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11057 8TH AVE NE  SEATTLE, WA 98125 | DESIGN RECOMMENDATION HEARING 2, SDCI #3034765 | JANUARY 10, 20222

Site Address: 11057 8th Ave NE, Seattle WA 98125
SDCI Project: #3034765-LU, #3034926-EG    
Parcel: #066000-2115    
Site Area: 13,046 SF      
Zoning: NC2-75 (M1)          
Overlay Designation: Northgate District (Urban Center)
Pedestrian Zone: None       
MHA Designation: Yes - M1
Legal description: POR OF N 80 FT OF E 1/2 OF SW 1/4 OF NW 1/4 OF SE 1/4 
LY E OF W 140 FT SD SUBD & W OF 8 AVE NE

PROJECT OVERVIEW

composite site plan

OWNER:    WF Northaven LLC
     Greg Gorder, Owner

DEVELOPER REPRESENTATIVE:  Barrientos Ryan
     Kristin Ryan, Principal
     email: kristin@barrientosryan.com
     phone: 206.728.1912 x102

ARCHITECT:    Third Place Design Co-operative
     Poppi Handy, Managing Director 
     email: poppi@thirdplacedesigncoop.com
     phone: 206.331.3795 x01

The proposal  is a privately funded family workforce affordable housing 
project designed to offer a mix of studio, 1-bedroom, and 2-bedroom layouts 
for individuals and families with incomes between 50-100% of Area Median 
Income (AMI), which is approximately $35,000-$100,000 in household income. 
The project will not apply for government funding sources but will include the 
appropriate number of Multi-Family Tax Exemption and Mandatory Housing 
Affordability units. The project intends to support the Northaven Senior Living 
vision of developing affordable housing across a multi-generational campus. 
Residents will be able to comingle in common spaces, including an improved 
green space to the west. The first story will be built as an Early Learning 
facility and play area with tuition set for accessibility across several levels of 
affordability.
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3 THIRD PLACE DESIGN CO-OPERATIVE  206.331.3795 | 304 ALASKAN WAY SOUTH, SUITE 301, SEATTLE, WA 98104

APARTMENTS 

Additional departure request

WHY WE ARE HERE

NEW DEPARTURE REQUEST 

23.47A.024,  AMENITY AREA
23.47A.024.A, RESIDENTIAL AMENITY AREA

Amenity areas are required in an amount equal to 5 percent of the total 
gross floor area in residential use, except as otherwise specifically provided 
in this Chapter 23.47A. Gross floor area, for the purposes of this subsection 
23.47A.024.A, excludes areas used for mechanical equipment and accessory 
parking. 
Required amenity areas shall meet the following standards, as applicable:
1.All residents shall have access to at least one common or private amenity 
area.
2.Amenity areas shall not be enclosed.
3.Parking areas, vehicular access easements, and driveways do not qualify as 
amenity areas.
4.Common amenity areas shall have a minimum horizontal dimension of 10 
feet, and no common amenity area shall be less than 250 square feet in size.
5.Private balconies and decks shall have a minimum area of 60 square feet, 
and no horizontal dimension shall be less than 6 feet.

Design Rationale:
When we made the design changes to bring the bldg ‘down to grade’ and 
better aligned windows and doors we found that we are slightly under on the 
required residential amenity due to the one section of the north pedestrian 
path being slightly less that 10’ wide (see visual to left).  We understand that 
the enclosed amenity spaces are not allowed to count in this part of the city 
but we have provided multiple options for residetnas to gather.  There is the 
pedestrian path (that meets code), the private decks along south at second 
foloor (also meet code), a community room at level 6 with a kitchen, seating 
area and outdoor deck (does not meet code requirements)

This change came about as an unintended consequence of the design 
changes requested at DRB.  We could make that space qualify again but 
then the wall would not align with above and disconnect the upper portion 
of the bldg from the base again - it would move back enough that it would 
be noticeable (it is the section of wall that is within the red dotted box).  we 
worked hard to simply the massing reduce the number of shifts as that was a 
condition of our approval.  We have gone from minimum of 4 plane changes 
on this elevation to 2.

We cannot shift the entire plane back 8” without completely compromising 
a line of units and redesigning the residential stacks.  As a privately financed 
workforce housing building, we can not afford to lose residential units.  The 
shift would also create another plane shift.

NORTH ELEVATION AT DRB #1

NORTH ELEVATION CURRENTLY

DRB requested reducing the number of massing shifts 
throughout building and refining the location and 
expression of the massing shifts to support the intended 
architectural language
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310.00'

301.49'

width + depth

departure request #1 

Early Design Guidance response to request for departure to Maximum 
Building Width and Depth (23.71.036, Table A): 
The Code requires the wall length to remain less than 80% of the length 
of the abutting lot line to maximum of 60 feet, where the building height 
exceeds 30 feet. The applicant proposes a building length of 153 feet along 
the north property line, which equals approximately 93.7% of the length of 
the abutting lot line. This requirement only applies to wall lengths adjacent 
to zone transitions.

Design Rationale:
Minimizing the depth requirement enables the proposal to provide a 
balanced massing, with articulation on all sides of the building. This 
approach enhances the southern elevation and allows a deeper setback at 
the ground floo , emphasizing the pedestrian cross-block connection and 
community open space.  The massing is articulated so that it wraps from the 
‘urban’ southern corner to the lower scale northern façade.

This approach responds to Seattle Design Guidelines CS1.B and Northgate 
Design Guidelines CS2, CS3 and DC2 to provide transition between the 
NC and low-rise zone while incorporating a human scale at the northern 
pedestrian access.  Without this departure, the bulk & mass would be 
pushed to the southern façade creating a monolithic planar façade.

GROUND - LEVEL 2 

LEVEL 3- 5

LEVEL 6-7

area of departure request

adjacent 
apartment

parking lot

3 DIMENSIONAL VIEW

*not to scale

Early Design Guidance response to request for departure to Maximum Building Width and 
Depth (23.71.036, Table A): 
The Board indicated initial support for the requested departure, stating that the Option C zone 
transition design, which relies on a public east-west walkway and a nuanced building edge design, 
is a stronger zone transition solution than the significant uppe -façade massing shifts required by 
the Northgate Overlay.
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COMPLIANCE/ 
DEPARTURES

DIAGRAM 
REFERENCE

23.47A.012 STRUCTURE HEIGHT C.4 ROOFTOP FEATURES MAY EXTEND UP TO 16’ ABOVE THE APPLICABLE HEIGHT LIMIT. ROOF COVERAGE CANNOT EXCEED 25% 
OF THE ROOF AREA

COMPLIANT 3/T3.02

23.47A.005 STREET-LEVEL USES C.1 IN NC ZONES, RESIDENTIAL USES MUST BE LIMITED TO 20 PERCENT OF A STREET-LEVEL STREET-FACING FACADE. 
23.71.044 STANDARDS FOR RESIDENTIAL 

USES IN COMMERCIAL ZONES 
WITHIN THE NORTHGATE 
OVERLAY DISTRICT

A

IN C AND NC ZONES WITH HEIGHT LIMITS LESS THAN EIGHT-FIVE (85) FEET, RESIDENTIAL USES MAY EXCEED 20% OF THE 
STREET-LEVEL STREET-FACING FACADE ONLY AS A SPECIAL EXCEPTION UNDER THE FOLLOWING CONDITIONS: 1. DUE TO 
LOCATION OR PARCEL SIZE, THE PROPOSED SITE IS NOT SUITED FOR COMMERCIAL DEVELOPMENT AND 2.THE RESIDENTIAL 
STRUCTURE WOULD NOT INTERRUPT AN ESTABLISHED COMMERCIAL STREET FRONT.

A.1 PARKING SHALL BE LOCATED TO THE REAR OR SIDE OF A STRUCTURE, WITHIN OR UNDER THE STRUCTURE COMPLIANT -
A.2 BLANK FAÇADES BETWEEN 2 AND 8’ MAY NOT EXCEED 10’ IN WIDTH. COMPLIANT 2/T3.03

A.3 STREET LEVEL, STREET FACING FACADES SHALL BE LOCATED WITHIN 10’ OF THE STREET LOT LINE UNLESS OTHER APPROVED 
LANDSCAPED OR OPEN SPACES ARE PROVIDED.

COMPLIANT 1/T3.03

B.2 60% OF THE STREET LEVEL FACADE SHALL BE TRANSPARENT. COMPLIANT 2/T3.03

B.3.a
NON-RESIDENTIAL USES GREATER THAN 600 SQUARE FEET SHALL EXTEND AN AVERAGE DEPTH OF AT LEAST 30 FEET AND A 
MINIMUM DEPTH OF 15 FEET FROM THE STREET-LEVEL, STREET-FACING FACADE COMPLIANT -

B.4 NON-RESIDENTIAL USES MUST HAVE A 13’ FLOOR TO FLOOR HEIGHT COMPLIANT 3/T3.02

C.4 OVERHEAD WEATHER PROTECTION IS REQUIRED TO BE CONTINUOUS FOR AT LEAST 60% OF THE STREET FRONTAGE A MINIMUM 
OF 6’ IN DEPTH

COMPLIANT 5/T3.01

23.47A.013 FLOOR AREA RATIO A.1 WITHIN THE STATION OVERLAY DISTRICT - STRUCTURES WITH 75’ HEIGHT LIMIT ARE LIMITED TO AN FAR OF 6.0 COMPLIANT 5/T2.01
23.47A.032 PARKING LOCATION AND 

ACCESS
A.1.a ACCESS IS PERMITTED FROM THE STREET LIMITED TO ONE TWO-WAY CURB CUT COMPLIANT A1.01

TABLE A.II.J NO PARKING REQUIRED FOR NON-RESIDENTIAL IF WITHIN AN URBAN CENTER OR WITHIN THE STATION AREA OVERLAY DISTRICT

TABLE B.II.L NO PARKING REQUIRED FOR RESIDENTIAL IF WITHIN AN URBAN CENTER OR WITHIN THE STATION AREA OVERLAY DISTRICT

TABLE A RESIDENTIAL USES WITH 51-100 UNITS SHALL PROVIDE 375 SQUARE FEET PLUS 4 SQUARE FEET FOR EACH ADDITIONAL UNIT 
ABOVE 50 OF  SHARED STORAGE SPACE FOR SOLID WASTE CONTAINERS

B MIXED USE DEVELOPMENT SHALL MEET THE STORAGE SPACE REQUIREMENTS SHOWN IN TABLE A FOR 23.54.040 FOR 
RESIDENTIAL DEVELOPMENT, PLUS 50 PERCENT OF THE REQUIREMENT FOR NON-RESIDENTIAL DEVELOPMENT

F.2,G
DIRECT ACCESS  FOR SERVICE PROVIDERS TO COLLECTION LOCATION FROM STREET MUST BE A MIN OF 10' WIDE WITH 21' 
OVERHEAD CLEARANCE;  DIRECT ACCESS FOR OCCUPANTS TO COLLECTION LOCATION SHALL BE PROVIDED FROM THE ALLEY 
OR STREET TO THE CONTAINERS

COMPLIANT 1/T3.02

23.47A.020 VENTING A THE VENTING OF FUMES SHALL BE AT LEAST 10 FEET ABOVE FINISHED SIDEWALK GRADE, AND DIRECTED AWAY TO THE 
EXTENT POSSIBLE FROM USES WITHIN 50 FEET OF THE VENT.

COMPLIANT 3/T3.03

B.1 EXHIBIT A CORNER SETBACK WHEN COMMERCIAL ABUTS RESIDENTIAL ZONE IS 15’ IN EACH DIRECTION. COMPLIANT 4/T3.01

B.2 EXHIBIT B

AN UPPER-LEVEL SETBACK IS REQUIRED ALONG ANY LOT LINE THAT ABUTS A LOT IN AN LR, MR, AS FOLLOWS:   A) TEN FEET 
FOR PORTIONS OF STRUCTURES ABOVE 13 FEET IN HEIGHT TO A MAXIMUM OF 65 FEET; AND B) FOR EACH PORTION OF A 
STRUCTURE ABOVE 65 FEET IN HEIGHT, ADDITIONAL SETBACK AT THE RATE OF 1 FOOT OF SETBACK FOR EVERY 10 FEET BY 
WHICH THE HEIGHT OF SUCH PORTION EXCEEDS 65 FEET, UP TO A MAXIMUM SETBACK OF 20 FEET (EXHIBIT B FOR 23.47A.014).

DEPARTURE 
REQUESTED 2/T3.00a

C.1 AT A HEIGHT LIMIT OF 75’, PORTIONS OF STRUCTURES ABOVE 65 FEET MUST BE SET BACK FROM THE FRONT LOT LINE BY AN 
AVERAGE DEPTH OF 8’ 

COMPLIANT 3/T3.01

23.71.030 DEVELOPMENT STANDARDS 
FOR TRANSITION SITES WITHIN 
THE NORTHGATE OVERLAY

C.2 EXHIBIT B
SIDE SETBACK: FOR NC ZONES ABUTTING LOWRISE ZONES, STRUCTURE MUST STEP BACK 10’ FOR THE FIRST 20’ OF HEIGHT 
AND STEP 10’ BACK AGAIN FOR THE REMAINDER OF THE HEIGHT

DEPARTURE 
REQUESTED 3/T3.00a

A.2 GREEN FACTOR SCORE OF 0.30 IS REQUIRED COMPLIANT SEE L3.00-02

B.1 STREET TREES ARE REQUIRED COMPLIANT SEE L3.03

B.4 PRIVATE BALCONIES AND DECKS SHALL HAVE A MINIMUM AREA OF 60 SQ FT, AND NO HORIZONTAL DIMENSION SHALL BE LESS 
THAN 6 FT.

COMPLIANT 

OPEN SPACE 23.71.014

COMPLIANT 4/T3.03A

15% OF THE LOT AREA SHALL BE PROVIDED AS LANDSCAPED OR USABLE OPEN SPACE FOR ALL COMMERCIAL AND MIXED-USE 
SUBSTANTIAL DEVELOPMENT. MINIMUM OF 1/3 SHALL BE LANDSCAPE OPEN SPACE AND 1/5 SHALL BE USABLE OPEN SPACE. 
INTERIOR OPEN SPACE SHALL BE UP TO 20% OF THE OPEN SPACE REQUIREMENT 

-

COMPLIANT 1/T3.02

23.47A.024 
-

3/T3.01
A

RESIDENTIAL AMENITY AREA REQUIRED FOR 5% OF THE GROSS FLOOR AREA OF RESIDENTIAL USE. SHALL NOT BE ENCLOSED. 
RESIDENTIAL AMENITY AREA MUST HAVE A MINIMUM HORIZONTAL DIMENSION OF 10' AND GREATER THAN 250 SQUARE FEET IN 
SIZE

AMENITY AREA 

23.54.015 REQUIRED PARKING

23.71.036 

23.54.040

23.47A.014 SETBACKS

LAND USE ANALYSIS TABLE 

MAXIMUM WIDTH & DEPTH OF 
STRUCTURE 

23.47A.016 LANDSCAPING & SCREENING 
STANDARDS 

DEPARTURE 
REQUESTED

2/T3.00TABLE A

SOLID WASTE AND 
RECYCLABLE MATERIALS 
STORAGE AND ACCESS

SMC SMC REQUIREMENT

FOR NC2 ZONES WITH 40’ OR GREATER HEIGHT LIMITS, ABOVE 30’ THE WALL LENGTH CANNOT EXCEED 80% OF THE LENGTH OF 
THE ABUTTING LOT LINE, TO A MAXIMUM OF 60'

23.47A.008 STREET-LEVEL DEVELOPMENT 
STANDARDS

SPECIAL 
EXCEPTION 
REQUESTED

1-3/T3.04

COMPLIANT 

At the time of the Recommendation meeting the following departures were requested:

DRB #1: DEVELOPMENT STANDARD DEPARTURES

1.  MAXIMUM BUILDING WIDTH AND DEPTH (23.71.036, TABLE A):  
 
BOARD RECOMMENDED APPROVAL  
The Code requires the wall length to remain less than 80% of the length of the abutting lot line to maximum of 
60 feet, where the building height exceeds 30 feet. The applicant proposes a building length of 153 feet along 
the north property line, which equals approximately 93.7% of the length of the abutting lot line. This requirement 
only applies to wall lengths adjacent to zone transitions. 

The Board unanimously recommended approval of the requested departure, stating that the recommended 
condition for a simplified building massing, along with the design of the north walkway the zone transition 
design, will allow for a nuanced zone transition that does not require the significant massing moves required by 
the Northgate Overlay. 

DEPARTURE REQUEST #1 SHOWING CURRENT DESIGN

DEPARTURE DIAGRAMS FROM DRB REC PACKET 
(APPROVED JANUARY 2021)
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310.00'

301.49'

width + depth

departure request #1 

Early Design Guidance response to request for departure to Maximum 
Building Width and Depth (23.71.036, Table A): 
The Code requires the wall length to remain less than 80% of the length 
of the abutting lot line to maximum of 60 feet, where the building height 
exceeds 30 feet. The applicant proposes a building length of 153 feet along 
the north property line, which equals approximately 93.7% of the length of 
the abutting lot line. This requirement only applies to wall lengths adjacent 
to zone transitions.

Design Rationale:
Minimizing the depth requirement enables the proposal to provide a 
balanced massing, with articulation on all sides of the building. This 
approach enhances the southern elevation and allows a deeper setback at 
the ground floo , emphasizing the pedestrian cross-block connection and 
community open space.  The massing is articulated so that it wraps from the 
‘urban’ southern corner to the lower scale northern façade.

This approach responds to Seattle Design Guidelines CS1.B and Northgate 
Design Guidelines CS2, CS3 and DC2 to provide transition between the 
NC and low-rise zone while incorporating a human scale at the northern 
pedestrian access.  Without this departure, the bulk & mass would be 
pushed to the southern façade creating a monolithic planar façade.

GROUND - LEVEL 2 

LEVEL 3- 5

LEVEL 6-7

area of departure request

adjacent 
apartment

parking lot

3 DIMENSIONAL VIEW

*not to scale

Early Design Guidance response to request for departure to Maximum Building Width and 
Depth (23.71.036, Table A): 
The Board indicated initial support for the requested departure, stating that the Option C zone 
transition design, which relies on a public east-west walkway and a nuanced building edge design, 
is a stronger zone transition solution than the significant uppe -façade massing shifts required by 
the Northgate Overlay.
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COMPLIANCE/ 
DEPARTURES

DIAGRAM 
REFERENCE

23.47A.012 STRUCTURE HEIGHT C.4 ROOFTOP FEATURES MAY EXTEND UP TO 16’ ABOVE THE APPLICABLE HEIGHT LIMIT. ROOF COVERAGE CANNOT EXCEED 25% 
OF THE ROOF AREA

COMPLIANT 3/T3.02

23.47A.005 STREET-LEVEL USES C.1 IN NC ZONES, RESIDENTIAL USES MUST BE LIMITED TO 20 PERCENT OF A STREET-LEVEL STREET-FACING FACADE. 
23.71.044 STANDARDS FOR RESIDENTIAL 

USES IN COMMERCIAL ZONES 
WITHIN THE NORTHGATE 
OVERLAY DISTRICT

A

IN C AND NC ZONES WITH HEIGHT LIMITS LESS THAN EIGHT-FIVE (85) FEET, RESIDENTIAL USES MAY EXCEED 20% OF THE 
STREET-LEVEL STREET-FACING FACADE ONLY AS A SPECIAL EXCEPTION UNDER THE FOLLOWING CONDITIONS: 1. DUE TO 
LOCATION OR PARCEL SIZE, THE PROPOSED SITE IS NOT SUITED FOR COMMERCIAL DEVELOPMENT AND 2.THE RESIDENTIAL 
STRUCTURE WOULD NOT INTERRUPT AN ESTABLISHED COMMERCIAL STREET FRONT.

A.1 PARKING SHALL BE LOCATED TO THE REAR OR SIDE OF A STRUCTURE, WITHIN OR UNDER THE STRUCTURE COMPLIANT -
A.2 BLANK FAÇADES BETWEEN 2 AND 8’ MAY NOT EXCEED 10’ IN WIDTH. COMPLIANT 2/T3.03

A.3 STREET LEVEL, STREET FACING FACADES SHALL BE LOCATED WITHIN 10’ OF THE STREET LOT LINE UNLESS OTHER APPROVED 
LANDSCAPED OR OPEN SPACES ARE PROVIDED.

