large, monolithic buildings are discouraged.

Development standards for the NC3-65 zone, the Othello Station Overlay, and the South East Seattle Reinvestment Area
zoning encourage higher density development. However, this proposal balances this density through sensitive transitioning to
the adjacent neighborhoods and uses.

The proposed design has diminished the would-be bulk of the building massing and averted a likely monolithic appearance by
creating distinct building modules and forms at the street as well as above the street level.  These forms articulate the
massing in diverse ways that are appropriate to a variety of adjacent contexts, providing mixed palette of colors and
materials that all help to reduce the scale of the project where appropriate, and create a distinct visual identity and
delight to the Othello Station Neighborhood.

The building has a transparent yet firm commercial base with a vibrant residential top. The massing is further broken by a
series of grand architectural gestures, including the public Othello Station Court along South Othello Street, open and
connected to the dynamic interior Woonerf court.  A glazed ‘tower’ at the SW corner faces the transit corridor, and a
second glazed ‘tower’ at the SE corner faces the gateway from the neighborhood and Othello Playground Park. The two
residential entrances face the two primary street corners and serve to ground the upper residential stories by connecting
them directly and significantly embracing the diverse context at each street corner. Between these larger gestures, the
proposal affords a sensitive balance between variation and repetition to provide some continuity to the composition.  The
fabric of fenestration and modulation introduces a more human scale to the overall composition with decks, balconies,
terraces, patterns in transparency and openings, and details. Facing residentially scaled neighborhoods across 43rd Avenue
South, a combination of recesses and bays, balconies, and upper level setbacks above street level residential units combine
to create an effect of diminished scale. On the two facades facing the pedestrian and transit oriented streets, these same
components are organized into more taut composition. This effectively presents the variety of massing, scale, and character
to afford the diversity of this building that is appropriate to its divergent contextual relationships.

C-2 Architectural Concept and Consistency
Building design elements, details and massing should create a well-proportioned and unified building form and exhibit an
overall architectural concept.

There is a consistent and continuous zone of at-grade commercial storefronts, Live/ Work businesses, and residential units,
sited at the street level where apposite to their context to provide the framework to be inhabited and differentiated by the
diverse individual local businesses and residents of the emergent Othello Station Community. All levels are characterized by a
consistent palette of materials and forms, and have been articulated and differentiated in these materials and variations in
scale that are appropriate to the contextual variety in the surrounding neighborhood.  These combined design elements
present a unified yet contextually distinct architectural character while serving to exhibit diversity along each vista and
avoid a monolithic appearance.

C-3 Human Scale
The design of new buildings should incorporate architectural features, elements and details to achieve a good human scale.

Commercial street-level features include overhead weather protection with appropriate lighting and signage. These design
elements define and activate the business street level sidewalk commerce areas and entrances. Human scale is also
emphasized through the bay and recess spacing, the locations of the entrances, the articulation of the storefront system,
and raised landscape planters that may also be used for sidewalk seating along the busy pedestrian and transit oriented
streets. Along the street level residential units on 43rd Avenue South, there will be widened sidewalk and landscape
improvements as well as grade separation between the residential floor level and the sidewalk to create a pleasantly scaled
street pedestrian friendly environment.

C-4 Exterior Finish Materials
Othello specific supplemental guidance:
Encourage High Quality Construction,
All new buildings are encouraged to be constructed as long-term additions to the urban fabric.