COMPLIANT 1/T3.03

B.2 60% OF THE STREET LEVEL FACADE SHALL BE TRANSPARENT. COMPLIANT 2/T3.03

B.3.a
NON-RESIDENTIAL USES GREATER THAN 600 SQUARE FEET SHALL EXTEND AN AVERAGE DEPTH OF AT LEAST 30 FEET AND A 
MINIMUM DEPTH OF 15 FEET FROM THE STREET-LEVEL, STREET-FACING FACADE COMPLIANT -

B.4 NON-RESIDENTIAL USES MUST HAVE A 13’ FLOOR TO FLOOR HEIGHT COMPLIANT 3/T3.02

C.4 OVERHEAD WEATHER PROTECTION IS REQUIRED TO BE CONTINUOUS FOR AT LEAST 60% OF THE STREET FRONTAGE A MINIMUM 
OF 6’ IN DEPTH

COMPLIANT 5/T3.01

23.47A.013 FLOOR AREA RATIO A.1 WITHIN THE STATION OVERLAY DISTRICT - STRUCTURES WITH 75’ HEIGHT LIMIT ARE LIMITED TO AN FAR OF 6.0 COMPLIANT 5/T2.01
23.47A.032 PARKING LOCATION AND 

ACCESS
A.1.a ACCESS IS PERMITTED FROM THE STREET LIMITED TO ONE TWO-WAY CURB CUT COMPLIANT A1.01

TABLE A.II.J NO PARKING REQUIRED FOR NON-RESIDENTIAL IF WITHIN AN URBAN CENTER OR WITHIN THE STATION AREA OVERLAY DISTRICT

TABLE B.II.L NO PARKING REQUIRED FOR RESIDENTIAL IF WITHIN AN URBAN CENTER OR WITHIN THE STATION AREA OVERLAY DISTRICT

TABLE A RESIDENTIAL USES WITH 51-100 UNITS SHALL PROVIDE 375 SQUARE FEET PLUS 4 SQUARE FEET FOR EACH ADDITIONAL UNIT 
ABOVE 50 OF  SHARED STORAGE SPACE FOR SOLID WASTE CONTAINERS

B MIXED USE DEVELOPMENT SHALL MEET THE STORAGE SPACE REQUIREMENTS SHOWN IN TABLE A FOR 23.54.040 FOR 
RESIDENTIAL DEVELOPMENT, PLUS 50 PERCENT OF THE REQUIREMENT FOR NON-RESIDENTIAL DEVELOPMENT

F.2,G
DIRECT ACCESS  FOR SERVICE PROVIDERS TO COLLECTION LOCATION FROM STREET MUST BE A MIN OF 10' WIDE WITH 21' 
OVERHEAD CLEARANCE;  DIRECT ACCESS FOR OCCUPANTS TO COLLECTION LOCATION SHALL BE PROVIDED FROM THE ALLEY 
OR STREET TO THE CONTAINERS

COMPLIANT 1/T3.02

23.47A.020 VENTING A THE VENTING OF FUMES SHALL BE AT LEAST 10 FEET ABOVE FINISHED SIDEWALK GRADE, AND DIRECTED AWAY TO THE 
EXTENT POSSIBLE FROM USES WITHIN 50 FEET OF THE VENT.

COMPLIANT 3/T3.03

B.1 EXHIBIT A CORNER SETBACK WHEN COMMERCIAL ABUTS RESIDENTIAL ZONE IS 15’ IN EACH DIRECTION. COMPLIANT 4/T3.01

B.2 EXHIBIT B

AN UPPER-LEVEL SETBACK IS REQUIRED ALONG ANY LOT LINE THAT ABUTS A LOT IN AN LR, MR, AS FOLLOWS:   A) TEN FEET 
FOR PORTIONS OF STRUCTURES ABOVE 13 FEET IN HEIGHT TO A MAXIMUM OF 65 FEET; AND B) FOR EACH PORTION OF A 
STRUCTURE ABOVE 65 FEET IN HEIGHT, ADDITIONAL SETBACK AT THE RATE OF 1 FOOT OF SETBACK FOR EVERY 10 FEET BY 
WHICH THE HEIGHT OF SUCH PORTION EXCEEDS 65 FEET, UP TO A MAXIMUM SETBACK OF 20 FEET (EXHIBIT B FOR 23.47A.014).

DEPARTURE 
REQUESTED 2/T3.00a

C.1 AT A HEIGHT LIMIT OF 75’, PORTIONS OF STRUCTURES ABOVE 65 FEET MUST BE SET BACK FROM THE FRONT LOT LINE BY AN 
AVERAGE DEPTH OF 8’ 

COMPLIANT 3/T3.01

23.71.030 DEVELOPMENT STANDARDS 
FOR TRANSITION SITES WITHIN 
THE NORTHGATE OVERLAY

C.2 EXHIBIT B
SIDE SETBACK: FOR NC ZONES ABUTTING LOWRISE ZONES, STRUCTURE MUST STEP BACK 10’ FOR THE FIRST 20’ OF HEIGHT 
AND STEP 10’ BACK AGAIN FOR THE REMAINDER OF THE HEIGHT

DEPARTURE 
REQUESTED 3/T3.00a

A.2 GREEN FACTOR SCORE OF 0.30 IS REQUIRED COMPLIANT SEE L3.00-02

B.1 STREET TREES ARE REQUIRED COMPLIANT SEE L3.03

B.4 PRIVATE BALCONIES AND DECKS SHALL HAVE A MINIMUM AREA OF 60 SQ FT, AND NO HORIZONTAL DIMENSION SHALL BE LESS 
THAN 6 FT.

COMPLIANT 

OPEN SPACE 23.71.014

COMPLIANT 4/T3.03A

15% OF THE LOT AREA SHALL BE PROVIDED AS LANDSCAPED OR USABLE OPEN SPACE FOR ALL COMMERCIAL AND MIXED-USE 
SUBSTANTIAL DEVELOPMENT. MINIMUM OF 1/3 SHALL BE LANDSCAPE OPEN SPACE AND 1/5 SHALL BE USABLE OPEN SPACE. 
INTERIOR OPEN SPACE SHALL BE UP TO 20% OF THE OPEN SPACE REQUIREMENT 

-

COMPLIANT 1/T3.02

23.47A.024 
-

3/T3.01
A

RESIDENTIAL AMENITY AREA REQUIRED FOR 5% OF THE GROSS FLOOR AREA OF RESIDENTIAL USE. SHALL NOT BE ENCLOSED. 
RESIDENTIAL AMENITY AREA MUST HAVE A MINIMUM HORIZONTAL DIMENSION OF 10' AND GREATER THAN 250 SQUARE FEET IN 
SIZE

AMENITY AREA 

23.54.015 REQUIRED PARKING

23.71.036 

23.54.040

23.47A.014 SETBACKS

LAND USE ANALYSIS TABLE 

MAXIMUM WIDTH & DEPTH OF 
STRUCTURE 

23.47A.016 LANDSCAPING & SCREENING 
STANDARDS 

DEPARTURE 
REQUESTED

2/T3.00TABLE A

SOLID WASTE AND 
RECYCLABLE MATERIALS 
STORAGE AND ACCESS

SMC SMC REQUIREMENT

FOR NC2 ZONES WITH 40’ OR GREATER HEIGHT LIMITS, ABOVE 30’ THE WALL LENGTH CANNOT EXCEED 80% OF THE LENGTH OF 
THE ABUTTING LOT LINE, TO A MAXIMUM OF 60'

23.47A.008 STREET-LEVEL DEVELOPMENT 
STANDARDS

SPECIAL 
EXCEPTION 
REQUESTED

1-3/T3.04

COMPLIANT 
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310.00'

301.49'

width + depth

departure request #1 

Early Design Guidance response to request for departure to Maximum 
Building Width and Depth (23.71.036, Table A): 
The Code requires the wall length to remain less than 80% of the length 
of the abutting lot line to maximum of 60 feet, where the building height 
exceeds 30 feet. The applicant proposes a building length of 153 feet along 
the north property line, which equals approximately 93.7% of the length of 
the abutting lot line. This requirement only applies to wall lengths adjacent 
to zone transitions.

Design Rationale:
Minimizing the depth requirement enables the proposal to provide a 
balanced massing, with articulation on all sides of the building. This 
approach enhances the southern elevation and allows a deeper setback at 
the ground floo , emphasizing the pedestrian cross-block connection and 
community open space.  The massing is articulated so that it wraps from the 
‘urban’ southern corner to the lower scale northern façade.

This approach responds to Seattle Design Guidelines CS1.B and Northgate 
Design Guidelines CS2, CS3 and DC2 to provide transition between the 
NC and low-rise zone while incorporating a human scale at the northern 
pedestrian access.  Without this departure, the bulk & mass would be 
pushed to the southern façade creating a monolithic planar façade.

GROUND - LEVEL 2 

LEVEL 3- 5

LEVEL 6-7

area of departure request

adjacent 
apartment

parking lot

3 DIMENSIONAL VIEW

*not to scale

Early Design Guidance response to request for departure to Maximum Building Width and 
Depth (23.71.036, Table A): 
The Board indicated initial support for the requested departure, stating that the Option C zone 
transition design, which relies on a public east-west walkway and a nuanced building edge design, 
is a stronger zone transition solution than the significant uppe -façade massing shifts required by 
the Northgate Overlay.
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COMPLIANCE/ 
DEPARTURES

DIAGRAM 
REFERENCE

23.47A.012 STRUCTURE HEIGHT C.4 ROOFTOP FEATURES MAY EXTEND UP TO 16’ ABOVE THE APPLICABLE HEIGHT LIMIT. ROOF COVERAGE CANNOT EXCEED 25% 
OF THE ROOF AREA

COMPLIANT 3/T3.02

23.47A.005 STREET-LEVEL USES C.1 IN NC ZONES, RESIDENTIAL USES MUST BE LIMITED TO 20 PERCENT OF A STREET-LEVEL STREET-FACING FACADE. 
23.71.044 STANDARDS FOR RESIDENTIAL 

USES IN COMMERCIAL ZONES 
WITHIN THE NORTHGATE 
OVERLAY DISTRICT

A

IN C AND NC ZONES WITH HEIGHT LIMITS LESS THAN EIGHT-FIVE (85) FEET, RESIDENTIAL USES MAY EXCEED 20% OF THE 
STREET-LEVEL STREET-FACING FACADE ONLY AS A SPECIAL EXCEPTION UNDER THE FOLLOWING CONDITIONS: 1. DUE TO 
LOCATION OR PARCEL SIZE, THE PROPOSED SITE IS NOT SUITED FOR COMMERCIAL DEVELOPMENT AND 2.THE RESIDENTIAL 
STRUCTURE WOULD NOT INTERRUPT AN ESTABLISHED COMMERCIAL STREET FRONT.

A.1 PARKING SHALL BE LOCATED TO THE REAR OR SIDE OF A STRUCTURE, WITHIN OR UNDER THE STRUCTURE COMPLIANT -
A.2 BLANK FAÇADES BETWEEN 2 AND 8’ MAY NOT EXCEED 10’ IN WIDTH. COMPLIANT 2/T3.03

A.3 STREET LEVEL, STREET FACING FACADES SHALL BE LOCATED WITHIN 10’ OF THE STREET LOT LINE UNLESS OTHER APPROVED 
LANDSCAPED OR OPEN SPACES ARE PROVIDED.

COMPLIANT 1/T3.03

B.2 60% OF THE STREET LEVEL FACADE SHALL BE TRANSPARENT. COMPLIANT 2/T3.03

B.3.a
NON-RESIDENTIAL USES GREATER THAN 600 SQUARE FEET SHALL EXTEND AN AVERAGE DEPTH OF AT LEAST 30 FEET AND A 
MINIMUM DEPTH OF 15 FEET FROM THE STREET-LEVEL, STREET-FACING FACADE COMPLIANT -

B.4 NON-RESIDENTIAL USES MUST HAVE A 13’ FLOOR TO FLOOR HEIGHT COMPLIANT 3/T3.02

C.4 OVERHEAD WEATHER PROTECTION IS REQUIRED TO BE CONTINUOUS FOR AT LEAST 60% OF THE STREET FRONTAGE A MINIMUM 
OF 6’ IN DEPTH

COMPLIANT 5/T3.01

23.47A.013 FLOOR AREA RATIO A.1 WITHIN THE STATION OVERLAY DISTRICT - STRUCTURES WITH 75’ HEIGHT LIMIT ARE LIMITED TO AN FAR OF 6.0 COMPLIANT 5/T2.01
23.47A.032 PARKING LOCATION AND 

ACCESS
A.1.a ACCESS IS PERMITTED FROM THE STREET LIMITED TO ONE TWO-WAY CURB CUT COMPLIANT A1.01

TABLE A.II.J NO PARKING REQUIRED FOR NON-RESIDENTIAL IF WITHIN AN URBAN CENTER OR WITHIN THE STATION AREA OVERLAY DISTRICT

TABLE B.II.L NO PARKING REQUIRED FOR RESIDENTIAL IF WITHIN AN URBAN CENTER OR WITHIN THE STATION AREA OVERLAY DISTRICT

TABLE A RESIDENTIAL USES WITH 51-100 UNITS SHALL PROVIDE 375 SQUARE FEET PLUS 4 SQUARE FEET FOR EACH ADDITIONAL UNIT 
ABOVE 50 OF  SHARED STORAGE SPACE FOR SOLID WASTE CONTAINERS

B MIXED USE DEVELOPMENT SHALL MEET THE STORAGE SPACE REQUIREMENTS SHOWN IN TABLE A FOR 23.54.040 FOR 
RESIDENTIAL DEVELOPMENT, PLUS 50 PERCENT OF THE REQUIREMENT FOR NON-RESIDENTIAL DEVELOPMENT

F.2,G
DIRECT ACCESS  FOR SERVICE PROVIDERS TO COLLECTION LOCATION FROM STREET MUST BE A MIN OF 10' WIDE WITH 21' 
OVERHEAD CLEARANCE;  DIRECT ACCESS FOR OCCUPANTS TO COLLECTION LOCATION SHALL BE PROVIDED FROM THE ALLEY 
OR STREET TO THE CONTAINERS

COMPLIANT 1/T3.02

23.47A.020 VENTING A THE VENTING OF FUMES SHALL BE AT LEAST 10 FEET ABOVE FINISHED SIDEWALK GRADE, AND DIRECTED AWAY TO THE 
EXTENT POSSIBLE FROM USES WITHIN 50 FEET OF THE VENT.

COMPLIANT 3/T3.03

B.1 EXHIBIT A CORNER SETBACK WHEN COMMERCIAL ABUTS RESIDENTIAL ZONE IS 15’ IN EACH DIRECTION. COMPLIANT 4/T3.01

B.2 EXHIBIT B

AN UPPER-LEVEL SETBACK IS REQUIRED ALONG ANY LOT LINE THAT ABUTS A LOT IN AN LR, MR, AS FOLLOWS:   A) TEN FEET 
FOR PORTIONS OF STRUCTURES ABOVE 13 FEET IN HEIGHT TO A MAXIMUM OF 65 FEET; AND B) FOR EACH PORTION OF A 
STRUCTURE ABOVE 65 FEET IN HEIGHT, ADDITIONAL SETBACK AT THE RATE OF 1 FOOT OF SETBACK FOR EVERY 10 FEET BY 
WHICH THE HEIGHT OF SUCH PORTION EXCEEDS 65 FEET, UP TO A MAXIMUM SETBACK OF 20 FEET (EXHIBIT B FOR 23.47A.014).

DEPARTURE 
REQUESTED 2/T3.00a

C.1 AT A HEIGHT LIMIT OF 75’, PORTIONS OF STRUCTURES ABOVE 65 FEET MUST BE SET BACK FROM THE FRONT LOT LINE BY AN 
AVERAGE DEPTH OF 8’ 

COMPLIANT 3/T3.01

23.71.030 DEVELOPMENT STANDARDS 
FOR TRANSITION SITES WITHIN 
THE NORTHGATE OVERLAY

C.2 EXHIBIT B
SIDE SETBACK: FOR NC ZONES ABUTTING LOWRISE ZONES, STRUCTURE MUST STEP BACK 10’ FOR THE FIRST 20’ OF HEIGHT 
AND STEP 10’ BACK AGAIN FOR THE REMAINDER OF THE HEIGHT

DEPARTURE 
REQUESTED 3/T3.00a

A.2 GREEN FACTOR SCORE OF 0.30 IS REQUIRED COMPLIANT SEE L3.00-02

B.1 STREET TREES ARE REQUIRED COMPLIANT SEE L3.03

B.4 PRIVATE BALCONIES AND DECKS SHALL HAVE A MINIMUM AREA OF 60 SQ FT, AND NO HORIZONTAL DIMENSION SHALL BE LESS 
THAN 6 FT.

COMPLIANT 

OPEN SPACE 23.71.014

COMPLIANT 4/T3.03A

15% OF THE LOT AREA SHALL BE PROVIDED AS LANDSCAPED OR USABLE OPEN SPACE FOR ALL COMMERCIAL AND MIXED-USE 
SUBSTANTIAL DEVELOPMENT. MINIMUM OF 1/3 SHALL BE LANDSCAPE OPEN SPACE AND 1/5 SHALL BE USABLE OPEN SPACE. 
INTERIOR OPEN SPACE SHALL BE UP TO 20% OF THE OPEN SPACE REQUIREMENT 

-

COMPLIANT 1/T3.02

23.47A.024 
-

3/T3.01
A

RESIDENTIAL AMENITY AREA REQUIRED FOR 5% OF THE GROSS FLOOR AREA OF RESIDENTIAL USE. SHALL NOT BE ENCLOSED. 
RESIDENTIAL AMENITY AREA MUST HAVE A MINIMUM HORIZONTAL DIMENSION OF 10' AND GREATER THAN 250 SQUARE FEET IN 
SIZE

AMENITY AREA 

23.54.015 REQUIRED PARKING

23.71.036 

23.54.040

23.47A.014 SETBACKS

LAND USE ANALYSIS TABLE 

MAXIMUM WIDTH & DEPTH OF 
STRUCTURE 

23.47A.016 LANDSCAPING & SCREENING 
STANDARDS 

DEPARTURE 
REQUESTED

2/T3.00TABLE A

SOLID WASTE AND 
RECYCLABLE MATERIALS 
STORAGE AND ACCESS

SMC SMC REQUIREMENT

FOR NC2 ZONES WITH 40’ OR GREATER HEIGHT LIMITS, ABOVE 30’ THE WALL LENGTH CANNOT EXCEED 80% OF THE LENGTH OF 
THE ABUTTING LOT LINE, TO A MAXIMUM OF 60'

23.47A.008 STREET-LEVEL DEVELOPMENT 
STANDARDS

SPECIAL 
EXCEPTION 
REQUESTED

1-3/T3.04

COMPLIANT 
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310.00'

301.49'

width + depth

departure request #1 

Early Design Guidance response to request for departure to Maximum 
Building Width and Depth (23.71.036, Table A): 
The Code requires the wall length to remain less than 80% of the length 
of the abutting lot line to maximum of 60 feet, where the building height 
exceeds 30 feet. The applicant proposes a building length of 153 feet along 
the north property line, which equals approximately 93.7% of the length of 
the abutting lot line. This requirement only applies to wall lengths adjacent 
to zone transitions.

Design Rationale:
Minimizing the depth requirement enables the proposal to provide a 
balanced massing, with articulation on all sides of the building. This 
approach enhances the southern elevation and allows a deeper setback at 
the ground floo , emphasizing the pedestrian cross-block connection and 
community open space.  The massing is articulated so that it wraps from the 
‘urban’ southern corner to the lower scale northern façade.

This approach responds to Seattle Design Guidelines CS1.B and Northgate 
Design Guidelines CS2, CS3 and DC2 to provide transition between the 
NC and low-rise zone while incorporating a human scale at the northern 
pedestrian access.  Without this departure, the bulk & mass would be 
pushed to the southern façade creating a monolithic planar façade.

GROUND - LEVEL 2 

LEVEL 3- 5

LEVEL 6-7

area of departure request

adjacent 
apartment

parking lot

3 DIMENSIONAL VIEW

*not to scale

Early Design Guidance response to request for departure to Maximum Building Width and 
Depth (23.71.036, Table A): 
The Board indicated initial support for the requested departure, stating that the Option C zone 
transition design, which relies on a public east-west walkway and a nuanced building edge design, 
is a stronger zone transition solution than the significant uppe -façade massing shifts required by 
the Northgate Overlay.
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COMPLIANCE/ 
DEPARTURES

DIAGRAM 
REFERENCE

23.47A.012 STRUCTURE HEIGHT C.4 ROOFTOP FEATURES MAY EXTEND UP TO 16’ ABOVE THE APPLICABLE HEIGHT LIMIT. ROOF COVERAGE CANNOT EXCEED 25% 
OF THE ROOF AREA

COMPLIANT 3/T3.02

23.47A.005 STREET-LEVEL USES C.1 IN NC ZONES, RESIDENTIAL USES MUST BE LIMITED TO 20 PERCENT OF A STREET-LEVEL STREET-FACING FACADE. 
23.71.044 STANDARDS FOR RESIDENTIAL 

USES IN COMMERCIAL ZONES 
WITHIN THE NORTHGATE 
OVERLAY DISTRICT

A

IN C AND NC ZONES WITH HEIGHT LIMITS LESS THAN EIGHT-FIVE (85) FEET, RESIDENTIAL USES MAY EXCEED 20% OF THE 
STREET-LEVEL STREET-FACING FACADE ONLY AS A SPECIAL EXCEPTION UNDER THE FOLLOWING CONDITIONS: 1. DUE TO 
LOCATION OR PARCEL SIZE, THE PROPOSED SITE IS NOT SUITED FOR COMMERCIAL DEVELOPMENT AND 2.THE RESIDENTIAL 
STRUCTURE WOULD NOT INTERRUPT AN ESTABLISHED COMMERCIAL STREET FRONT.

A.1 PARKING SHALL BE LOCATED TO THE REAR OR SIDE OF A STRUCTURE, WITHIN OR UNDER THE STRUCTURE COMPLIANT -
A.2 BLANK FAÇADES BETWEEN 2 AND 8’ MAY NOT EXCEED 10’ IN WIDTH. COMPLIANT 2/T3.03

A.3 STREET LEVEL, STREET FACING FACADES SHALL BE LOCATED WITHIN 10’ OF THE STREET LOT LINE UNLESS OTHER APPROVED 
LANDSCAPED OR OPEN SPACES ARE PROVIDED.

COMPLIANT 1/T3.03

B.2 60% OF THE STREET LEVEL FACADE SHALL BE TRANSPARENT. COMPLIANT 2/T3.03

B.3.a
NON-RESIDENTIAL USES GREATER THAN 600 SQUARE FEET SHALL EXTEND AN AVERAGE DEPTH OF AT LEAST 30 FEET AND A 
MINIMUM DEPTH OF 15 FEET FROM THE STREET-LEVEL, STREET-FACING FACADE COMPLIANT -

B.4 NON-RESIDENTIAL USES MUST HAVE A 13’ FLOOR TO FLOOR HEIGHT COMPLIANT 3/T3.02

C.4 OVERHEAD WEATHER PROTECTION IS REQUIRED TO BE CONTINUOUS FOR AT LEAST 60% OF THE STREET FRONTAGE A MINIMUM 
OF 6’ IN DEPTH

COMPLIANT 5/T3.01

23.47A.013 FLOOR AREA RATIO A.1 WITHIN THE STATION OVERLAY DISTRICT - STRUCTURES WITH 75’ HEIGHT LIMIT ARE LIMITED TO AN FAR OF 6.0 COMPLIANT 5/T2.01
23.47A.032 PARKING LOCATION AND 

ACCESS
A.1.a ACCESS IS PERMITTED FROM THE STREET LIMITED TO ONE TWO-WAY CURB CUT COMPLIANT A1.01

TABLE A.II.J NO PARKING REQUIRED FOR NON-RESIDENTIAL IF WITHIN AN URBAN CENTER OR WITHIN THE STATION AREA OVERLAY DISTRICT

TABLE B.II.L NO PARKING REQUIRED FOR RESIDENTIAL IF WITHIN AN URBAN CENTER OR WITHIN THE STATION AREA OVERLAY DISTRICT

TABLE A RESIDENTIAL USES WITH 51-100 UNITS SHALL PROVIDE 375 SQUARE FEET PLUS 4 SQUARE FEET FOR EACH ADDITIONAL UNIT 
ABOVE 50 OF  SHARED STORAGE SPACE FOR SOLID WASTE CONTAINERS

B MIXED USE DEVELOPMENT SHALL MEET THE STORAGE SPACE REQUIREMENTS SHOWN IN TABLE A FOR 23.54.040 FOR 
RESIDENTIAL DEVELOPMENT, PLUS 50 PERCENT OF THE REQUIREMENT FOR NON-RESIDENTIAL DEVELOPMENT

F.2,G
DIRECT ACCESS  FOR SERVICE PROVIDERS TO COLLECTION LOCATION FROM STREET MUST BE A MIN OF 10' WIDE WITH 21' 
OVERHEAD CLEARANCE;  DIRECT ACCESS FOR OCCUPANTS TO COLLECTION LOCATION SHALL BE PROVIDED FROM THE ALLEY 
OR STREET TO THE CONTAINERS

COMPLIANT 1/T3.02

23.47A.020 VENTING A THE VENTING OF FUMES SHALL BE AT LEAST 10 FEET ABOVE FINISHED SIDEWALK GRADE, AND DIRECTED AWAY TO THE 
EXTENT POSSIBLE FROM USES WITHIN 50 FEET OF THE VENT.

COMPLIANT 3/T3.03

B.1 EXHIBIT A CORNER SETBACK WHEN COMMERCIAL ABUTS RESIDENTIAL ZONE IS 15’ IN EACH DIRECTION. COMPLIANT 4/T3.01

B.2 EXHIBIT B

AN UPPER-LEVEL SETBACK IS REQUIRED ALONG ANY LOT LINE THAT ABUTS A LOT IN AN LR, MR, AS FOLLOWS:   A) TEN FEET 
FOR PORTIONS OF STRUCTURES ABOVE 13 FEET IN HEIGHT TO A MAXIMUM OF 65 FEET; AND B) FOR EACH PORTION OF A 
STRUCTURE ABOVE 65 FEET IN HEIGHT, ADDITIONAL SETBACK AT THE RATE OF 1 FOOT OF SETBACK FOR EVERY 10 FEET BY 
WHICH THE HEIGHT OF SUCH PORTION EXCEEDS 65 FEET, UP TO A MAXIMUM SETBACK OF 20 FEET (EXHIBIT B FOR 23.47A.014).

DEPARTURE 
REQUESTED 2/T3.00a

C.1 AT A HEIGHT LIMIT OF 75’, PORTIONS OF STRUCTURES ABOVE 65 FEET MUST BE SET BACK FROM THE FRONT LOT LINE BY AN 
AVERAGE DEPTH OF 8’ 

COMPLIANT 3/T3.01

23.71.030 DEVELOPMENT STANDARDS 
FOR TRANSITION SITES WITHIN 
THE NORTHGATE OVERLAY

C.2 EXHIBIT B
SIDE SETBACK: FOR NC ZONES ABUTTING LOWRISE ZONES, STRUCTURE MUST STEP BACK 10’ FOR THE FIRST 20’ OF HEIGHT 
AND STEP 10’ BACK AGAIN FOR THE REMAINDER OF THE HEIGHT

DEPARTURE 
REQUESTED 3/T3.00a

A.2 GREEN FACTOR SCORE OF 0.30 IS REQUIRED COMPLIANT SEE L3.00-02

B.1 STREET TREES ARE REQUIRED COMPLIANT SEE L3.03

B.4 PRIVATE BALCONIES AND DECKS SHALL HAVE A MINIMUM AREA OF 60 SQ FT, AND NO HORIZONTAL DIMENSION SHALL BE LESS 
THAN 6 FT.

COMPLIANT 

OPEN SPACE 23.71.014

COMPLIANT 4/T3.03A

15% OF THE LOT AREA SHALL BE PROVIDED AS LANDSCAPED OR USABLE OPEN SPACE FOR ALL COMMERCIAL AND MIXED-USE 
SUBSTANTIAL DEVELOPMENT. MINIMUM OF 1/3 SHALL BE LANDSCAPE OPEN SPACE AND 1/5 SHALL BE USABLE OPEN SPACE. 
INTERIOR OPEN SPACE SHALL BE UP TO 20% OF THE OPEN SPACE REQUIREMENT 

-

COMPLIANT 1/T3.02

23.47A.024 
-

3/T3.01
A

RESIDENTIAL AMENITY AREA REQUIRED FOR 5% OF THE GROSS FLOOR AREA OF RESIDENTIAL USE. SHALL NOT BE ENCLOSED. 
RESIDENTIAL AMENITY AREA MUST HAVE A MINIMUM HORIZONTAL DIMENSION OF 10' AND GREATER THAN 250 SQUARE FEET IN 
SIZE

AMENITY AREA 

23.54.015 REQUIRED PARKING

23.71.036 

23.54.040

23.47A.014 SETBACKS

LAND USE ANALYSIS TABLE 

MAXIMUM WIDTH & DEPTH OF 
STRUCTURE 

23.47A.016 LANDSCAPING & SCREENING 
STANDARDS 

DEPARTURE 
REQUESTED

2/T3.00TABLE A

SOLID WASTE AND 
RECYCLABLE MATERIALS 
STORAGE AND ACCESS

SMC SMC REQUIREMENT

FOR NC2 ZONES WITH 40’ OR GREATER HEIGHT LIMITS, ABOVE 30’ THE WALL LENGTH CANNOT EXCEED 80% OF THE LENGTH OF 
THE ABUTTING LOT LINE, TO A MAXIMUM OF 60'

23.47A.008 STREET-LEVEL DEVELOPMENT 
STANDARDS

SPECIAL 
EXCEPTION 
REQUESTED

1-3/T3.04

COMPLIANT 

UPDATE FOR FINAL MUP DRAWINGS:   Final design maintains the condition 
outlined in the DRB package; departure utilized as approved.

With the recommended condition, the proposal better meets the intent of 
Design Guidelines CS2-A-2. Architectural Presence, CS2-D-3. Zone Transitions, 
Northgate CS3-I-i. Response to Context.

EAST ELEVATION 3D PERSPECTIVE VIEW

LEVEL 3-7 (ABOVE 23') PLAN



5 THIRD PLACE DESIGN CO-OPERATIVE  206.331.3795 | 304 ALASKAN WAY SOUTH, SUITE 301, SEATTLE, WA 98104

ZONING PARCEL AREA FAR FACTOR SF ALLOWED SF USED NOTES
WEST SIDE 550 NE NORTHGATE WAY NC2-75 26,928         6                 161,568                   7,152           RETAIL STORES WITH SURFACE PARKING

11025 8TH AVE NE NC2-75 30,600         6                 183,600                   5,320           RETAIL STORES WITH SURFACE PARKING
11035 8TH AVE NE NC2-75 14,546         6                 87,276                     7,152           VACATED CAR REPAIR WITH SURFACE PARKING
11049 8TH AVE NE NC2-75 6,828           6                 40,968                     5,320           OFFICES WITH SURFACE PARKING

EAST SIDE 810 NE NORTHGATE WAY NC3-55 24,099         4.25            102,420.75              8,954           RETAIL STORES WITH SURFACE PARKING
830 NE NORTHGATE WAY NC3-55 213,065       4.25            905,526.25              79,204         RETAIL STORES WITH SURFACE PARKING

1,481,359.0             113,102       
UNUSED  SF 1,368,257    

ZONING PARCEL AREA FAR FACTOR SF ALLOWED SF USED NOTES
WEST SIDE 11223 8TH AVE NE LR2 19,257         1.4              * 0 3 STORY APT BLDG (27 UNITS) WITH SURFACE PARKING

11319 8TH AVE NE LR2 18,906         1.4              * 0 3 STORY APT BLDG (27 UNITS) WITH SURFACE PARKING
11327 8TH AVE NE SF7200 11,985         SINGLE FAMILY (DUPLEX)

EAST SIDE 11050 8TH AVE NE LR3 35,882         2.3              * 0 9 STORY APT BLDG (142 UNITS)
11304 8TH AVE NE LR3 14,490         2.3              * 3,680           DENTAL OFFICE WITH SURFACE PARKING
11308A 8TH AVE NE LR2 1,325           1.4              * 0 TOWNHOUSE
11318F 8TH AVE NE LR2 1,322           1.4              * 0 TOWNHOUSE
11320 8TH AVE NE SF7200 14,000         SINGLE FAMILY

-                           3,680           TOTALS

LOTS WITH RESIDENTIAL ZONING

LOTS WITH COMMERCIAL ZONING

*NOTE:  ONLY THE FIRST FLOOR OF LR2 AND LR3 ZONED SITES CAN HOLD COMMERCIAL USES

ADDRESS

TOTALS

ADDRESS

NO.

PERMIT CORRECTIONS SET 

DATE REMARK

DRAWN BY:

SHEET NO:

Northaven 

Workforce

Housing 

SHEET TITLE:

304 Alaskan Way S. Suite 301

Seattle, WA 98104

11057 8th Ave NE

Seattle, WA

06.29.20 BUILDING PERMIT INTAKE

-

. ..

. ..

HH/SK/KS

QA/QC: DATE:

12.03.21

12.03.21

..

1

07.30.21 PERMIT CORR. CYCLE 12

12.03.21 PERMIT CORR. CYCLE 23

LAND USE ANALYSIS: 

MUP TYPE II SPECIAL EXCEPTION

DIAGRAMS 

T3.04
MUP TYPE II SPECIAL EXCEPTION DIAGRAM: STREET LEVEL USES/FAR ALLOWED

1
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NOTE : THIS A GRAPHIC MAP ONLY - THE PROPERTYLINES  ARE TO SHOW LAYOUT AND LOCATION OF THE PROPERTIES ALONG 8TH AVE.  

THE AREAS OF THE PROPERTIES ARE BASED ON KING COUNTY RECORDS TIED TO THAT ADDRESS.

11304 8TH AVE NE (LOW RISE)

14,490 SF PARCEL

11318F 8TH AVE NE (LOW RISE)

1,322 SF PARCEL

11327 8TH AVE NE (SINGLE FAMILY)

NO FAR

11223 8TH AVE NE (LOW RISE)

19,257 SF PARCEL

11319 8TH AVE NE (LOW RISE)

18,906 SF PARCEL

11057 8TH AVE NE
(NEIGHBORHOOD COMMERICAL)

PROJECT SITE

11049 8TH AVE NE
(NEIGHBORHOOD COMMERICAL)

6,828 SF PARCEL

11035 8TH AVE NE
(NEIGHBORHOOD COMMERICAL)

14,546 SF PARCEL

11025 8TH AVE NE
(NEIGHBORHOOD COMMERICAL)

30,600 SF PARCEL

550  NE NORTHGATE WAY
(NEIGHBORHOOD COMMERICAL)

26,928 SF PARCEL

11050 8TH AVE NE (LOW RISE)

35,882 SF PARCEL

830  NE NORTHGATE WAY 
(NEIGHBORHOOD COMMERICAL)

213,065 SF PARCEL

810  NE NORTHGATE WAY 
(NEIGHBORHOOD COMMERICAL)

24,099 SF PARCEL

11308A 8TH AVE NE (LOW RISE)

1,325 SF PARCEL

SMC 23.47A.005.C.1 - STREET-LEVEL USES: RESIDENTIAL USES MAY OCCUPY NO MORE THAN 20 PERCENT OF THE STREET-LEVEL STREET-FACING FACADE

29.30' RESIDENTIAL STREET FRONT LENGTH / 70.5' TOTAL FACADE LENGTH= 41.6% RESIDENTIAL USE

PER SMC 23.71.044A.1.b STANDARDS FOR RESIDENTIAL USES IN COMMERCIAL ZONES WITHIN THE NORTHGATE OVERLAY DISTRICT: IN C AND NC ZONES WITH HEIGHT 

LIMITS LESS THAN EIGHT-FIVE (85) FEET, RESIDENTIAL USES MAY EXCEED 20% OF THE STREET-LEVEL STREET-FACING FACADE AS A  SPECIAL EXCEPTION UNDER THE 

FOLLOWING CONDITIONS: 

THERE IS SUBSTANTIAL EXCESS SUPPLY OF LAND AVAILABLE FOR COMMERCIAL USE NEAR THE LOT, AS EVIDENCED BY CONDITIONS SUCH AS LACK OF COMMERCIAL 

ACTIVITY IN EXISTING COMMERCIAL STRUCTURES FOR A SUSTAINED PERIOD, COMMERCIAL STRUCTURES IN DISREPAIR, OR VACANT OR UNDERUSED COMMERCIALLY 

ZONED LAND.    

AS DEMONSTRATED BY THE MAP AND CHART BELOW, THERE IS AN EXCESS SUPPLY OF UNDERUTILIZED COMMERCIALLY ZONED LAND.  THE CHART SHOWS 
COMMERCIAL SF AVAILABLE USED ON THIS STREET AND ACTUAL SF USED.  THE MAP SHOWS THE CURRENT USES OF THE STREET-LEVEL COMMERCIALLY ZONED 
LAND SURROUNDING THE SITE.  

OVERALL, THERE IS A SEVERE UNDERUTILIZATION OF COMMERICAL LAND IN THIS AREA. THE UNDERUTILIZED COMMERICAL LAND IS NEARLY ALL SURFACE 
PARKING LOTS AT THE SIDEWALK EDGE.  ADDITIONALY, THE PROJECT SITE CONTAINS AN EXISTING VACANT COMMERCIAL PROPERTY.  THE LOTS DIRECTLY ACROSS 
AND TO THE NORTH ARE EXISTING RESIDENTIAL MULTISTORY BUILDINGS THAT LACK ANY STREET LEVEL RETAIL OR COMMERICAL.  SEE VIEW S C, D, E AND F. 

THE PROJECT'S RESIDENTIAL ENTRY HAS BEEN DESIGNED TO ACTIVATE THE STREETFRONT SIMILAR TO A PUBLIC ORIENTED COMMERICAL FACACE.  1. 
STOREFRONT CONSISTENT WITH THE PROJECT'S COMMERCIAL ENTRY DESIGN; 2. A CO-WORKING SPACE VISIBLE FROM THE PUBLIC SIDEWALK, LOCATED AT 
INTERIOR GROUND LEVEL; 3. THE PLACEMENT OF A LEASING OFFICE ADJACENT TO THE ROW TO DIVERSIFY STREET USE. 4. THE NORTHGATE DESIGN GUIDELINES 
ASK FOR STREET ORIENTED ENTRIES, WIDENED SIDEWALKS AND LANDSCAPING TO WELCOME PEDESTRIANS.
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DEPARTURE REQUEST 3
23.47A.005 & 23.71.044 - street-level uses & residential uses in 
commercial zones

In NC zones, residential uses must be limited to 20 percent of the street-level street-
facing facade.  Street-level uses must occupy a minimum of the first ten (10) feet 
above sidewalk (23.47A.008B.3)

Departure Request: Modification to allow more than 42% of residential street-level 
street facing façade.  Currently the percentage of residential is 41.9% (29.1 of 
69.4’ total). If the pedestrian entry to the cross-block connection is included in the 
calculation, the percentage reduces to 36.6% (29.1’ of 79.4’ total). See the diagrams 
to the right. 