The design of the project features high-quality and durable materials that are also urban residential and transit oriented in
character and commonly found in construction and the surrounding neighborhoods. Specific materials at the commercial
street levels include masonry and aluminum storefronts, designed with the appropriate scale and level of detail
commensurate with the active Othello Station business milieu. The residential levels above the street have been designed with
a consistent palette of materials and colors used in a variety of ways, with rhythmic modulation of bays and recesses, and
with a variety of window and door compositions interspersed with decks and balconies. All materials will be detailed to
reflect a sense of permanence, to provide human scale within the larger composition, and to create appropriate scale and
proportion.
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PERTINENT DESIGN GUIDELINES

D-1 Pedestrian Open Space and Entrances
Othello Specific supplemental guidance:
Activate the Street Edge
Providing space for intermingling of pedestrians and shoppers at the street level on MLK Jr. Way S will help create a socially and visually stimulating MLK@Holly business
district. Multiple storefronts, shop entrances and activities enliven the street and provide a safe pedestrian environment. Generous windows placed at the ground floor give
people inside an awareness of activity on the street. This is commonly referred to as “eyes on the street” and supports an active day and night street environment.

The streetscapes along the fronting the Othello Station North project have been propose a variety of public open spaces to encourage the social interaction of pedestrian,
business, and transit patron community and endorse the City’s objectives for a socially and visually stimulating environment in the MLK@Holly business district. In addition to
commercial storefronts, the project proposes new street trees and a large street front public gathering space, the Othello Station Court, along South Othello Street.

Generous storefront glazing front an assortment of business types, sizes, and entrances announce the stimulating business activities within and will serve to generate
pedestrian business and activity along 42nd Avenue South and South Othello Street.  The commercial base, storefront glazing, and multiple building entrances continue along 43rd
Avenue South to with a more urban residential character at the ground related residential units facing the Lowrise zone to the east. There are also two primary residential
entrances at the southwest and southeast corners along South Othello Street. Both residential entrances have significant glazing to contribute to and enliven the active
streetscape. Proximity to the LINK Light Rail station will ensure a high volume of pedestrian activity along South Othello Street both day and night.

D-7 Personal Safety and Security
Othello Specific supplemental guidance:
Project design should consider opportunities for enhancing personal safety and security in the environment under review.
“Defensible Space” is the term used to describe an area that has been made a “zone of defense” by the design characteristics that create it. Under the defensible space
guidelines, areas associated with a development site are categorized as either public or private. This designation helps define the appropriate activity and use for each area.

The streetscape design described in D-1above maximizes the opportunities for “eyes on the street” and allows for comprehensive observation of the zone of defense along all
three street fronts with minimal blank walls and/or hiding spaces.  Where transitions occur between public and private, landscaping, low walls, and changes in hardscape will be
used to define ease of access and a sense of entering defensible spaces using CPTED principals for design. The Othello Station Court will be gated to provide a security
barrier between the street and Woonerf Court after business hours.

.

Lighting
Good Lighting is one of the most effective crime deterrents.  When used properly, light discourages criminal activity, enhances natural surveillance opportunities, and reduces
fear.  Lighting can influence an individual’s feelings about his environment from and aesthetic as well as a safety standpoint.  A bright, cheerful environment is much more
pleasing than one that appears dark and lifeless.

Adequate lighting will be provided at all building entries; along all street front facades (under the canopies or along the fa ade); at Othello Station Court (under the bridge,
along the fa ade, and in the planters/benches); at the Woonerf Court (under the building above where occurs, street level lighting in the open mixed auto pedestrian spaces,
and landscape areas as needed); and along the north fa ade (security level down lighting) as necessary to maintain safe illumination levels throughout the project at night while
minimizing light spill into adjacent neighborhoods.

Landscaping
Landscaping, like architectural design, plays a significant role in CPTED.  One function of landscaping in crime prevention is aesthetics, as an attractive environment generates
a sense of pride and ownership.  Landscaping can be used to perform a variety of design functions including as a symbolic barrier marking the transition between zones.

Landscaping will also be utilized to make the transitions between commercial, residential and service zones and optimize the pedestrian experience. Landscape treatments will
include street trees, raised planters, ground cover, and varied paving patterns.  Also please refer to further description above regarding the proposed landscaping role in the
planning of the Othello Station North defensible spaces.

O-2 Othello Neighborhood Site-Specific Design Guidelines
Northeast and Southeast Corners of Martin Luther King Jr. Way S and South Othello Street.

At the southwest corner of Othello Station North is the intersection of MLK Jr. Way South, 42nd Avenue South, and South Othello Street a grand transit plaza was recently
completed. These recent transit plaza improvements provide a significant focal point for the project at this very visible corner. The proposed transparency along this street
front, the multiple commercial uses and entrances, the significant primary residential entrance at the transit plaza corner, and additional landscaping along the street will all
serve to further activate this highly prominent transit oriented corner. This proposal includes a highly visible public plaza at mid-block, the “Othello Station Court” along South
Othello Street to further activate the busy pedestrian street sidewalk as well as mitigate the length of the commercial fa ade and apparent bulk of the project.

The two residential entries on the southwest and the southeast corners are focal points of the project, as is the public Othello Station Court that connects the project from
South Othello Street to the Woonerf court within.

The upper portions of the building have been separated into two distinct buildings to decrease the mass and apparent size of the development. Where possible we have also
stepped back the mass of the project at the upper levels. We have also provided residential units along 43rd Avenue South to create the appropriate scale and active street
level use sympathetic to the adjacent Lowrise residential neighborhood to the east.
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SITE ANALYSIS
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Along S. Othello Street and 42nd Ave. S., the building frontage at
the sidewalk consists of transparent storefronts to different uses
including general sales, services & offices, live/work and a
residential lobby. The area for general sales, services & offices has
multiple points of entry to accommodate uses of various sizes.

Along Othello the building edge defines an entrance
court that mitigates the building’s apparent length along
the street and is large enough to accommodate
gathering and public art. Overhead weather protection
is provided along both 42nd Ave. S. and S. Othello
Street.

RESPONSE TO DESIGN GUIDANCE - OVERVIEW
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At the northwest corner of M.L.K. and South Othello, there
is a generous plaza recently completed as part of the Link
Light Rail construction. This plaza will be enhanced and
activated with the main residential entry for the project at
this corner.

In addition we have created a highly visible courtyard at mid-block along South Othello to
mitigate the length of the building facade and apparent bulk of the project. The two residential
entries are focal points of the project, as is the courtyard that connects the center Woonerf
court to the Othello playground to the Southeast. We have provided some street level units
along 43rd with a scale that is sympathetic to the adjacent residential neighborhood.

RESPONSE TO DESIGN GUIDANCE - STREETSCAPE COMPATIBILITY
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Green Roof

RESPONSE TO DESIGN GUIDANCE - STREETSCAPE COMPATIBILITY
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GREEN WALL EXAMPLES

LANDSCAPED AREAS

WOONERF COURTYARDS

RAMP LANDING

SECTION AT COURTYARD LOOKING NORTH OTHELLO COURT

RESPONSE TO DESIGN GUIDANCE - STREETSCAPE COMPATIBILITY/WOONERF
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KEY PLAN

ARCHITECTURAL CONCEPT - BUILDING ELEVATIONS

West Elevation

East Elevation
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KEY PLAN

ARCHITECTURAL CONCEPT - BUILDING ELEVATIONS

South Elevation

North Elevation
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42ND AVENUE SOUTH - ELEVATION AND PLAN
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SOUTH OTHELLO STREET - ELEVATION AND PLAN
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43RD AVENUE SOUTH - ELEVATION AND PLAN
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View of South Othello St. from Othello Station

Othello North aerial view

RESPONSE TO DESIGN GUIDANCE - RESPONDING TO SITE CHARACTERISTICS

The Othello neighborhood is being transformed by significant economic development
and a number of external influences, including Sound Transit’s Link Light Rail.  Within
this broader context, the three street frontages of the project comprise distinct
activities and scales and the Board had previously asked that the project engage
the streetscape appropriately along each frontage.  Therefore the design of the
project attempts to respond uniquely to each of its frontages.  Both M.L.K. Jr. Way
South and South Othello Street are pedestrian designated streets.  The project
provides a variety of uses along South Othello Street to help define the “gateway” as
members of the adjacent community approach the project from the east.