Design Rationale: 
The proposal plans to include a informal co-working, a manager/leasing office, 
and a hang out space in the lobby of the residential entry to activate the street 
level. Full height storefront glazing is planned across the entire frontage. The 
northeast corner of the building has been set back further than required to 
emphasize the cross-block connection and provide an enhanced pedestrian 
experience. Providing a clear connection between the connection and the public 
sidewalk. The residential apartment entry is located at the northeast corner off 
of the pedestrian walk. This location provides additional activity at the northeast 
edge of the walkway, and keeps eyes on the path for enhanced security.  
The proposal creates three distinct spaces that all work together.  The childcare 
frontage is embraced by the playful canopy and landscaping elements to create a 
safe haven for parents and young children to gather.  The setback leading to the 
residential entrance and walkway is highlighted by its own, more linear canopy 
and clear signage which wraps the corner.   Finally, the lighted vertical elements 
drawing pedestrians into the walkway creates a third space, with landscaping that 
connects the path across the entire north frontage.   

street frontage allocation

departure request #3

Early Design Guidance response to request for departure to Street-Level Uses and Residential Uses in Commercial Zones (23.47A.005 and 23.71.44): 
The Code limits residential uses to a maximum of 20% of the street-level street-facing façade. The applicant proposes a departure to allow the proposed 
residential use to occupy up to 40% of the street-facing façade to be occupied by a residential use. The Board indicated initial support for the requested 
departure, stating that the project frontage appeared to have a strong balance of child care center and residential uses along the frontage. The Board 
indicated that the interaction of the child care and residential lobbies in the activation of the street frontage and the north walkway will be critical to 
the approval of this departure. For the Recommendation meeting, the Board requested additional information showing the intent for the child care and 
residential spaces along the street frontage, the intended interaction of these spaces with each other, with the street frontage, and with the north 
walkway.
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MUP TYPE II SPECIAL EXCEPTION DIAGRAM: DRB APPROVED EXTENTS
3

DESIGN REVIEW BOARD PRESENTATION DEPARTURE REQUEST #4 
(JANUARY 2021)

RECOMMENDATION OF THE NORTHEAST DESIGN REVIEW BOARD (JANUARY 4 2021)

STREET-LEVEL USES AND RESIDENTIAL USES IN COMMERCIAL ZONES (23.47A.005 AND 23.71.44): 

THE BOARD RECOMMENDED APPROVAL OF THIS DEPARTURE, STATING THAT INCREASED RESIDENTIAL PRESENCE AT 
GROUND LEVEL ALLOWS FOR A WIDENED TRANSITION FROM THE SIDEWALK FRONTAGE TO THE NORTH WALKWAY WHILE 
ALSO PROVIDING A GROUND-LEVEL RESIDENTIAL TRANSITION TO THE ADJACENT MULTI-FAMILY RESIDENTIAL BUILDING 
TO THE NORTH. THE PROPOSAL BETTER MEETS THE INTENT OF DESIGN GUIDELINES (PL2-A-1. ACCESS FOR ALL, PL2-D-1. 
DESIGN AS WAYFINDING, PL3-A-1. DESIGN OBJECTIVES. 

29.09'

3

2 & 3. — SEE PAGES 6 AND 7  
 
4.  STREET-LEVEL USES & RESIDENTIAL USES IN COMMERCIAL ZONES 
 (23.47A.005, 23.71.44):  

BOARD RECOMMENDED APPROVAL  
The Code limits residential uses to a maximum of 20% of the street-level street-facing façade. The applicant 
proposes a departure to allow the proposed residential use to occupy up to 42% of the street-facing façade to be 
occupied by a residential use.

The Board recommended approval of this special exception, stating that increased residential presence at ground 
level allows for a widened transition from the sidewalk frontage to the north walkway while also providing a 
ground-level residential transition to the adjacent multi-family residential building to the north. 

EAST ELEVATION

KEY:

UPDATE FOR FINAL MUP DRAWINGS:   Final design maintains the condition 
outlined in the DRB package; Project team has applied for the special exception as 
required.

With the recommended condition, the proposal better meets the intent of Design 
Guidelines (PL2-A-1. Access for All, PL2-D-1. Design as Wayfinding, PL3-A-1. Design 
Objectives.

DEPARTURE REQUEST #4 SHOWING CURRENT DESIGN

DEPARTURE DIAGRAMS FROM DRB REC PACKET 
(APPROVED JANUARY 2021)

ZONING PARCEL AREA FAR FACTOR SF ALLOWED SF USED NOTES
WEST SIDE 550 NE NORTHGATE WAY NC2-75 26,928         6                 161,568                   7,152           RETAIL STORES WITH SURFACE PARKING

11025 8TH AVE NE NC2-75 30,600         6                 183,600                   5,320           RETAIL STORES WITH SURFACE PARKING
11035 8TH AVE NE NC2-75 14,546         6                 87,276                     7,152           VACATED CAR REPAIR WITH SURFACE PARKING
11049 8TH AVE NE NC2-75 6,828           6                 40,968                     5,320           OFFICES WITH SURFACE PARKING

EAST SIDE 810 NE NORTHGATE WAY NC3-55 24,099         4.25            102,420.75              8,954           RETAIL STORES WITH SURFACE PARKING
830 NE NORTHGATE WAY NC3-55 213,065       4.25            905,526.25              79,204         RETAIL STORES WITH SURFACE PARKING

1,481,359.0             113,102       
UNUSED  SF 1,368,257    

ZONING PARCEL AREA FAR FACTOR SF ALLOWED SF USED NOTES
WEST SIDE 11223 8TH AVE NE LR2 19,257         1.4              * 0 3 STORY APT BLDG (27 UNITS) WITH SURFACE PARKING

11319 8TH AVE NE LR2 18,906         1.4              * 0 3 STORY APT BLDG (27 UNITS) WITH SURFACE PARKING
11327 8TH AVE NE SF7200 11,985         SINGLE FAMILY (DUPLEX)

EAST SIDE 11050 8TH AVE NE LR3 35,882         2.3              * 0 9 STORY APT BLDG (142 UNITS)
11304 8TH AVE NE LR3 14,490         2.3              * 3,680           DENTAL OFFICE WITH SURFACE PARKING
11308A 8TH AVE NE LR2 1,325           1.4              * 0 TOWNHOUSE
11318F 8TH AVE NE LR2 1,322           1.4              * 0 TOWNHOUSE
11320 8TH AVE NE SF7200 14,000         SINGLE FAMILY

-                           3,680           TOTALS

LOTS WITH RESIDENTIAL ZONING

LOTS WITH COMMERCIAL ZONING

*NOTE:  ONLY THE FIRST FLOOR OF LR2 AND LR3 ZONED SITES CAN HOLD COMMERCIAL USES

ADDRESS

TOTALS

ADDRESS

NO.

PERMIT CORRECTIONS SET 

DATE REMARK

DRAWN BY:

SHEET NO:

Northaven 

Workforce

Housing 

SHEET TITLE:

304 Alaskan Way S. Suite 301

Seattle, WA 98104

11057 8th Ave NE

Seattle, WA

06.29.20 BUILDING PERMIT INTAKE

-

. ..

. ..

HH/SK/KS

QA/QC: DATE:

12.03.21

12.03.21

..

1

07.30.21 PERMIT CORR. CYCLE 12

12.03.21 PERMIT CORR. CYCLE 23

LAND USE ANALYSIS: 

MUP TYPE II SPECIAL EXCEPTION

DIAGRAMS 

T3.04
MUP TYPE II SPECIAL EXCEPTION DIAGRAM: STREET LEVEL USES/FAR ALLOWED
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NOTE : THIS A GRAPHIC MAP ONLY - THE PROPERTYLINES  ARE TO SHOW LAYOUT AND LOCATION OF THE PROPERTIES ALONG 8TH AVE.  

THE AREAS OF THE PROPERTIES ARE BASED ON KING COUNTY RECORDS TIED TO THAT ADDRESS.

11304 8TH AVE NE (LOW RISE)

14,490 SF PARCEL

11318F 8TH AVE NE (LOW RISE)

1,322 SF PARCEL

11327 8TH AVE NE (SINGLE FAMILY)

NO FAR

11223 8TH AVE NE (LOW RISE)

19,257 SF PARCEL

11319 8TH AVE NE (LOW RISE)

18,906 SF PARCEL

11057 8TH AVE NE
(NEIGHBORHOOD COMMERICAL)

PROJECT SITE

11049 8TH AVE NE
(NEIGHBORHOOD COMMERICAL)

6,828 SF PARCEL

11035 8TH AVE NE
(NEIGHBORHOOD COMMERICAL)

14,546 SF PARCEL

11025 8TH AVE NE
(NEIGHBORHOOD COMMERICAL)

30,600 SF PARCEL

550  NE NORTHGATE WAY
(NEIGHBORHOOD COMMERICAL)

26,928 SF PARCEL

11050 8TH AVE NE (LOW RISE)

35,882 SF PARCEL

830  NE NORTHGATE WAY 
(NEIGHBORHOOD COMMERICAL)

213,065 SF PARCEL

810  NE NORTHGATE WAY 
(NEIGHBORHOOD COMMERICAL)

24,099 SF PARCEL

11308A 8TH AVE NE (LOW RISE)

1,325 SF PARCEL

SMC 23.47A.005.C.1 - STREET-LEVEL USES: RESIDENTIAL USES MAY OCCUPY NO MORE THAN 20 PERCENT OF THE STREET-LEVEL STREET-FACING FACADE

29.30' RESIDENTIAL STREET FRONT LENGTH / 70.5' TOTAL FACADE LENGTH= 41.6% RESIDENTIAL USE

PER SMC 23.71.044A.1.b STANDARDS FOR RESIDENTIAL USES IN COMMERCIAL ZONES WITHIN THE NORTHGATE OVERLAY DISTRICT: IN C AND NC ZONES WITH HEIGHT 

LIMITS LESS THAN EIGHT-FIVE (85) FEET, RESIDENTIAL USES MAY EXCEED 20% OF THE STREET-LEVEL STREET-FACING FACADE AS A  SPECIAL EXCEPTION UNDER THE 

FOLLOWING CONDITIONS: 

THERE IS SUBSTANTIAL EXCESS SUPPLY OF LAND AVAILABLE FOR COMMERCIAL USE NEAR THE LOT, AS EVIDENCED BY CONDITIONS SUCH AS LACK OF COMMERCIAL 

ACTIVITY IN EXISTING COMMERCIAL STRUCTURES FOR A SUSTAINED PERIOD, COMMERCIAL STRUCTURES IN DISREPAIR, OR VACANT OR UNDERUSED COMMERCIALLY 

ZONED LAND.    

AS DEMONSTRATED BY THE MAP AND CHART BELOW, THERE IS AN EXCESS SUPPLY OF UNDERUTILIZED COMMERCIALLY ZONED LAND.  THE CHART SHOWS 
COMMERCIAL SF AVAILABLE USED ON THIS STREET AND ACTUAL SF USED.  THE MAP SHOWS THE CURRENT USES OF THE STREET-LEVEL COMMERCIALLY ZONED 
LAND SURROUNDING THE SITE.  

OVERALL, THERE IS A SEVERE UNDERUTILIZATION OF COMMERICAL LAND IN THIS AREA. THE UNDERUTILIZED COMMERICAL LAND IS NEARLY ALL SURFACE 
PARKING LOTS AT THE SIDEWALK EDGE.  ADDITIONALY, THE PROJECT SITE CONTAINS AN EXISTING VACANT COMMERCIAL PROPERTY.  THE LOTS DIRECTLY ACROSS 
AND TO THE NORTH ARE EXISTING RESIDENTIAL MULTISTORY BUILDINGS THAT LACK ANY STREET LEVEL RETAIL OR COMMERICAL.  SEE VIEW S C, D, E AND F. 

THE PROJECT'S RESIDENTIAL ENTRY HAS BEEN DESIGNED TO ACTIVATE THE STREETFRONT SIMILAR TO A PUBLIC ORIENTED COMMERICAL FACACE.  1. 
STOREFRONT CONSISTENT WITH THE PROJECT'S COMMERCIAL ENTRY DESIGN; 2. A CO-WORKING SPACE VISIBLE FROM THE PUBLIC SIDEWALK, LOCATED AT 
INTERIOR GROUND LEVEL; 3. THE PLACEMENT OF A LEASING OFFICE ADJACENT TO THE ROW TO DIVERSIFY STREET USE. 4. THE NORTHGATE DESIGN GUIDELINES 
ASK FOR STREET ORIENTED ENTRIES, WIDENED SIDEWALKS AND LANDSCAPING TO WELCOME PEDESTRIANS.
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DEPARTURE REQUEST 3
23.47A.005 & 23.71.044 - street-level uses & residential uses in 
commercial zones

In NC zones, residential uses must be limited to 20 percent of the street-level street-
facing facade.  Street-level uses must occupy a minimum of the first ten (10) feet 
above sidewalk (23.47A.008B.3)

Departure Request: Modification to allow more than 42% of residential street-level 
street facing façade.  Currently the percentage of residential is 41.9% (29.1 of 
69.4’ total). If the pedestrian entry to the cross-block connection is included in the 
calculation, the percentage reduces to 36.6% (29.1’ of 79.4’ total). See the diagrams 
to the right. 

Design Rationale: 
The proposal plans to include a informal co-working, a manager/leasing office, 
and a hang out space in the lobby of the residential entry to activate the street 
level. Full height storefront glazing is planned across the entire frontage. The 
northeast corner of the building has been set back further than required to 
emphasize the cross-block connection and provide an enhanced pedestrian 
experience. Providing a clear connection between the connection and the public 
sidewalk. The residential apartment entry is located at the northeast corner off 
of the pedestrian walk. This location provides additional activity at the northeast 
edge of the walkway, and keeps eyes on the path for enhanced security.  
The proposal creates three distinct spaces that all work together.  The childcare 
frontage is embraced by the playful canopy and landscaping elements to create a 
safe haven for parents and young children to gather.  The setback leading to the 
residential entrance and walkway is highlighted by its own, more linear canopy 
and clear signage which wraps the corner.   Finally, the lighted vertical elements 
drawing pedestrians into the walkway creates a third space, with landscaping that 
connects the path across the entire north frontage.   

street frontage allocation

departure request #3

Early Design Guidance response to request for departure to Street-Level Uses and Residential Uses in Commercial Zones (23.47A.005 and 23.71.44): 
The Code limits residential uses to a maximum of 20% of the street-level street-facing façade. The applicant proposes a departure to allow the proposed 
residential use to occupy up to 40% of the street-facing façade to be occupied by a residential use. The Board indicated initial support for the requested 
departure, stating that the project frontage appeared to have a strong balance of child care center and residential uses along the frontage. The Board 
indicated that the interaction of the child care and residential lobbies in the activation of the street frontage and the north walkway will be critical to 
the approval of this departure. For the Recommendation meeting, the Board requested additional information showing the intent for the child care and 
residential spaces along the street frontage, the intended interaction of these spaces with each other, with the street frontage, and with the north 
walkway.
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MUP TYPE II SPECIAL EXCEPTION DIAGRAM: DRB APPROVED EXTENTS
3

DESIGN REVIEW BOARD PRESENTATION DEPARTURE REQUEST #4 
(JANUARY 2021)

RECOMMENDATION OF THE NORTHEAST DESIGN REVIEW BOARD (JANUARY 4 2021)

STREET-LEVEL USES AND RESIDENTIAL USES IN COMMERCIAL ZONES (23.47A.005 AND 23.71.44): 

THE BOARD RECOMMENDED APPROVAL OF THIS DEPARTURE, STATING THAT INCREASED RESIDENTIAL PRESENCE AT 
GROUND LEVEL ALLOWS FOR A WIDENED TRANSITION FROM THE SIDEWALK FRONTAGE TO THE NORTH WALKWAY WHILE 
ALSO PROVIDING A GROUND-LEVEL RESIDENTIAL TRANSITION TO THE ADJACENT MULTI-FAMILY RESIDENTIAL BUILDING 
TO THE NORTH. THE PROPOSAL BETTER MEETS THE INTENT OF DESIGN GUIDELINES (PL2-A-1. ACCESS FOR ALL, PL2-D-1. 
DESIGN AS WAYFINDING, PL3-A-1. DESIGN OBJECTIVES. 

29.09'

3

ZONING PARCEL AREA FAR FACTOR SF ALLOWED SF USED NOTES
WEST SIDE 550 NE NORTHGATE WAY NC2-75 26,928         6                 161,568                   7,152           RETAIL STORES WITH SURFACE PARKING

11025 8TH AVE NE NC2-75 30,600         6                 183,600                   5,320           RETAIL STORES WITH SURFACE PARKING
11035 8TH AVE NE NC2-75 14,546         6                 87,276                     7,152           VACATED CAR REPAIR WITH SURFACE PARKING
11049 8TH AVE NE NC2-75 6,828           6                 40,968                     5,320           OFFICES WITH SURFACE PARKING

EAST SIDE 810 NE NORTHGATE WAY NC3-55 24,099         4.25            102,420.75              8,954           RETAIL STORES WITH SURFACE PARKING
830 NE NORTHGATE WAY NC3-55 213,065       4.25            905,526.25              79,204         RETAIL STORES WITH SURFACE PARKING

1,481,359.0             113,102       
UNUSED  SF 1,368,257    

ZONING PARCEL AREA FAR FACTOR SF ALLOWED SF USED NOTES
WEST SIDE 11223 8TH AVE NE LR2 19,257         1.4              * 0 3 STORY APT BLDG (27 UNITS) WITH SURFACE PARKING

11319 8TH AVE NE LR2 18,906         1.4              * 0 3 STORY APT BLDG (27 UNITS) WITH SURFACE PARKING
11327 8TH AVE NE SF7200 11,985         SINGLE FAMILY (DUPLEX)

EAST SIDE 11050 8TH AVE NE LR3 35,882         2.3              * 0 9 STORY APT BLDG (142 UNITS)
11304 8TH AVE NE LR3 14,490         2.3              * 3,680           DENTAL OFFICE WITH SURFACE PARKING
11308A 8TH AVE NE LR2 1,325           1.4              * 0 TOWNHOUSE
11318F 8TH AVE NE LR2 1,322           1.4              * 0 TOWNHOUSE
11320 8TH AVE NE SF7200 14,000         SINGLE FAMILY

-                           3,680           TOTALS

LOTS WITH RESIDENTIAL ZONING

LOTS WITH COMMERCIAL ZONING

*NOTE:  ONLY THE FIRST FLOOR OF LR2 AND LR3 ZONED SITES CAN HOLD COMMERCIAL USES
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LAND USE ANALYSIS: 

MUP TYPE II SPECIAL EXCEPTION

DIAGRAMS 
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MUP TYPE II SPECIAL EXCEPTION DIAGRAM: STREET LEVEL USES/FAR ALLOWED
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NOTE : THIS A GRAPHIC MAP ONLY - THE PROPERTYLINES  ARE TO SHOW LAYOUT AND LOCATION OF THE PROPERTIES ALONG 8TH AVE.  

THE AREAS OF THE PROPERTIES ARE BASED ON KING COUNTY RECORDS TIED TO THAT ADDRESS.

11304 8TH AVE NE (LOW RISE)

14,490 SF PARCEL

11318F 8TH AVE NE (LOW RISE)

1,322 SF PARCEL

11327 8TH AVE NE (SINGLE FAMILY)

NO FAR

11223 8TH AVE NE (LOW RISE)

19,257 SF PARCEL

11319 8TH AVE NE (LOW RISE)

18,906 SF PARCEL

11057 8TH AVE NE
(NEIGHBORHOOD COMMERICAL)

PROJECT SITE

11049 8TH AVE NE
(NEIGHBORHOOD COMMERICAL)

6,828 SF PARCEL

11035 8TH AVE NE
(NEIGHBORHOOD COMMERICAL)

14,546 SF PARCEL

11025 8TH AVE NE
(NEIGHBORHOOD COMMERICAL)

30,600 SF PARCEL

550  NE NORTHGATE WAY
(NEIGHBORHOOD COMMERICAL)

26,928 SF PARCEL

11050 8TH AVE NE (LOW RISE)

35,882 SF PARCEL

830  NE NORTHGATE WAY 
(NEIGHBORHOOD COMMERICAL)

213,065 SF PARCEL

810  NE NORTHGATE WAY 
(NEIGHBORHOOD COMMERICAL)

24,099 SF PARCEL

11308A 8TH AVE NE (LOW RISE)

1,325 SF PARCEL

SMC 23.47A.005.C.1 - STREET-LEVEL USES: RESIDENTIAL USES MAY OCCUPY NO MORE THAN 20 PERCENT OF THE STREET-LEVEL STREET-FACING FACADE

29.30' RESIDENTIAL STREET FRONT LENGTH / 70.5' TOTAL FACADE LENGTH= 41.6% RESIDENTIAL USE

PER SMC 23.71.044A.1.b STANDARDS FOR RESIDENTIAL USES IN COMMERCIAL ZONES WITHIN THE NORTHGATE OVERLAY DISTRICT: IN C AND NC ZONES WITH HEIGHT 

LIMITS LESS THAN EIGHT-FIVE (85) FEET, RESIDENTIAL USES MAY EXCEED 20% OF THE STREET-LEVEL STREET-FACING FACADE AS A  SPECIAL EXCEPTION UNDER THE 

FOLLOWING CONDITIONS: 

THERE IS SUBSTANTIAL EXCESS SUPPLY OF LAND AVAILABLE FOR COMMERCIAL USE NEAR THE LOT, AS EVIDENCED BY CONDITIONS SUCH AS LACK OF COMMERCIAL 

ACTIVITY IN EXISTING COMMERCIAL STRUCTURES FOR A SUSTAINED PERIOD, COMMERCIAL STRUCTURES IN DISREPAIR, OR VACANT OR UNDERUSED COMMERCIALLY 

ZONED LAND.    

AS DEMONSTRATED BY THE MAP AND CHART BELOW, THERE IS AN EXCESS SUPPLY OF UNDERUTILIZED COMMERCIALLY ZONED LAND.  THE CHART SHOWS 
COMMERCIAL SF AVAILABLE USED ON THIS STREET AND ACTUAL SF USED.  THE MAP SHOWS THE CURRENT USES OF THE STREET-LEVEL COMMERCIALLY ZONED 
LAND SURROUNDING THE SITE.  

OVERALL, THERE IS A SEVERE UNDERUTILIZATION OF COMMERICAL LAND IN THIS AREA. THE UNDERUTILIZED COMMERICAL LAND IS NEARLY ALL SURFACE 
PARKING LOTS AT THE SIDEWALK EDGE.  ADDITIONALY, THE PROJECT SITE CONTAINS AN EXISTING VACANT COMMERCIAL PROPERTY.  THE LOTS DIRECTLY ACROSS 
AND TO THE NORTH ARE EXISTING RESIDENTIAL MULTISTORY BUILDINGS THAT LACK ANY STREET LEVEL RETAIL OR COMMERICAL.  SEE VIEW S C, D, E AND F. 

THE PROJECT'S RESIDENTIAL ENTRY HAS BEEN DESIGNED TO ACTIVATE THE STREETFRONT SIMILAR TO A PUBLIC ORIENTED COMMERICAL FACACE.  1. 
STOREFRONT CONSISTENT WITH THE PROJECT'S COMMERCIAL ENTRY DESIGN; 2. A CO-WORKING SPACE VISIBLE FROM THE PUBLIC SIDEWALK, LOCATED AT 
INTERIOR GROUND LEVEL; 3. THE PLACEMENT OF A LEASING OFFICE ADJACENT TO THE ROW TO DIVERSIFY STREET USE. 4. THE NORTHGATE DESIGN GUIDELINES 
ASK FOR STREET ORIENTED ENTRIES, WIDENED SIDEWALKS AND LANDSCAPING TO WELCOME PEDESTRIANS.
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DEPARTURE REQUEST 3
23.47A.005 & 23.71.044 - street-level uses & residential uses in 
commercial zones

In NC zones, residential uses must be limited to 20 percent of the street-level street-
facing facade.  Street-level uses must occupy a minimum of the first ten (10) feet 
above sidewalk (23.47A.008B.3)

Departure Request: Modification to allow more than 42% of residential street-level 
street facing façade.  Currently the percentage of residential is 41.9% (29.1 of 
69.4’ total). If the pedestrian entry to the cross-block connection is included in the 
calculation, the percentage reduces to 36.6% (29.1’ of 79.4’ total). See the diagrams 
to the right. 

Design Rationale: 
The proposal plans to include a informal co-working, a manager/leasing office, 
and a hang out space in the lobby of the residential entry to activate the street 
level. Full height storefront glazing is planned across the entire frontage. The 
northeast corner of the building has been set back further than required to 
emphasize the cross-block connection and provide an enhanced pedestrian 
experience. Providing a clear connection between the connection and the public 
sidewalk. The residential apartment entry is located at the northeast corner off 
of the pedestrian walk. This location provides additional activity at the northeast 
edge of the walkway, and keeps eyes on the path for enhanced security.  
The proposal creates three distinct spaces that all work together.  The childcare 
frontage is embraced by the playful canopy and landscaping elements to create a 
safe haven for parents and young children to gather.  The setback leading to the 
residential entrance and walkway is highlighted by its own, more linear canopy 
and clear signage which wraps the corner.   Finally, the lighted vertical elements 
drawing pedestrians into the walkway creates a third space, with landscaping that 
connects the path across the entire north frontage.   

street frontage allocation

departure request #3

Early Design Guidance response to request for departure to Street-Level Uses and Residential Uses in Commercial Zones (23.47A.005 and 23.71.44): 
The Code limits residential uses to a maximum of 20% of the street-level street-facing façade. The applicant proposes a departure to allow the proposed 
residential use to occupy up to 40% of the street-facing façade to be occupied by a residential use. The Board indicated initial support for the requested 
departure, stating that the project frontage appeared to have a strong balance of child care center and residential uses along the frontage. The Board 
indicated that the interaction of the child care and residential lobbies in the activation of the street frontage and the north walkway will be critical to 
the approval of this departure. For the Recommendation meeting, the Board requested additional information showing the intent for the child care and 
residential spaces along the street frontage, the intended interaction of these spaces with each other, with the street frontage, and with the north 
walkway.
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DESIGN REVIEW BOARD PRESENTATION DEPARTURE REQUEST #4 
(JANUARY 2021)

RECOMMENDATION OF THE NORTHEAST DESIGN REVIEW BOARD (JANUARY 4 2021)

STREET-LEVEL USES AND RESIDENTIAL USES IN COMMERCIAL ZONES (23.47A.005 AND 23.71.44): 

THE BOARD RECOMMENDED APPROVAL OF THIS DEPARTURE, STATING THAT INCREASED RESIDENTIAL PRESENCE AT 
GROUND LEVEL ALLOWS FOR A WIDENED TRANSITION FROM THE SIDEWALK FRONTAGE TO THE NORTH WALKWAY WHILE 
ALSO PROVIDING A GROUND-LEVEL RESIDENTIAL TRANSITION TO THE ADJACENT MULTI-FAMILY RESIDENTIAL BUILDING 
TO THE NORTH. THE PROPOSAL BETTER MEETS THE INTENT OF DESIGN GUIDELINES (PL2-A-1. ACCESS FOR ALL, PL2-D-1. 
DESIGN AS WAYFINDING, PL3-A-1. DESIGN OBJECTIVES. 

29.09'

3

PLAN

PEDESTRIAN PERSPECTIVE VIEW A 

ZONING PARCEL AREA FAR FACTOR SF ALLOWED SF USED NOTES
WEST SIDE 550 NE NORTHGATE WAY NC2-75 26,928         6                 161,568                   7,152           RETAIL STORES WITH SURFACE PARKING

11025 8TH AVE NE NC2-75 30,600         6                 183,600                   5,320           RETAIL STORES WITH SURFACE PARKING
11035 8TH AVE NE NC2-75 14,546         6                 87,276                     7,152           VACATED CAR REPAIR WITH SURFACE PARKING
11049 8TH AVE NE NC2-75 6,828           6                 40,968                     5,320           OFFICES WITH SURFACE PARKING

EAST SIDE 810 NE NORTHGATE WAY NC3-55 24,099         4.25            102,420.75              8,954           RETAIL STORES WITH SURFACE PARKING
830 NE NORTHGATE WAY NC3-55 213,065       4.25            905,526.25              79,204         RETAIL STORES WITH SURFACE PARKING

1,481,359.0             113,102       
UNUSED  SF 1,368,257    

ZONING PARCEL AREA FAR FACTOR SF ALLOWED SF USED NOTES
WEST SIDE 11223 8TH AVE NE LR2 19,257         1.4              * 0 3 STORY APT BLDG (27 UNITS) WITH SURFACE PARKING

11319 8TH AVE NE LR2 18,906         1.4              * 0 3 STORY APT BLDG (27 UNITS) WITH SURFACE PARKING
11327 8TH AVE NE SF7200 11,985         SINGLE FAMILY (DUPLEX)

EAST SIDE 11050 8TH AVE NE LR3 35,882         2.3              * 0 9 STORY APT BLDG (142 UNITS)
11304 8TH AVE NE LR3 14,490         2.3              * 3,680           DENTAL OFFICE WITH SURFACE PARKING
11308A 8TH AVE NE LR2 1,325           1.4              * 0 TOWNHOUSE
11318F 8TH AVE NE LR2 1,322           1.4              * 0 TOWNHOUSE
11320 8TH AVE NE SF7200 14,000         SINGLE FAMILY

-                           3,680           TOTALS

LOTS WITH RESIDENTIAL ZONING

LOTS WITH COMMERCIAL ZONING

*NOTE:  ONLY THE FIRST FLOOR OF LR2 AND LR3 ZONED SITES CAN HOLD COMMERCIAL USES
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PERMIT CORRECTIONS SET 

DATE REMARK

DRAWN BY:

SHEET NO:
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SHEET TITLE:

304 Alaskan Way S. Suite 301

Seattle, WA 98104

11057 8th Ave NE

Seattle, WA

06.29.20 BUILDING PERMIT INTAKE
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. ..

. ..

HH/SK/KS
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..

1

07.30.21 PERMIT CORR. CYCLE 12

12.03.21 PERMIT CORR. CYCLE 23

LAND USE ANALYSIS: 

MUP TYPE II SPECIAL EXCEPTION

DIAGRAMS 

T3.04
MUP TYPE II SPECIAL EXCEPTION DIAGRAM: STREET LEVEL USES/FAR ALLOWED
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NOTE : THIS A GRAPHIC MAP ONLY - THE PROPERTYLINES  ARE TO SHOW LAYOUT AND LOCATION OF THE PROPERTIES ALONG 8TH AVE.  

THE AREAS OF THE PROPERTIES ARE BASED ON KING COUNTY RECORDS TIED TO THAT ADDRESS.

11304 8TH AVE NE (LOW RISE)

14,490 SF PARCEL

11318F 8TH AVE NE (LOW RISE)

1,322 SF PARCEL

11327 8TH AVE NE (SINGLE FAMILY)

NO FAR

11223 8TH AVE NE (LOW RISE)

19,257 SF PARCEL

11319 8TH AVE NE (LOW RISE)

18,906 SF PARCEL

11057 8TH AVE NE
(NEIGHBORHOOD COMMERICAL)

PROJECT SITE

11049 8TH AVE NE
(NEIGHBORHOOD COMMERICAL)

6,828 SF PARCEL

11035 8TH AVE NE
(NEIGHBORHOOD COMMERICAL)

14,546 SF PARCEL

11025 8TH AVE NE
(NEIGHBORHOOD COMMERICAL)

30,600 SF PARCEL

550  NE NORTHGATE WAY
(NEIGHBORHOOD COMMERICAL)

26,928 SF PARCEL

11050 8TH AVE NE (LOW RISE)

35,882 SF PARCEL

830  NE NORTHGATE WAY 
(NEIGHBORHOOD COMMERICAL)

213,065 SF PARCEL

810  NE NORTHGATE WAY 
(NEIGHBORHOOD COMMERICAL)

24,099 SF PARCEL

11308A 8TH AVE NE (LOW RISE)

1,325 SF PARCEL

SMC 23.47A.005.C.1 - STREET-LEVEL USES: RESIDENTIAL USES MAY OCCUPY NO MORE THAN 20 PERCENT OF THE STREET-LEVEL STREET-FACING FACADE

29.30' RESIDENTIAL STREET FRONT LENGTH / 70.5' TOTAL FACADE LENGTH= 41.6% RESIDENTIAL USE

PER SMC 23.71.044A.1.b STANDARDS FOR RESIDENTIAL USES IN COMMERCIAL ZONES WITHIN THE NORTHGATE OVERLAY DISTRICT: IN C AND NC ZONES WITH HEIGHT 

LIMITS LESS THAN EIGHT-FIVE (85) FEET, RESIDENTIAL USES MAY EXCEED 20% OF THE STREET-LEVEL STREET-FACING FACADE AS A  SPECIAL EXCEPTION UNDER THE 

FOLLOWING CONDITIONS: 

THERE IS SUBSTANTIAL EXCESS SUPPLY OF LAND AVAILABLE FOR COMMERCIAL USE NEAR THE LOT, AS EVIDENCED BY CONDITIONS SUCH AS LACK OF COMMERCIAL 

ACTIVITY IN EXISTING COMMERCIAL STRUCTURES FOR A SUSTAINED PERIOD, COMMERCIAL STRUCTURES IN DISREPAIR, OR VACANT OR UNDERUSED COMMERCIALLY 

ZONED LAND.    

AS DEMONSTRATED BY THE MAP AND CHART BELOW, THERE IS AN EXCESS SUPPLY OF UNDERUTILIZED COMMERCIALLY ZONED LAND.  THE CHART SHOWS 
COMMERCIAL SF AVAILABLE USED ON THIS STREET AND ACTUAL SF USED.  THE MAP SHOWS THE CURRENT USES OF THE STREET-LEVEL COMMERCIALLY ZONED 
LAND SURROUNDING THE SITE.  

OVERALL, THERE IS A SEVERE UNDERUTILIZATION OF COMMERICAL LAND IN THIS AREA. THE UNDERUTILIZED COMMERICAL LAND IS NEARLY ALL SURFACE 
PARKING LOTS AT THE SIDEWALK EDGE.  ADDITIONALY, THE PROJECT SITE CONTAINS AN EXISTING VACANT COMMERCIAL PROPERTY.  THE LOTS DIRECTLY ACROSS 
AND TO THE NORTH ARE EXISTING RESIDENTIAL MULTISTORY BUILDINGS THAT LACK ANY STREET LEVEL RETAIL OR COMMERICAL.  SEE VIEW S C, D, E AND F. 

THE PROJECT'S RESIDENTIAL ENTRY HAS BEEN DESIGNED TO ACTIVATE THE STREETFRONT SIMILAR TO A PUBLIC ORIENTED COMMERICAL FACACE.  1. 
STOREFRONT CONSISTENT WITH THE PROJECT'S COMMERCIAL ENTRY DESIGN; 2. A CO-WORKING SPACE VISIBLE FROM THE PUBLIC SIDEWALK, LOCATED AT 
INTERIOR GROUND LEVEL; 3. THE PLACEMENT OF A LEASING OFFICE ADJACENT TO THE ROW TO DIVERSIFY STREET USE. 4. THE NORTHGATE DESIGN GUIDELINES 
ASK FOR STREET ORIENTED ENTRIES, WIDENED SIDEWALKS AND LANDSCAPING TO WELCOME PEDESTRIANS.
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DEPARTURE REQUEST 3
23.47A.005 & 23.71.044 - street-level uses & residential uses in 
commercial zones

In NC zones, residential uses must be limited to 20 percent of the street-level street-
facing facade.  Street-level uses must occupy a minimum of the first ten (10) feet 
above sidewalk (23.47A.008B.3)

Departure Request: Modification to allow more than 42% of residential street-level 
street facing façade.  Currently the percentage of residential is 41.9% (29.1 of 
69.4’ total). If the pedestrian entry to the cross-block connection is included in the 
calculation, the percentage reduces to 36.6% (29.1’ of 79.4’ total). See the diagrams 
to the right. 

Design Rationale: 
The proposal plans to include a informal co-working, a manager/leasing office, 
and a hang out space in the lobby of the residential entry to activate the street 
level. Full height storefront glazing is planned across the entire frontage. The 
northeast corner of the building has been set back further than required to 
emphasize the cross-block connection and provide an enhanced pedestrian 
experience. Providing a clear connection between the connection and the public 
sidewalk. The residential apartment entry is located at the northeast corner off 
of the pedestrian walk. This location provides additional activity at the northeast 
edge of the walkway, and keeps eyes on the path for enhanced security.  
The proposal creates three distinct spaces that all work together.  The childcare 
frontage is embraced by the playful canopy and landscaping elements to create a 
safe haven for parents and young children to gather.  The setback leading to the 
residential entrance and walkway is highlighted by its own, more linear canopy 
and clear signage which wraps the corner.   Finally, the lighted vertical elements 
drawing pedestrians into the walkway creates a third space, with landscaping that 
connects the path across the entire north frontage.   

street frontage allocation

departure request #3

Early Design Guidance response to request for departure to Street-Level Uses and Residential Uses in Commercial Zones (23.47A.005 and 23.71.44): 
The Code limits residential uses to a maximum of 20% of the street-level street-facing façade. The applicant proposes a departure to allow the proposed 
residential use to occupy up to 40% of the street-facing façade to be occupied by a residential use. The Board indicated initial support for the requested 
departure, stating that the project frontage appeared to have a strong balance of child care center and residential uses along the frontage. The Board 
indicated that the interaction of the child care and residential lobbies in the activation of the street frontage and the north walkway will be critical to 
the approval of this departure. For the Recommendation meeting, the Board requested additional information showing the intent for the child care and 
residential spaces along the street frontage, the intended interaction of these spaces with each other, with the street frontage, and with the north 
walkway.
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DESIGN REVIEW BOARD PRESENTATION DEPARTURE REQUEST #4 
(JANUARY 2021)

RECOMMENDATION OF THE NORTHEAST DESIGN REVIEW BOARD (JANUARY 4 2021)

STREET-LEVEL USES AND RESIDENTIAL USES IN COMMERCIAL ZONES (23.47A.005 AND 23.71.44): 

THE BOARD RECOMMENDED APPROVAL OF THIS DEPARTURE, STATING THAT INCREASED RESIDENTIAL PRESENCE AT 
GROUND LEVEL ALLOWS FOR A WIDENED TRANSITION FROM THE SIDEWALK FRONTAGE TO THE NORTH WALKWAY WHILE 
ALSO PROVIDING A GROUND-LEVEL RESIDENTIAL TRANSITION TO THE ADJACENT MULTI-FAMILY RESIDENTIAL BUILDING 
TO THE NORTH. THE PROPOSAL BETTER MEETS THE INTENT OF DESIGN GUIDELINES (PL2-A-1. ACCESS FOR ALL, PL2-D-1. 
DESIGN AS WAYFINDING, PL3-A-1. DESIGN OBJECTIVES. 

29.09'

3

ZONING PARCEL AREA FAR FACTOR SF ALLOWED SF USED NOTES
WEST SIDE 550 NE NORTHGATE WAY NC2-75 26,928         6                 161,568                   7,152           RETAIL STORES WITH SURFACE PARKING

11025 8TH AVE NE NC2-75 30,600         6                 183,600                   5,320           RETAIL STORES WITH SURFACE PARKING
11035 8TH AVE NE NC2-75 14,546         6                 87,276                     7,152           VACATED CAR REPAIR WITH SURFACE PARKING
11049 8TH AVE NE NC2-75 6,828           6                 40,968                     5,320           OFFICES WITH SURFACE PARKING

EAST SIDE 810 NE NORTHGATE WAY NC3-55 24,099         4.25            102,420.75              8,954           RETAIL STORES WITH SURFACE PARKING
830 NE NORTHGATE WAY NC3-55 213,065       4.25            905,526.25              79,204         RETAIL STORES WITH SURFACE PARKING

1,481,359.0             113,102       
UNUSED  SF 1,368,257    

ZONING PARCEL AREA FAR FACTOR SF ALLOWED SF USED NOTES
WEST SIDE 11223 8TH AVE NE LR2 19,257         1.4              * 0 3 STORY APT BLDG (27 UNITS) WITH SURFACE PARKING

11319 8TH AVE NE LR2 18,906         1.4              * 0 3 STORY APT BLDG (27 UNITS) WITH SURFACE PARKING
11327 8TH AVE NE SF7200 11,985         SINGLE FAMILY (DUPLEX)

EAST SIDE 11050 8TH AVE NE LR3 35,882         2.3              * 0 9 STORY APT BLDG (142 UNITS)
11304 8TH AVE NE LR3 14,490         2.3              * 3,680           DENTAL OFFICE WITH SURFACE PARKING
11308A 8TH AVE NE LR2 1,325           1.4              * 0 TOWNHOUSE
11318F 8TH AVE NE LR2 1,322           1.4              * 0 TOWNHOUSE
11320 8TH AVE NE SF7200 14,000         SINGLE FAMILY

-                           3,680           TOTALS

LOTS WITH RESIDENTIAL ZONING

LOTS WITH COMMERCIAL ZONING

*NOTE:  ONLY THE FIRST FLOOR OF LR2 AND LR3 ZONED SITES CAN HOLD COMMERCIAL USES
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NOTE : THIS A GRAPHIC MAP ONLY - THE PROPERTYLINES  ARE TO SHOW LAYOUT AND LOCATION OF THE PROPERTIES ALONG 8TH AVE.  