Access to parking and building services is provided via two entrances off 42nd
Avenue and 43rd Avenue respectively.  Loading and service vehicles will be directed
to the entry off of 42nd Avenue South to keep heavy traffic away from the
pedestrian designated South Othello Street.  In addition, street level units are
provided at grade on 43rd Avenue to help reduce the scale of the building at the
adjacent single-family residential zoned parcels.
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View at South Othello StreetOthello North Entry

RESPONSE TO DESIGN GUIDANCE - PEDESTRIAN SPACE AND ENTRANCES

The streetscape will be characterized by creating space for intermingling of
pedestrians at street level to meet the City’s goal of providing a socially and
visually stimulating environment.  In addition to the storefronts to general
sales, services & office and the residential entries the project will provide a
pedestrian plaza along South Othello.  Fully glazed storefronts with multiple
entrances are provided along M.L.K. and Othello to generate pedestrian
activity at the street.  Proximity to the LINK Light Rail station will ensure a
high volume of pedestrian activity at the M.L.K. building entrance both day and
night.
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RESPONSE TO DESIGN GUIDANCE - HUMAN ACTIVITY

The project will encourage human activity with the uses provided along 42nd
Avenue and Othello Street.  An active and appropriately scaled residential
environment along 43rd Avenue is created with entry stoops to the street level
residential units.  The project also provides a courtyard on Othello Street in
order to provide a node for additional human activity.  Continuous overhead
weather protection will be provided along both 42nd Avenue and Othello to help
create an inviting area for pedestrians.
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Southwest cornerSoutheast cornerNorthwest corner Northeast corner

RESPONSE TO DESIGN GUIDANCE - CORNER LOTS

There are two primary corners of the project, one at the corner of 42nd Avenue South and South Othello
Street that will provide the primary image of the project from the transit station, and one at the corner of
South Othello and 43rd, that will be the visual gateway from the residential neighborhood to the east.  Both
corners will promote a physical and visual connection to the street as outlined by the Othello Neighborhood
Guidelines.

At the 42nd Avenue/Othello corner there is a generous landscaped sidewalk buffer recently created
by Sound Transit.  We anticipate additional art and outdoor seating at this location to help define the
gateway to the neighborhood and anchor the project at this important intersection of two
pedestrian-designated streets.  At the Othello/43rd corner, we have chamfered the building back
and widened the sidewalk to increase the width of the “gateway” and placed our second residential
lobby at this corner to promote the physical and visual connection to the street.  The strong building
forms at the entrances are designed to demarcate important entries and gateways at these
important intersections.  At the upper levels, the building mass is modulated to follow the street
edges, emphasizing the role of the street as the dominant formal influence in the urban environment.
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RESPONSE TO DESIGN GUIDANCE - ENTRANCES VISIBLE FROM STREET

All building entrances are visible and directly accessible from the sidewalk.  There are two
primary residential lobby entrances which are visible and accessible directly from the corners
of 42nd Avenue and Othello and 43rd Avenue and Othello.  These are prominent entrances
designed to “ground” the buildings and activate the sidewalk environment.

Corner of 42nd Avenue and Othello Corner 43rd Avenue and Othello
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43rd Ave Garage Entrance 43rd Ave street level units

Looking East on Othello Street S. Existing Cedar Trees

RESPONSE TO DESIGN GUIDANCE - RESPECT FOR ADJACENT SITES

All loading and service activities associated with the project occur within
the parking structure and are not visible from the adjacent park or from the
pedestrian-designated streets (Othello and M.L.K.).  A cohesive landscape
plan consists of street trees and complementary green walls where
appropriate.  The neighboring cedar trees to the North will be retained.
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Shadow cast on March 21 at 3:00pm Shadow cast on June 21 at 3:00pm

Shadow cast on September 21 at 3:00pm Shadow cast on December 21 at 3:00pm

RESPONSE TO DESIGN GUIDANCE - HEIGHT, BULK AND SCALE

Development standards for the NC3-65 zone and the Urban Village and
Station Overlay zoning encourage  higher density development within a
65’ height limit. We recognize the desire to balance this density by
providing a sensitive transition to the surrounding residential
neighborhoods.