THE AREAS OF THE PROPERTIES ARE BASED ON KING COUNTY RECORDS TIED TO THAT ADDRESS.
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PROJECT SITE
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14,546 SF PARCEL

11025 8TH AVE NE
(NEIGHBORHOOD COMMERICAL)
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550  NE NORTHGATE WAY
(NEIGHBORHOOD COMMERICAL)
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11050 8TH AVE NE (LOW RISE)
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830  NE NORTHGATE WAY 
(NEIGHBORHOOD COMMERICAL)

213,065 SF PARCEL

810  NE NORTHGATE WAY 
(NEIGHBORHOOD COMMERICAL)

24,099 SF PARCEL

11308A 8TH AVE NE (LOW RISE)

1,325 SF PARCEL

SMC 23.47A.005.C.1 - STREET-LEVEL USES: RESIDENTIAL USES MAY OCCUPY NO MORE THAN 20 PERCENT OF THE STREET-LEVEL STREET-FACING FACADE

29.30' RESIDENTIAL STREET FRONT LENGTH / 70.5' TOTAL FACADE LENGTH= 41.6% RESIDENTIAL USE

PER SMC 23.71.044A.1.b STANDARDS FOR RESIDENTIAL USES IN COMMERCIAL ZONES WITHIN THE NORTHGATE OVERLAY DISTRICT: IN C AND NC ZONES WITH HEIGHT 

LIMITS LESS THAN EIGHT-FIVE (85) FEET, RESIDENTIAL USES MAY EXCEED 20% OF THE STREET-LEVEL STREET-FACING FACADE AS A  SPECIAL EXCEPTION UNDER THE 

FOLLOWING CONDITIONS: 

THERE IS SUBSTANTIAL EXCESS SUPPLY OF LAND AVAILABLE FOR COMMERCIAL USE NEAR THE LOT, AS EVIDENCED BY CONDITIONS SUCH AS LACK OF COMMERCIAL 

ACTIVITY IN EXISTING COMMERCIAL STRUCTURES FOR A SUSTAINED PERIOD, COMMERCIAL STRUCTURES IN DISREPAIR, OR VACANT OR UNDERUSED COMMERCIALLY 

ZONED LAND.    

AS DEMONSTRATED BY THE MAP AND CHART BELOW, THERE IS AN EXCESS SUPPLY OF UNDERUTILIZED COMMERCIALLY ZONED LAND.  THE CHART SHOWS 
COMMERCIAL SF AVAILABLE USED ON THIS STREET AND ACTUAL SF USED.  THE MAP SHOWS THE CURRENT USES OF THE STREET-LEVEL COMMERCIALLY ZONED 
LAND SURROUNDING THE SITE.  

OVERALL, THERE IS A SEVERE UNDERUTILIZATION OF COMMERICAL LAND IN THIS AREA. THE UNDERUTILIZED COMMERICAL LAND IS NEARLY ALL SURFACE 
PARKING LOTS AT THE SIDEWALK EDGE.  ADDITIONALY, THE PROJECT SITE CONTAINS AN EXISTING VACANT COMMERCIAL PROPERTY.  THE LOTS DIRECTLY ACROSS 
AND TO THE NORTH ARE EXISTING RESIDENTIAL MULTISTORY BUILDINGS THAT LACK ANY STREET LEVEL RETAIL OR COMMERICAL.  SEE VIEW S C, D, E AND F. 

THE PROJECT'S RESIDENTIAL ENTRY HAS BEEN DESIGNED TO ACTIVATE THE STREETFRONT SIMILAR TO A PUBLIC ORIENTED COMMERICAL FACACE.  1. 
STOREFRONT CONSISTENT WITH THE PROJECT'S COMMERCIAL ENTRY DESIGN; 2. A CO-WORKING SPACE VISIBLE FROM THE PUBLIC SIDEWALK, LOCATED AT 
INTERIOR GROUND LEVEL; 3. THE PLACEMENT OF A LEASING OFFICE ADJACENT TO THE ROW TO DIVERSIFY STREET USE. 4. THE NORTHGATE DESIGN GUIDELINES 
ASK FOR STREET ORIENTED ENTRIES, WIDENED SIDEWALKS AND LANDSCAPING TO WELCOME PEDESTRIANS.
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DEPARTURE REQUEST 3
23.47A.005 & 23.71.044 - street-level uses & residential uses in 
commercial zones

In NC zones, residential uses must be limited to 20 percent of the street-level street-
facing facade.  Street-level uses must occupy a minimum of the first ten (10) feet 
above sidewalk (23.47A.008B.3)

Departure Request: Modification to allow more than 42% of residential street-level 
street facing façade.  Currently the percentage of residential is 41.9% (29.1 of 
69.4’ total). If the pedestrian entry to the cross-block connection is included in the 
calculation, the percentage reduces to 36.6% (29.1’ of 79.4’ total). See the diagrams 
to the right. 

Design Rationale: 
The proposal plans to include a informal co-working, a manager/leasing office, 
and a hang out space in the lobby of the residential entry to activate the street 
level. Full height storefront glazing is planned across the entire frontage. The 
northeast corner of the building has been set back further than required to 
emphasize the cross-block connection and provide an enhanced pedestrian 
experience. Providing a clear connection between the connection and the public 
sidewalk. The residential apartment entry is located at the northeast corner off 
of the pedestrian walk. This location provides additional activity at the northeast 
edge of the walkway, and keeps eyes on the path for enhanced security.  
The proposal creates three distinct spaces that all work together.  The childcare 
frontage is embraced by the playful canopy and landscaping elements to create a 
safe haven for parents and young children to gather.  The setback leading to the 
residential entrance and walkway is highlighted by its own, more linear canopy 
and clear signage which wraps the corner.   Finally, the lighted vertical elements 
drawing pedestrians into the walkway creates a third space, with landscaping that 
connects the path across the entire north frontage.   

street frontage allocation

departure request #3

Early Design Guidance response to request for departure to Street-Level Uses and Residential Uses in Commercial Zones (23.47A.005 and 23.71.44): 
The Code limits residential uses to a maximum of 20% of the street-level street-facing façade. The applicant proposes a departure to allow the proposed 
residential use to occupy up to 40% of the street-facing façade to be occupied by a residential use. The Board indicated initial support for the requested 
departure, stating that the project frontage appeared to have a strong balance of child care center and residential uses along the frontage. The Board 
indicated that the interaction of the child care and residential lobbies in the activation of the street frontage and the north walkway will be critical to 
the approval of this departure. For the Recommendation meeting, the Board requested additional information showing the intent for the child care and 
residential spaces along the street frontage, the intended interaction of these spaces with each other, with the street frontage, and with the north 
walkway.

ELEVATION3 DIMENSIONAL VIEW

LEVEL 1

childcare
40.22'

residential
pedestrian connection

leasing office
8.72'

20.37'
10.05'

area of departure request

MUP TYPE II SPECIAL EXCEPTION DIAGRAM: DRB APPROVED EXTENTS
3

DESIGN REVIEW BOARD PRESENTATION DEPARTURE REQUEST #4 
(JANUARY 2021)

RECOMMENDATION OF THE NORTHEAST DESIGN REVIEW BOARD (JANUARY 4 2021)

STREET-LEVEL USES AND RESIDENTIAL USES IN COMMERCIAL ZONES (23.47A.005 AND 23.71.44): 

THE BOARD RECOMMENDED APPROVAL OF THIS DEPARTURE, STATING THAT INCREASED RESIDENTIAL PRESENCE AT 
GROUND LEVEL ALLOWS FOR A WIDENED TRANSITION FROM THE SIDEWALK FRONTAGE TO THE NORTH WALKWAY WHILE 
ALSO PROVIDING A GROUND-LEVEL RESIDENTIAL TRANSITION TO THE ADJACENT MULTI-FAMILY RESIDENTIAL BUILDING 
TO THE NORTH. THE PROPOSAL BETTER MEETS THE INTENT OF DESIGN GUIDELINES (PL2-A-1. ACCESS FOR ALL, PL2-D-1. 
DESIGN AS WAYFINDING, PL3-A-1. DESIGN OBJECTIVES. 
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3
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LEVEL 3-7 (ABOVE 23')

requirement:
setback a minimum of 10' from 
the property line for the first 20' 
in height and 20' from property 
line for the remainder in height

departure:
95 lineal feet of encroachment, 
between 8' and 10' into upper 
setback from 20-23'

58 lineal feet of encroachment, 
8" into upper level setback from 
+13'-20' elevations

requirement:
setback a minimum of 20' from 
the property line above 20' in 
height

departure:
153 lineal feet of 
encroachment, varies between 
10' into setback at lower floors 

GROUND LEVEL (0-13')

LEVEL 2 (13'-23')

DEPARTURE REQUEST 2

23.71.030.C.2,  UPPER AND LOWER LEVEL SETBACKS 
(STANDARDS FOR TRANSITION SITES)
23.47A.014.B.2, UPPER-LEVEL SETBACK

The Code requires a minimum setback of 10 feet for all portions the 
structure 20 feet or less in height and an additional setback of 10 feet for 
all portions of the structure exceeding 20 feet in height. The applicant 
proposes a departure to encroach 8-10 feet into the required upper level 
setback along the north façade for approximately 150 feet of wall length. 
This requirement only applies to wall lengths adjacent to zone transitions. 

In addition, the Code requires an upper-level setback is required along any 
side lot line that abuts a lot in an lr, mr, as follows:   
a. Ten feet for portions of structures above 13 feet in height to a maximum 
of 65 feet; and 
b. For each portion of a structure above 65 feet in height, additional 
setback at the rate of 1 foot of setback for every 10 feet by which the 
height of such portion exceeds 65 feet, up to a maximum setback of 20 
feet (exhibit b for 23.47a.014).

Design Rationale:
The upper level setbacks are reduced to reinforce the patterning and 
rhythm set by the windows and bays as they wrap around the corners of 
building.  The departures build on each other to allow for modulation at 
the mid-levels and for articulation along the south elevation.  In effect, 
the area that would be allocated for the setback at the north side is 
redistributed to the southern elevation, creating a more holistic design 
approach. 

Modifications to the setbacks gives greater flexibility within the building 
volume to create a tertiary hierarchy within the planar elements of the 
façade; the base building, the fenestration and the modulation. This 
enables pattern and rhythm to be articulated and repeated around the 
extents of the building rather than focusing the articulation solely on the 
north elevation. 

The proposal responds to both the NC zone to the south and the low-
rise zone to the north with equal priority. As this project will set the tone 
for future neighborhood development, it is necessary to give equal 
opportunities for articulation and massing along the southern and eastern 
façades. If the proposal is to comply with the required setback, all of the 
setback & modulation would be concentrated on the north and the result 
would not seem dramatically different than the proposal, it would simply 
be a short distance further away.

3 DIMENSIONAL VIEW

upper + lower level setbackS

departure request #2 

requirement:
setback a minimum of 10' from 
the property line for the first 20' 
in height

departure:
- none required -

*not to scale
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EDG response to request for departure to Upper Level Setbacks (23.71.030 – C.2):
The Board indicated initial support for the requested departure, stating that the Option C zone transition 
design, which relies on a public east-west walkway and a nuanced building edge design, is a stronger zone 
transition solution than the significant upper-façade massing shifts required by the Northgate Overlay.
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LEVEL 3-7 (ABOVE 23')

requirement:
setback a minimum of 10' from 
the property line for the first 20' 
in height and 20' from property 
line for the remainder in height

departure:
95 lineal feet of encroachment, 
between 8' and 10' into upper 
setback from 20-23'

58 lineal feet of encroachment, 
8" into upper level setback from 
+13'-20' elevations

requirement:
setback a minimum of 20' from 
the property line above 20' in 
height

departure:
153 lineal feet of 
encroachment, varies between 
10' into setback at lower floors 

GROUND LEVEL (0-13')

LEVEL 2 (13'-23')

DEPARTURE REQUEST 2

23.71.030.C.2,  UPPER AND LOWER LEVEL SETBACKS 
(STANDARDS FOR TRANSITION SITES)
23.47A.014.B.2, UPPER-LEVEL SETBACK

The Code requires a minimum setback of 10 feet for all portions the 
structure 20 feet or less in height and an additional setback of 10 feet for 
all portions of the structure exceeding 20 feet in height. The applicant 
proposes a departure to encroach 8-10 feet into the required upper level 
setback along the north façade for approximately 150 feet of wall length. 
This requirement only applies to wall lengths adjacent to zone transitions. 

In addition, the Code requires an upper-level setback is required along any 
side lot line that abuts a lot in an lr, mr, as follows:   
a. Ten feet for portions of structures above 13 feet in height to a maximum 
of 65 feet; and 
b. For each portion of a structure above 65 feet in height, additional 
setback at the rate of 1 foot of setback for every 10 feet by which the 
height of such portion exceeds 65 feet, up to a maximum setback of 20 
feet (exhibit b for 23.47a.014).

Design Rationale:
The upper level setbacks are reduced to reinforce the patterning and 
rhythm set by the windows and bays as they wrap around the corners of 
building.  The departures build on each other to allow for modulation at 
the mid-levels and for articulation along the south elevation.  In effect, 
the area that would be allocated for the setback at the north side is 
redistributed to the southern elevation, creating a more holistic design 
approach. 

Modifications to the setbacks gives greater flexibility within the building 
volume to create a tertiary hierarchy within the planar elements of the 
façade; the base building, the fenestration and the modulation. This 
enables pattern and rhythm to be articulated and repeated around the 
extents of the building rather than focusing the articulation solely on the 
north elevation. 

The proposal responds to both the NC zone to the south and the low-
rise zone to the north with equal priority. As this project will set the tone 
for future neighborhood development, it is necessary to give equal 
opportunities for articulation and massing along the southern and eastern 
façades. If the proposal is to comply with the required setback, all of the 
setback & modulation would be concentrated on the north and the result 
would not seem dramatically different than the proposal, it would simply 
be a short distance further away.

3 DIMENSIONAL VIEW

upper + lower level setbackS

departure request #2 

requirement:
setback a minimum of 10' from 
the property line for the first 20' 
in height

departure:
- none required -

*not to scale
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EDG response to request for departure to Upper Level Setbacks (23.71.030 – C.2):
The Board indicated initial support for the requested departure, stating that the Option C zone transition 
design, which relies on a public east-west walkway and a nuanced building edge design, is a stronger zone 
transition solution than the significant upper-façade massing shifts required by the Northgate Overlay.

At the time of the Recommendation meeting the following departures were requested:

DRB #1: DEVELOPMENT STANDARD DEPARTURES (CON'T)
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LEVEL 3-7 (ABOVE 23')

requirement:
setback a minimum of 10' from 
the property line for the first 20' 
in height and 20' from property 
line for the remainder in height

departure:
95 lineal feet of encroachment, 
between 8' and 10' into upper 
setback from 20-23'

58 lineal feet of encroachment, 
8" into upper level setback from 
+13'-20' elevations

requirement:
setback a minimum of 20' from 
the property line above 20' in 
height

departure:
153 lineal feet of 
encroachment, varies between 
10' into setback at lower floors 

GROUND LEVEL (0-13')

LEVEL 2 (13'-23')

DEPARTURE REQUEST 2

23.71.030.C.2,  UPPER AND LOWER LEVEL SETBACKS 
(STANDARDS FOR TRANSITION SITES)
23.47A.014.B.2, UPPER-LEVEL SETBACK

The Code requires a minimum setback of 10 feet for all portions the 
structure 20 feet or less in height and an additional setback of 10 feet for 
all portions of the structure exceeding 20 feet in height. The applicant 
proposes a departure to encroach 8-10 feet into the required upper level 
setback along the north façade for approximately 150 feet of wall length. 
This requirement only applies to wall lengths adjacent to zone transitions. 

In addition, the Code requires an upper-level setback is required along any 
side lot line that abuts a lot in an lr, mr, as follows:   
a. Ten feet for portions of structures above 13 feet in height to a maximum 
of 65 feet; and 
b. For each portion of a structure above 65 feet in height, additional 
setback at the rate of 1 foot of setback for every 10 feet by which the 
height of such portion exceeds 65 feet, up to a maximum setback of 20 
feet (exhibit b for 23.47a.014).

Design Rationale:
The upper level setbacks are reduced to reinforce the patterning and 
rhythm set by the windows and bays as they wrap around the corners of 
building.  The departures build on each other to allow for modulation at 
the mid-levels and for articulation along the south elevation.  In effect, 
the area that would be allocated for the setback at the north side is 
redistributed to the southern elevation, creating a more holistic design 
approach. 

Modifications to the setbacks gives greater flexibility within the building 
volume to create a tertiary hierarchy within the planar elements of the 
façade; the base building, the fenestration and the modulation. This 
enables pattern and rhythm to be articulated and repeated around the 
extents of the building rather than focusing the articulation solely on the 
north elevation. 

The proposal responds to both the NC zone to the south and the low-
rise zone to the north with equal priority. As this project will set the tone 
for future neighborhood development, it is necessary to give equal 
opportunities for articulation and massing along the southern and eastern 
façades. If the proposal is to comply with the required setback, all of the 
setback & modulation would be concentrated on the north and the result 
would not seem dramatically different than the proposal, it would simply 
be a short distance further away.

3 DIMENSIONAL VIEW

upper + lower level setbackS

departure request #2 

requirement:
setback a minimum of 10' from 
the property line for the first 20' 
in height

departure:
- none required -

*not to scale
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EDG response to request for departure to Upper Level Setbacks (23.71.030 – C.2):
The Board indicated initial support for the requested departure, stating that the Option C zone transition 
design, which relies on a public east-west walkway and a nuanced building edge design, is a stronger zone 
transition solution than the significant upper-façade massing shifts required by the Northgate Overlay.
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LEVEL 3-7 (ABOVE 23')

requirement:
setback a minimum of 10' from 
the property line for the first 20' 
in height and 20' from property 
line for the remainder in height

departure:
95 lineal feet of encroachment, 
between 8' and 10' into upper 
setback from 20-23'

58 lineal feet of encroachment, 
8" into upper level setback from 
+13'-20' elevations

requirement:
setback a minimum of 20' from 
the property line above 20' in 
height

departure:
153 lineal feet of 
encroachment, varies between 
10' into setback at lower floors 

GROUND LEVEL (0-13')

LEVEL 2 (13'-23')

DEPARTURE REQUEST 2

23.71.030.C.2,  UPPER AND LOWER LEVEL SETBACKS 
(STANDARDS FOR TRANSITION SITES)
23.47A.014.B.2, UPPER-LEVEL SETBACK

The Code requires a minimum setback of 10 feet for all portions the 
structure 20 feet or less in height and an additional setback of 10 feet for 
all portions of the structure exceeding 20 feet in height. The applicant 
proposes a departure to encroach 8-10 feet into the required upper level 
setback along the north façade for approximately 150 feet of wall length. 
This requirement only applies to wall lengths adjacent to zone transitions. 

In addition, the Code requires an upper-level setback is required along any 
side lot line that abuts a lot in an lr, mr, as follows:   
a. Ten feet for portions of structures above 13 feet in height to a maximum 
of 65 feet; and 
b. For each portion of a structure above 65 feet in height, additional 
setback at the rate of 1 foot of setback for every 10 feet by which the 
height of such portion exceeds 65 feet, up to a maximum setback of 20 
feet (exhibit b for 23.47a.014).

Design Rationale:
The upper level setbacks are reduced to reinforce the patterning and 
rhythm set by the windows and bays as they wrap around the corners of 
building.  The departures build on each other to allow for modulation at 
the mid-levels and for articulation along the south elevation.  In effect, 
the area that would be allocated for the setback at the north side is 
redistributed to the southern elevation, creating a more holistic design 
approach. 

Modifications to the setbacks gives greater flexibility within the building 
volume to create a tertiary hierarchy within the planar elements of the 
façade; the base building, the fenestration and the modulation. This 
enables pattern and rhythm to be articulated and repeated around the 
extents of the building rather than focusing the articulation solely on the 
north elevation. 

The proposal responds to both the NC zone to the south and the low-
rise zone to the north with equal priority. As this project will set the tone 
for future neighborhood development, it is necessary to give equal 
opportunities for articulation and massing along the southern and eastern 
façades. If the proposal is to comply with the required setback, all of the 
setback & modulation would be concentrated on the north and the result 
would not seem dramatically different than the proposal, it would simply 
be a short distance further away.

3 DIMENSIONAL VIEW

upper + lower level setbackS

departure request #2 

requirement:
setback a minimum of 10' from 
the property line for the first 20' 
in height

departure:
- none required -
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EDG response to request for departure to Upper Level Setbacks (23.71.030 – C.2):
The Board indicated initial support for the requested departure, stating that the Option C zone transition 
design, which relies on a public east-west walkway and a nuanced building edge design, is a stronger zone 
transition solution than the significant upper-façade massing shifts required by the Northgate Overlay.

2 & 3. UPPER-LEVEL SETBACKS (23.71.030.C.2 AND 23.47A.014.B.2)    

BOARD SPLIT ORIGINAL DEPARTURE REQUEST SHOWN BELOW INTO TWO SEPARATE 
REQUESTS, SEE #2 AND #3 IN JAN. 2021 RECOMMENDATION REPORT  
The Code requires the wall length to remain less than 80% of the length of the abutting lot line to 
maximum of 60 feet, where the building height exceeds 30 feet. The applicant proposes a building length 
of 153 feet along the north property line, which equals approximately 93.7% of the length of the abutting 
lot line. This requirement only applies to wall lengths adjacent to zone transitions. 