The proposed design attempts to mitigate the apparent bulk of the
development by taking advantage of the site’s unique non-orthogonal
geometry, articulating the different masses in ways that are
appropriate to their adjacent and varied contexts, providing enough
variety in materials and colors to reduce the scale of the project,
and creating a distinct visual identity in the neighborhood.

The building has a clear base and is divided into a series of bays that
correspond to individual unit widths.  A balance of variation and
repetition of the bay size provides continuity to the composition, yet
introduces a variety in scale.
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Street level studios elevation and plan

RESPONSE TO DESIGN GUIDANCE - TRANSITION TO STREET

The character of the neighborhood transitions from commercial to residential uses with
increased distance from M.L.K. Jr. Way.  At 43rd Avenue South, street level units provide an
appropriate transition in use and scale to neighboring residential properties.  The street level
residences engage the sidewalk with entry stoops which provide a threshold for private entry
and create a point of engagement and social interaction between residents and neighbors.
The entry stoops are further defined by overhead projections from the level above.

KEY PLAN
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KEY PLAN

RESPONSE TO DESIGN GUIDANCE - CONCEPT AND CONSISTENCY

There will be consistent and continuous zone of at-grade uses which will provide a
framework to be used by general sales, services and offices.  The upper levels will be
characterized by a consistent palette of materials, colors, and forms.  Each piece is
articulated and differentiated in material and scale appropriate to the contextual variety
in the surrounding neighborhood.  Street level uses have fully glazed storefront windows to
maximize visual connections between retail spaces and the street.

The proposal promotes appropriate scaled human activity at all street fronts.  The character of 42nd
Avenue and Othello is focused on generating spaces for residents and pedestrians at street level and to
meet the City’s goal of providing a socially and visually stimulating environment.  In addition to fully
glazed spaces that wrap the west and south facades at street level the project will provide a vibrant
pedestrian plaza along South Othello.  Large storefront windows and multiple entrances are provided
along M.L.K. and Othello to attract pedestrian activity to the street.  The spaces relate directly to the
proposal’s neighbor to the south, The Station at Othello Park.  Proximity to this mixed-use development
and the LINK Light Rail station will ensure a high volume of pedestrian activity at the street both day and
night.
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Phase I will include an “L” shaped building at the corner of 42nd and
Othello with at grade parking which will be partially covered on the
West end with building above.  Street level uses will occur on both
42nd and Othello.

Phase II will complete the project with a second “L” shaped building at
the corner of Othello and 43rd.  This building will have at grade parking
and one structured parking deck.  Street level uses will occur on
Othello and street level units on 43rd will relate to the single-family
residential zoning across the street.  The second building will also
complete the courtyard space off Othello.

RESPONSE TO DESIGN GUIDANCE - POTENTIAL PHASING

SE corner of project SE corner of project SE corner of project SE corner of project

Existing condition Phase I under construction Phase I complete Phase II complete

KEY PLAN

1
2
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RESPONSE TO DESIGN GUIDANCE - SAFETY AND SECURITY

The streetscape design will maximize opportunities for “eyes on the street” and provide clear designations around each use at the street.  Where
transitions occur between public and private uses changes in hardscape will be used to define a sense of defensible space.  The Woonerf Court
will be available to residents only.  This space will be designed to maximize the safety and security of building residents.  Lighting will occur at
building entries and under sidewalk canopies and within the Woonerf Court to provide adequate illumination  levels for the project at night, while
minimizing light spill to adjacent neighborhoods.
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