2.  UPPER-LEVEL SETBACKS:
23.71.030.C.2, TRANSITION AREAS WITHIN THE NORTHGATE OVERLAY DISTRICT  
BOARD RECOMMENDED APPROVAL  
The Code requires a minimum setback of 20 feet for all portions of the structure exceeding 20 feet in height along a zone 
transition in the Northgate Overlay. The applicant proposes setbacks as short as 9 feet, 4 inches along the north property line.  This 
requirement only applies to wall lengths adjacent to zone transitions. 

The Board recommended approval of the requested departure, stating that the departure request is needed to allow for the 
simple massing concept intended by the applicant. The Board stated that the simple massing concept will appropriately relate to 
surrounding context, including the residential zone and existing buildings to the north. The architectural relationship combined 
with the placement of a walkway connection on the north side will serve as an effective zone transition without the required upper-
level setbacks. The Board recommended a condition related to this departure request to utilize the minimum setback intrusion 
necessary to meet guidance related to massing. 

UPDATE FOR FINAL MUP DRAWINGS:   Final design could not substantially reduce the setback intrusion and maintain interior 
program and the overall condition related to massing; departure utilized in materially same form as approved.

With the recommended condition, the proposal better meets the intent of Design Guidelines Northgate CS2-III. Height, Bulk and 
Scale Compatibility, Northgate CS3-I-i. Response to Context.

DEPARTURE REQUEST #2 SHOWING CURRENT DESIGN
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LEVEL 3-7 (ABOVE 23')

requirement:
setback a minimum of 10' from 
the property line for the first 20' 
in height and 20' from property 
line for the remainder in height

departure:
95 lineal feet of encroachment, 
between 8' and 10' into upper 
setback from 20-23'

58 lineal feet of encroachment, 
8" into upper level setback from 
+13'-20' elevations

requirement:
setback a minimum of 20' from 
the property line above 20' in 
height

departure:
153 lineal feet of 
encroachment, varies between 
10' into setback at lower floors 

GROUND LEVEL (0-13')

LEVEL 2 (13'-23')

DEPARTURE REQUEST 2

23.71.030.C.2,  UPPER AND LOWER LEVEL SETBACKS 
(STANDARDS FOR TRANSITION SITES)
23.47A.014.B.2, UPPER-LEVEL SETBACK

The Code requires a minimum setback of 10 feet for all portions the 
structure 20 feet or less in height and an additional setback of 10 feet for 
all portions of the structure exceeding 20 feet in height. The applicant 
proposes a departure to encroach 8-10 feet into the required upper level 
setback along the north façade for approximately 150 feet of wall length. 
This requirement only applies to wall lengths adjacent to zone transitions. 

In addition, the Code requires an upper-level setback is required along any 
side lot line that abuts a lot in an lr, mr, as follows:   
a. Ten feet for portions of structures above 13 feet in height to a maximum 
of 65 feet; and 
b. For each portion of a structure above 65 feet in height, additional 
setback at the rate of 1 foot of setback for every 10 feet by which the 
height of such portion exceeds 65 feet, up to a maximum setback of 20 
feet (exhibit b for 23.47a.014).

Design Rationale:
The upper level setbacks are reduced to reinforce the patterning and 
rhythm set by the windows and bays as they wrap around the corners of 
building.  The departures build on each other to allow for modulation at 
the mid-levels and for articulation along the south elevation.  In effect, 
the area that would be allocated for the setback at the north side is 
redistributed to the southern elevation, creating a more holistic design 
approach. 

Modifications to the setbacks gives greater flexibility within the building 
volume to create a tertiary hierarchy within the planar elements of the 
façade; the base building, the fenestration and the modulation. This 
enables pattern and rhythm to be articulated and repeated around the 
extents of the building rather than focusing the articulation solely on the 
north elevation. 

The proposal responds to both the NC zone to the south and the low-
rise zone to the north with equal priority. As this project will set the tone 
for future neighborhood development, it is necessary to give equal 
opportunities for articulation and massing along the southern and eastern 
façades. If the proposal is to comply with the required setback, all of the 
setback & modulation would be concentrated on the north and the result 
would not seem dramatically different than the proposal, it would simply 
be a short distance further away.

3 DIMENSIONAL VIEW

upper + lower level setbackS

departure request #2 

requirement:
setback a minimum of 10' from 
the property line for the first 20' 
in height

departure:
- none required -

*not to scale
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ELEVATION

EDG response to request for departure to Upper Level Setbacks (23.71.030 – C.2):
The Board indicated initial support for the requested departure, stating that the Option C zone transition 
design, which relies on a public east-west walkway and a nuanced building edge design, is a stronger zone 
transition solution than the significant upper-façade massing shifts required by the Northgate Overlay.
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LEVEL 3-7 (ABOVE 23')

requirement:
setback a minimum of 10' from 
the property line for the first 20' 
in height and 20' from property 
line for the remainder in height

departure:
95 lineal feet of encroachment, 
between 8' and 10' into upper 
setback from 20-23'

58 lineal feet of encroachment, 
8" into upper level setback from 
+13'-20' elevations

requirement:
setback a minimum of 20' from 
the property line above 20' in 
height

departure:
153 lineal feet of 
encroachment, varies between 
10' into setback at lower floors 

GROUND LEVEL (0-13')

LEVEL 2 (13'-23')

DEPARTURE REQUEST 2

23.71.030.C.2,  UPPER AND LOWER LEVEL SETBACKS 
(STANDARDS FOR TRANSITION SITES)
23.47A.014.B.2, UPPER-LEVEL SETBACK

The Code requires a minimum setback of 10 feet for all portions the 
structure 20 feet or less in height and an additional setback of 10 feet for 
all portions of the structure exceeding 20 feet in height. The applicant 
proposes a departure to encroach 8-10 feet into the required upper level 
setback along the north façade for approximately 150 feet of wall length. 
This requirement only applies to wall lengths adjacent to zone transitions. 

In addition, the Code requires an upper-level setback is required along any 
side lot line that abuts a lot in an lr, mr, as follows:   
a. Ten feet for portions of structures above 13 feet in height to a maximum 
of 65 feet; and 
b. For each portion of a structure above 65 feet in height, additional 
setback at the rate of 1 foot of setback for every 10 feet by which the 
height of such portion exceeds 65 feet, up to a maximum setback of 20 
feet (exhibit b for 23.47a.014).

Design Rationale:
The upper level setbacks are reduced to reinforce the patterning and 
rhythm set by the windows and bays as they wrap around the corners of 
building.  The departures build on each other to allow for modulation at 
the mid-levels and for articulation along the south elevation.  In effect, 
the area that would be allocated for the setback at the north side is 
redistributed to the southern elevation, creating a more holistic design 
approach. 

Modifications to the setbacks gives greater flexibility within the building 
volume to create a tertiary hierarchy within the planar elements of the 
façade; the base building, the fenestration and the modulation. This 
enables pattern and rhythm to be articulated and repeated around the 
extents of the building rather than focusing the articulation solely on the 
north elevation. 

The proposal responds to both the NC zone to the south and the low-
rise zone to the north with equal priority. As this project will set the tone 
for future neighborhood development, it is necessary to give equal 
opportunities for articulation and massing along the southern and eastern 
façades. If the proposal is to comply with the required setback, all of the 
setback & modulation would be concentrated on the north and the result 
would not seem dramatically different than the proposal, it would simply 
be a short distance further away.

3 DIMENSIONAL VIEW

upper + lower level setbackS

departure request #2 

requirement:
setback a minimum of 10' from 
the property line for the first 20' 
in height

departure:
- none required -
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EDG response to request for departure to Upper Level Setbacks (23.71.030 – C.2):
The Board indicated initial support for the requested departure, stating that the Option C zone transition 
design, which relies on a public east-west walkway and a nuanced building edge design, is a stronger zone 
transition solution than the significant upper-façade massing shifts required by the Northgate Overlay.

DEPARTURE DIAGRAMS FROM DRB REC PACKET (APPROVED JAN. 2021)

57 THIRD PLACE DESIGN CO-OPERATIVE  206.331.3795 | 304 ALASKAN WAY SOUTH, SUITE 301, SEATTLE, WA 98104

LEVEL 3-7 (ABOVE 23')

requirement:
setback a minimum of 10' from 
the property line for the first 20' 
in height and 20' from property 
line for the remainder in height

departure:
95 lineal feet of encroachment, 
between 8' and 10' into upper 
setback from 20-23'

58 lineal feet of encroachment, 
8" into upper level setback from 
+13'-20' elevations

requirement:
setback a minimum of 20' from 
the property line above 20' in 
height

departure:
153 lineal feet of 
encroachment, varies between 
10' into setback at lower floors 

GROUND LEVEL (0-13')

LEVEL 2 (13'-23')

DEPARTURE REQUEST 2

23.71.030.C.2,  UPPER AND LOWER LEVEL SETBACKS 
(STANDARDS FOR TRANSITION SITES)
23.47A.014.B.2, UPPER-LEVEL SETBACK

The Code requires a minimum setback of 10 feet for all portions the 
structure 20 feet or less in height and an additional setback of 10 feet for 
all portions of the structure exceeding 20 feet in height. The applicant 
proposes a departure to encroach 8-10 feet into the required upper level 
setback along the north façade for approximately 150 feet of wall length. 
This requirement only applies to wall lengths adjacent to zone transitions. 

In addition, the Code requires an upper-level setback is required along any 
side lot line that abuts a lot in an lr, mr, as follows:   
a. Ten feet for portions of structures above 13 feet in height to a maximum 
of 65 feet; and 
b. For each portion of a structure above 65 feet in height, additional 
setback at the rate of 1 foot of setback for every 10 feet by which the 
height of such portion exceeds 65 feet, up to a maximum setback of 20 
feet (exhibit b for 23.47a.014).

Design Rationale:
The upper level setbacks are reduced to reinforce the patterning and 
rhythm set by the windows and bays as they wrap around the corners of 
building.  The departures build on each other to allow for modulation at 
the mid-levels and for articulation along the south elevation.  In effect, 
the area that would be allocated for the setback at the north side is 
redistributed to the southern elevation, creating a more holistic design 
approach. 

Modifications to the setbacks gives greater flexibility within the building 
volume to create a tertiary hierarchy within the planar elements of the 
façade; the base building, the fenestration and the modulation. This 
enables pattern and rhythm to be articulated and repeated around the 
extents of the building rather than focusing the articulation solely on the 
north elevation. 

The proposal responds to both the NC zone to the south and the low-
rise zone to the north with equal priority. As this project will set the tone 
for future neighborhood development, it is necessary to give equal 
opportunities for articulation and massing along the southern and eastern 
façades. If the proposal is to comply with the required setback, all of the 
setback & modulation would be concentrated on the north and the result 
would not seem dramatically different than the proposal, it would simply 
be a short distance further away.

3 DIMENSIONAL VIEW

upper + lower level setbackS

departure request #2 

requirement:
setback a minimum of 10' from 
the property line for the first 20' 
in height

departure:
- none required -

*not to scale
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EDG response to request for departure to Upper Level Setbacks (23.71.030 – C.2):
The Board indicated initial support for the requested departure, stating that the Option C zone transition 
design, which relies on a public east-west walkway and a nuanced building edge design, is a stronger zone 
transition solution than the significant upper-façade massing shifts required by the Northgate Overlay.
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LEVEL 3-7 (ABOVE 23')

requirement:
setback a minimum of 10' from 
the property line for the first 20' 
in height and 20' from property 
line for the remainder in height

departure:
95 lineal feet of encroachment, 
between 8' and 10' into upper 
setback from 20-23'

58 lineal feet of encroachment, 
8" into upper level setback from 
+13'-20' elevations

requirement:
setback a minimum of 20' from 
the property line above 20' in 
height

departure:
153 lineal feet of 
encroachment, varies between 
10' into setback at lower floors 

GROUND LEVEL (0-13')

LEVEL 2 (13'-23')

DEPARTURE REQUEST 2

23.71.030.C.2,  UPPER AND LOWER LEVEL SETBACKS 
(STANDARDS FOR TRANSITION SITES)
23.47A.014.B.2, UPPER-LEVEL SETBACK

The Code requires a minimum setback of 10 feet for all portions the 
structure 20 feet or less in height and an additional setback of 10 feet for 
all portions of the structure exceeding 20 feet in height. The applicant 
proposes a departure to encroach 8-10 feet into the required upper level 
setback along the north façade for approximately 150 feet of wall length. 
This requirement only applies to wall lengths adjacent to zone transitions. 

In addition, the Code requires an upper-level setback is required along any 
side lot line that abuts a lot in an lr, mr, as follows:   
a. Ten feet for portions of structures above 13 feet in height to a maximum 
of 65 feet; and 
b. For each portion of a structure above 65 feet in height, additional 
setback at the rate of 1 foot of setback for every 10 feet by which the 
height of such portion exceeds 65 feet, up to a maximum setback of 20 
feet (exhibit b for 23.47a.014).

Design Rationale:
The upper level setbacks are reduced to reinforce the patterning and 
rhythm set by the windows and bays as they wrap around the corners of 
building.  The departures build on each other to allow for modulation at 
the mid-levels and for articulation along the south elevation.  In effect, 
the area that would be allocated for the setback at the north side is 
redistributed to the southern elevation, creating a more holistic design 
approach. 

Modifications to the setbacks gives greater flexibility within the building 
volume to create a tertiary hierarchy within the planar elements of the 
façade; the base building, the fenestration and the modulation. This 
enables pattern and rhythm to be articulated and repeated around the 
extents of the building rather than focusing the articulation solely on the 
north elevation. 

The proposal responds to both the NC zone to the south and the low-
rise zone to the north with equal priority. As this project will set the tone 
for future neighborhood development, it is necessary to give equal 
opportunities for articulation and massing along the southern and eastern 
façades. If the proposal is to comply with the required setback, all of the 
setback & modulation would be concentrated on the north and the result 
would not seem dramatically different than the proposal, it would simply 
be a short distance further away.

3 DIMENSIONAL VIEW

upper + lower level setbackS

departure request #2 

requirement:
setback a minimum of 10' from 
the property line for the first 20' 
in height

departure:
- none required -
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EDG response to request for departure to Upper Level Setbacks (23.71.030 – C.2):
The Board indicated initial support for the requested departure, stating that the Option C zone transition 
design, which relies on a public east-west walkway and a nuanced building edge design, is a stronger zone 
transition solution than the significant upper-façade massing shifts required by the Northgate Overlay.
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LEVEL 3-7 (ABOVE 23')

requirement:
setback a minimum of 10' from 
the property line for the first 20' 
in height and 20' from property 
line for the remainder in height

departure:
95 lineal feet of encroachment, 
between 8' and 10' into upper 
setback from 20-23'

58 lineal feet of encroachment, 
8" into upper level setback from 
+13'-20' elevations

requirement:
setback a minimum of 20' from 
the property line above 20' in 
height

departure:
153 lineal feet of 
encroachment, varies between 
10' into setback at lower floors 

GROUND LEVEL (0-13')

LEVEL 2 (13'-23')

DEPARTURE REQUEST 2

23.71.030.C.2,  UPPER AND LOWER LEVEL SETBACKS 
(STANDARDS FOR TRANSITION SITES)
23.47A.014.B.2, UPPER-LEVEL SETBACK

The Code requires a minimum setback of 10 feet for all portions the 
structure 20 feet or less in height and an additional setback of 10 feet for 
all portions of the structure exceeding 20 feet in height. The applicant 
proposes a departure to encroach 8-10 feet into the required upper level 
setback along the north façade for approximately 150 feet of wall length. 
This requirement only applies to wall lengths adjacent to zone transitions. 

In addition, the Code requires an upper-level setback is required along any 
side lot line that abuts a lot in an lr, mr, as follows:   
a. Ten feet for portions of structures above 13 feet in height to a maximum 
of 65 feet; and 
b. For each portion of a structure above 65 feet in height, additional 
setback at the rate of 1 foot of setback for every 10 feet by which the 
height of such portion exceeds 65 feet, up to a maximum setback of 20 
feet (exhibit b for 23.47a.014).

Design Rationale:
The upper level setbacks are reduced to reinforce the patterning and 
rhythm set by the windows and bays as they wrap around the corners of 
building.  The departures build on each other to allow for modulation at 
the mid-levels and for articulation along the south elevation.  In effect, 
the area that would be allocated for the setback at the north side is 
redistributed to the southern elevation, creating a more holistic design 
approach. 

Modifications to the setbacks gives greater flexibility within the building 
volume to create a tertiary hierarchy within the planar elements of the 
façade; the base building, the fenestration and the modulation. This 
enables pattern and rhythm to be articulated and repeated around the 
extents of the building rather than focusing the articulation solely on the 
north elevation. 

The proposal responds to both the NC zone to the south and the low-
rise zone to the north with equal priority. As this project will set the tone 
for future neighborhood development, it is necessary to give equal 
opportunities for articulation and massing along the southern and eastern 
façades. If the proposal is to comply with the required setback, all of the 
setback & modulation would be concentrated on the north and the result 
would not seem dramatically different than the proposal, it would simply 
be a short distance further away.

3 DIMENSIONAL VIEW

upper + lower level setbackS

departure request #2 

requirement:
setback a minimum of 10' from 
the property line for the first 20' 
in height

departure:
- none required -
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EDG response to request for departure to Upper Level Setbacks (23.71.030 – C.2):
The Board indicated initial support for the requested departure, stating that the Option C zone transition 
design, which relies on a public east-west walkway and a nuanced building edge design, is a stronger zone 
transition solution than the significant upper-façade massing shifts required by the Northgate Overlay.
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LEVEL 3-7 (ABOVE 23')

requirement:
setback a minimum of 10' from 
the property line for the first 20' 
in height and 20' from property 
line for the remainder in height

departure:
95 lineal feet of encroachment, 
between 8' and 10' into upper 
setback from 20-23'

58 lineal feet of encroachment, 
8" into upper level setback from 
+13'-20' elevations

requirement:
setback a minimum of 20' from 
the property line above 20' in 
height

departure:
153 lineal feet of 
encroachment, varies between 
10' into setback at lower floors 

GROUND LEVEL (0-13')

LEVEL 2 (13'-23')

DEPARTURE REQUEST 2

23.71.030.C.2,  UPPER AND LOWER LEVEL SETBACKS 
(STANDARDS FOR TRANSITION SITES)
23.47A.014.B.2, UPPER-LEVEL SETBACK

The Code requires a minimum setback of 10 feet for all portions the 
structure 20 feet or less in height and an additional setback of 10 feet for 
all portions of the structure exceeding 20 feet in height. The applicant 
proposes a departure to encroach 8-10 feet into the required upper level 
setback along the north façade for approximately 150 feet of wall length. 
This requirement only applies to wall lengths adjacent to zone transitions. 

In addition, the Code requires an upper-level setback is required along any 
side lot line that abuts a lot in an lr, mr, as follows:   
a. Ten feet for portions of structures above 13 feet in height to a maximum 
of 65 feet; and 
b. For each portion of a structure above 65 feet in height, additional 
setback at the rate of 1 foot of setback for every 10 feet by which the 
height of such portion exceeds 65 feet, up to a maximum setback of 20 
feet (exhibit b for 23.47a.014).

Design Rationale:
The upper level setbacks are reduced to reinforce the patterning and 
rhythm set by the windows and bays as they wrap around the corners of 
building.  The departures build on each other to allow for modulation at 
the mid-levels and for articulation along the south elevation.  In effect, 
the area that would be allocated for the setback at the north side is 
redistributed to the southern elevation, creating a more holistic design 
approach. 

Modifications to the setbacks gives greater flexibility within the building 
volume to create a tertiary hierarchy within the planar elements of the 
façade; the base building, the fenestration and the modulation. This 
enables pattern and rhythm to be articulated and repeated around the 
extents of the building rather than focusing the articulation solely on the 
north elevation. 

The proposal responds to both the NC zone to the south and the low-
rise zone to the north with equal priority. As this project will set the tone 
for future neighborhood development, it is necessary to give equal 
opportunities for articulation and massing along the southern and eastern 
façades. If the proposal is to comply with the required setback, all of the 
setback & modulation would be concentrated on the north and the result 
would not seem dramatically different than the proposal, it would simply 
be a short distance further away.

3 DIMENSIONAL VIEW

upper + lower level setbackS

departure request #2 

requirement:
setback a minimum of 10' from 
the property line for the first 20' 
in height

departure:
- none required -
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EDG response to request for departure to Upper Level Setbacks (23.71.030 – C.2):
The Board indicated initial support for the requested departure, stating that the Option C zone transition 
design, which relies on a public east-west walkway and a nuanced building edge design, is a stronger zone 
transition solution than the significant upper-façade massing shifts required by the Northgate Overlay.
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LEVEL 3-7 (ABOVE 23')

requirement:
setback a minimum of 10' from 
the property line for the first 20' 
in height and 20' from property 
line for the remainder in height

departure:
95 lineal feet of encroachment, 
between 8' and 10' into upper 
setback from 20-23'

58 lineal feet of encroachment, 
8" into upper level setback from 
+13'-20' elevations

requirement:
setback a minimum of 20' from 
the property line above 20' in 
height

departure:
153 lineal feet of 
encroachment, varies between 
10' into setback at lower floors 

GROUND LEVEL (0-13')

LEVEL 2 (13'-23')

DEPARTURE REQUEST 2

23.71.030.C.2,  UPPER AND LOWER LEVEL SETBACKS 
(STANDARDS FOR TRANSITION SITES)
23.47A.014.B.2, UPPER-LEVEL SETBACK

The Code requires a minimum setback of 10 feet for all portions the 
structure 20 feet or less in height and an additional setback of 10 feet for 
all portions of the structure exceeding 20 feet in height. The applicant 
proposes a departure to encroach 8-10 feet into the required upper level 
setback along the north façade for approximately 150 feet of wall length. 
This requirement only applies to wall lengths adjacent to zone transitions. 

In addition, the Code requires an upper-level setback is required along any 
side lot line that abuts a lot in an lr, mr, as follows:   
a. Ten feet for portions of structures above 13 feet in height to a maximum 
of 65 feet; and 
b. For each portion of a structure above 65 feet in height, additional 
setback at the rate of 1 foot of setback for every 10 feet by which the 
height of such portion exceeds 65 feet, up to a maximum setback of 20 
feet (exhibit b for 23.47a.014).

Design Rationale:
The upper level setbacks are reduced to reinforce the patterning and 
rhythm set by the windows and bays as they wrap around the corners of 
building.  The departures build on each other to allow for modulation at 
the mid-levels and for articulation along the south elevation.  In effect, 
the area that would be allocated for the setback at the north side is 
redistributed to the southern elevation, creating a more holistic design 
approach. 

Modifications to the setbacks gives greater flexibility within the building 
volume to create a tertiary hierarchy within the planar elements of the 
façade; the base building, the fenestration and the modulation. This 
enables pattern and rhythm to be articulated and repeated around the 
extents of the building rather than focusing the articulation solely on the 
north elevation. 

The proposal responds to both the NC zone to the south and the low-
rise zone to the north with equal priority. As this project will set the tone 
for future neighborhood development, it is necessary to give equal 
opportunities for articulation and massing along the southern and eastern 
façades. If the proposal is to comply with the required setback, all of the 
setback & modulation would be concentrated on the north and the result 
would not seem dramatically different than the proposal, it would simply 
be a short distance further away.

3 DIMENSIONAL VIEW

upper + lower level setbackS

departure request #2 

requirement:
setback a minimum of 10' from 
the property line for the first 20' 
in height

departure:
- none required -
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EDG response to request for departure to Upper Level Setbacks (23.71.030 – C.2):
The Board indicated initial support for the requested departure, stating that the Option C zone transition 
design, which relies on a public east-west walkway and a nuanced building edge design, is a stronger zone 
transition solution than the significant upper-façade massing shifts required by the Northgate Overlay.
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LEVEL 3-7 (ABOVE 23')

requirement:
setback a minimum of 10' from 
the property line for the first 20' 
in height and 20' from property 
line for the remainder in height

departure:
95 lineal feet of encroachment, 
between 8' and 10' into upper 
setback from 20-23'

58 lineal feet of encroachment, 
8" into upper level setback from 
+13'-20' elevations

requirement:
setback a minimum of 20' from 
the property line above 20' in 
height

departure:
153 lineal feet of 
encroachment, varies between 
10' into setback at lower floors 

GROUND LEVEL (0-13')

LEVEL 2 (13'-23')

DEPARTURE REQUEST 2

23.71.030.C.2,  UPPER AND LOWER LEVEL SETBACKS 
(STANDARDS FOR TRANSITION SITES)
23.47A.014.B.2, UPPER-LEVEL SETBACK

The Code requires a minimum setback of 10 feet for all portions the 
structure 20 feet or less in height and an additional setback of 10 feet for 
all portions of the structure exceeding 20 feet in height. The applicant 
proposes a departure to encroach 8-10 feet into the required upper level 
setback along the north façade for approximately 150 feet of wall length. 
This requirement only applies to wall lengths adjacent to zone transitions. 

In addition, the Code requires an upper-level setback is required along any 
side lot line that abuts a lot in an lr, mr, as follows:   
a. Ten feet for portions of structures above 13 feet in height to a maximum 
of 65 feet; and 
b. For each portion of a structure above 65 feet in height, additional 
setback at the rate of 1 foot of setback for every 10 feet by which the 
height of such portion exceeds 65 feet, up to a maximum setback of 20 
feet (exhibit b for 23.47a.014).

Design Rationale:
The upper level setbacks are reduced to reinforce the patterning and 
rhythm set by the windows and bays as they wrap around the corners of 
building.  The departures build on each other to allow for modulation at 
the mid-levels and for articulation along the south elevation.  In effect, 
the area that would be allocated for the setback at the north side is 
redistributed to the southern elevation, creating a more holistic design 
approach. 

Modifications to the setbacks gives greater flexibility within the building 
volume to create a tertiary hierarchy within the planar elements of the 
façade; the base building, the fenestration and the modulation. This 
enables pattern and rhythm to be articulated and repeated around the 
extents of the building rather than focusing the articulation solely on the 
north elevation. 

The proposal responds to both the NC zone to the south and the low-
rise zone to the north with equal priority. As this project will set the tone 
for future neighborhood development, it is necessary to give equal 
opportunities for articulation and massing along the southern and eastern 
façades. If the proposal is to comply with the required setback, all of the 
setback & modulation would be concentrated on the north and the result 
would not seem dramatically different than the proposal, it would simply 
be a short distance further away.

3 DIMENSIONAL VIEW

upper + lower level setbackS

departure request #2 

requirement:
setback a minimum of 10' from 
the property line for the first 20' 
in height

departure:
- none required -
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EDG response to request for departure to Upper Level Setbacks (23.71.030 – C.2):
The Board indicated initial support for the requested departure, stating that the Option C zone transition 
design, which relies on a public east-west walkway and a nuanced building edge design, is a stronger zone 
transition solution than the significant upper-façade massing shifts required by the Northgate Overlay.

3. UPPER-LEVEL SETBACKS:
23.47A.014.B.2, SETBACK REQUIREMENTS  

BOARD RECOMMENDED APPROVAL 
 The Code requires a minimum setback of 10 feet for all portions of the structure between 13 and 65 feet in height and an additional 1 foot of setback for every 
additional 10 feet of façade height above 65 feet. The applicant proposes setbacks as short as 9 feet, 4 inches along the north property line above the 13 foot height. 
This requirement only applies to wall lengths adjacent to zone transitions.   

The Board recommended approval of the requested departure, stating that the departure request is needed to allow for the simple massing concept intended by the 
applicant. The Board stated that this massing concept will appropriately relate to surrounding context, including the residential buildings to the north. The architectural 
relationship combined with the placement of a walkway connection on the north side will serve as an effective zone transition without the required upper-level setbacks. 
The Board recommended a condition related to this departure request to utilize the minimum setback intrusion necessary to meet guidance related to massing. 

UPDATE FOR FINAL MUP DRAWINGS:   Final design could not substantially reduce the setback intrusion and maintain interior program and the overall condition related 
to massing; departure utilized in materially same form as approved.

 With the recommended condition, the proposal better meets the intent of Design Guidelines Northgate CS2-III. Height, Bulk and Scale Compatibility, Northgate CS3-I-i. 
Response to Context.

DEPARTURE REQUEST #3 SHOWING CURRENT DESIGN
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LEVEL 3-7 (ABOVE 23')

requirement:
setback a minimum of 10' from 
the property line for the first 20' 
in height and 20' from property 
line for the remainder in height

departure:
95 lineal feet of encroachment, 
between 8' and 10' into upper 
setback from 20-23'

58 lineal feet of encroachment, 
8" into upper level setback from 
+13'-20' elevations

requirement:
setback a minimum of 20' from 
the property line above 20' in 
height

departure:
153 lineal feet of 
encroachment, varies between 
10' into setback at lower floors 

GROUND LEVEL (0-13')

LEVEL 2 (13'-23')

DEPARTURE REQUEST 2

23.71.030.C.2,  UPPER AND LOWER LEVEL SETBACKS 
(STANDARDS FOR TRANSITION SITES)
23.47A.014.B.2, UPPER-LEVEL SETBACK

The Code requires a minimum setback of 10 feet for all portions the 
structure 20 feet or less in height and an additional setback of 10 feet for 
all portions of the structure exceeding 20 feet in height. The applicant 
proposes a departure to encroach 8-10 feet into the required upper level 
setback along the north façade for approximately 150 feet of wall length. 
This requirement only applies to wall lengths adjacent to zone transitions. 

In addition, the Code requires an upper-level setback is required along any 
side lot line that abuts a lot in an lr, mr, as follows:   
a. Ten feet for portions of structures above 13 feet in height to a maximum 
of 65 feet; and 
b. For each portion of a structure above 65 feet in height, additional 
setback at the rate of 1 foot of setback for every 10 feet by which the 
height of such portion exceeds 65 feet, up to a maximum setback of 20 
feet (exhibit b for 23.47a.014).

Design Rationale:
The upper level setbacks are reduced to reinforce the patterning and 
rhythm set by the windows and bays as they wrap around the corners of 
building.  The departures build on each other to allow for modulation at 
the mid-levels and for articulation along the south elevation.  In effect, 
the area that would be allocated for the setback at the north side is 
redistributed to the southern elevation, creating a more holistic design 
approach. 

Modifications to the setbacks gives greater flexibility within the building 
volume to create a tertiary hierarchy within the planar elements of the 
façade; the base building, the fenestration and the modulation. This 
enables pattern and rhythm to be articulated and repeated around the 
extents of the building rather than focusing the articulation solely on the 
north elevation. 

The proposal responds to both the NC zone to the south and the low-
rise zone to the north with equal priority. As this project will set the tone 
for future neighborhood development, it is necessary to give equal 
opportunities for articulation and massing along the southern and eastern 
façades. If the proposal is to comply with the required setback, all of the 
setback & modulation would be concentrated on the north and the result 
would not seem dramatically different than the proposal, it would simply 
be a short distance further away.

3 DIMENSIONAL VIEW

upper + lower level setbackS

departure request #2 

requirement:
setback a minimum of 10' from 
the property line for the first 20' 
in height

departure:
- none required -
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EDG response to request for departure to Upper Level Setbacks (23.71.030 – C.2):
The Board indicated initial support for the requested departure, stating that the Option C zone transition 
design, which relies on a public east-west walkway and a nuanced building edge design, is a stronger zone 
transition solution than the significant upper-façade massing shifts required by the Northgate Overlay.
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LEVEL 3-7 (ABOVE 23')

requirement:
setback a minimum of 10' from 
the property line for the first 20' 
in height and 20' from property 
line for the remainder in height

departure:
95 lineal feet of encroachment, 
between 8' and 10' into upper 
setback from 20-23'

58 lineal feet of encroachment, 
8" into upper level setback from 
+13'-20' elevations

requirement:
setback a minimum of 20' from 
the property line above 20' in 
height

departure:
153 lineal feet of 
encroachment, varies between 
10' into setback at lower floors 

GROUND LEVEL (0-13')

LEVEL 2 (13'-23')

DEPARTURE REQUEST 2

23.71.030.C.2,  UPPER AND LOWER LEVEL SETBACKS 
(STANDARDS FOR TRANSITION SITES)
23.47A.014.B.2, UPPER-LEVEL SETBACK

The Code requires a minimum setback of 10 feet for all portions the 
structure 20 feet or less in height and an additional setback of 10 feet for 
all portions of the structure exceeding 20 feet in height. The applicant 
proposes a departure to encroach 8-10 feet into the required upper level 
setback along the north façade for approximately 150 feet of wall length. 
This requirement only applies to wall lengths adjacent to zone transitions. 

In addition, the Code requires an upper-level setback is required along any 
side lot line that abuts a lot in an lr, mr, as follows:   
a. Ten feet for portions of structures above 13 feet in height to a maximum 
of 65 feet; and 
b. For each portion of a structure above 65 feet in height, additional 
setback at the rate of 1 foot of setback for every 10 feet by which the 
height of such portion exceeds 65 feet, up to a maximum setback of 20 
feet (exhibit b for 23.47a.014).

Design Rationale:
The upper level setbacks are reduced to reinforce the patterning and 
rhythm set by the windows and bays as they wrap around the corners of 
building.  The departures build on each other to allow for modulation at 
the mid-levels and for articulation along the south elevation.  In effect, 
the area that would be allocated for the setback at the north side is 
redistributed to the southern elevation, creating a more holistic design 
approach. 

Modifications to the setbacks gives greater flexibility within the building 
volume to create a tertiary hierarchy within the planar elements of the 
façade; the base building, the fenestration and the modulation. This 
enables pattern and rhythm to be articulated and repeated around the 
extents of the building rather than focusing the articulation solely on the 
north elevation. 

The proposal responds to both the NC zone to the south and the low-
rise zone to the north with equal priority. As this project will set the tone 
for future neighborhood development, it is necessary to give equal 
opportunities for articulation and massing along the southern and eastern 
façades. If the proposal is to comply with the required setback, all of the 
setback & modulation would be concentrated on the north and the result 
would not seem dramatically different than the proposal, it would simply 
be a short distance further away.

3 DIMENSIONAL VIEW

upper + lower level setbackS

departure request #2 

requirement:
setback a minimum of 10' from 
the property line for the first 20' 
in height

departure:
- none required -
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EDG response to request for departure to Upper Level Setbacks (23.71.030 – C.2):
The Board indicated initial support for the requested departure, stating that the Option C zone transition 
design, which relies on a public east-west walkway and a nuanced building edge design, is a stronger zone 
transition solution than the significant upper-façade massing shifts required by the Northgate Overlay.
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At the time of the Recommendation meeting the following priorities and board recommendations were outlined:

DRB #1: REVIEW OF BOARD CONDITIONS

After visiting the site, considering the analysis of the site and context provided by 
the proponents, and hearing public comment, the Design Review Board members 
provided the following recommendations.   

1. Massing:
a. The Board appreciated the amount massing refinement that had occurred since 
EDG, but expressed concern about the lack of massing cohesion among the base, 
middle, and top of the building. The Board recommended a condition requiring 
additional massing refinement to achieve a cohesive massing expression using 
either a simple mass extending to grade or a simple mass with a highly articulated 
base. The Board specifically suggested reducing the number of massing shifts 
throughout the building and refining the location and expression of the massing 
shifts to support the intended architectural language (Northgate CS3-I-i. Response 
to Context, DC2-B-1. Façade Composition). 
FINAL MUP DRAWINGS: DESIGN MODIFIED TO SATISFY THIS CONDITION
  
b. Citing contextual buildings as examples of simple massing forms with successful 
alignment of large punched windows on Recommendation packet page 11, the 
Board recommended a condition to utilize strategic carves to express a simple 
and cohesive architectural composition on all façades. The Board specified that the 
carves should utilize window groupings and entries and would ideally express the 
interior alignment of residential units (CS2-A-2. Architectural Presence, CS2-D-1. 
Existing Development and Zoning, Northgate CS3-I-i. Response to Context, 
DC2-B-1. Façade Composition, DC2-C-2. Dual Purpose Elements, DC2-E-1. 
Legibility and Flexibility).
FINAL MUP DRAWINGS: DESIGN MODIFIED TO SATISFY THIS CONDITION

c. The Board recommended approval of the playful and sculptural canopy along 
the childcare center frontage and encouraged the applicant to examine its use over 
a larger portion of the front façade (Northgate DC2-I-i. Commercial and Mixed-Use 
Buildings, DC2-C-2. Dual Purpose Elements, DC2-D-1. Human Scale). 
FINAL MUP DRAWINGS: DESIGN MODIFIED TO SATISFY THIS CONDITION
  
d. The Board expressed concern about the minimal relationship between the 
orange-colored accents used throughout the building design and the composition 
of the façades. The Board recommended a condition to refine the use of 
accent colors and materials throughout the building design to complement 
the architectural composition and to highlight important aspects of the design 
(DC2-B-1. Façade Composition, DC2-C-2. Dual Purpose Elements).
FINAL MUP DRAWINGS: DESIGN MODIFIED TO SATISFY THIS CONDITION

e. Related to this condition, the Board specifically identified the orange balcony 
railing on the upper street-facing façade as an accent expression that detracts from 
the architectural composition and recommended a condition to remove or refine it 
to strengthen its use within the overall architectural composition (DC2-B-1. Façade 
Composition).
FINAL MUP DRAWINGS: DESIGN MODIFIED TO SATISFY THIS CONDITION STREET FACADE FROM SOUTH IN CURRENT MUP PACKAGESTREET FACADE FROM SOUTH  AT DRB MEETING #1
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2. Materials and Façade Design:
a.  The Board recommended a condition to reduce the amount of contrast in the application of 
colors, textures and materials, stating that the significant contrast in color, tone, and materials 
proposed within the Recommendation packet would detract from the guidance to simplify the 
building mass (DC2-B-1. Façade Composition, DC2-E-1. Legibility and Flexibility).  

b.  The Board recommended approval of the four-sided building design with relatively large 
windows on all façades (CS2-B. Adjacent Sites, Streets, and Open Spaces, Northgate CS3-I-i. 
Response to Context).

c.  The Board encouraged the applicant to refine the street-facing façade design to maintain 
the level of fenestration shown in the Recommendation packet, but declined to recommend this 
as a condition (CS2-A-2. Architectural Presence, DC2-B-1. Façade Composition, DC2-C-2. Dual 
Purpose Elements).
FINAL MUP DRAWINGS: DESIGN CONTINUES TO SATISFY THESE CONDITIONS  

3. Streetscape:
a.  The Board recommended approval of the ground-level street frontage design along 8th 
Avenue NE, citing the visible and approachable building entrances, the successful balance of 
hard and softscape surface materials, the wide sidewalk and wide paved transition from the 
sidewalk frontage to the north walkway (PL2-A-1. Access for All, PL2-D-1. Design as Wayfinding, 
PL3-A-1. Design Objectives, Northgate DC2-I-i. Commercial and Mixed-Use Buildings).

b.  The Board recommended approval of the wide sidewalk frontage design and the use of 
additional sidewalk widening at the residential lobby to signal the transition from the sidewalk to 
the north walkway (PL2-D-1. Design as Wayfinding).
FINAL MUP DRAWINGS: DESIGN CONTINUES TO SATISFY THESE CONDITIONS
 
4. North Walkway:
a. The Board recommended approval of the north walkway design, citing the visible walkway 
entrance along the 8th Avenue NE frontage and the active edge that is strengthened by the 
freestanding canopies and a sufficient amount of ground-level glazing along the walkway 
(Northgate PL2-II-i. Walkable Network, PL2-B-1. Eyes on the Street, PL2-B-2. Lighting for Safety, 
PL2-D-1. Design as Wayfinding).

b.  The Board recommended approval of the canopies as vertically-oriented sculptural elements 
within the walkway, which followed EDG guidance. The Board encouraged the applicant to 
refine the canopy placement on the west and east sides of the walkway to serve as visual 
entrance markers (CS2-A-2. Architectural Presence, PL2-D-1. Design as Wayfinding, Northgate 
PL2-II-i. Walkable Network).
FINAL MUP DRAWINGS: DESIGN CONTINUES TO SATISFY THESE CONDITIONS

5. Exceptional trees:
a. The Board recommended approval of the design that includes removal of the exceptional 
trees that would be affected by development on the site, reiterating its support from the EDG 
meeting that the proposed development would better meet design guidelines related to 
vehicular access and connection to the street without the incorporation of the existing trees. 
(CS2-B-2. Connection to the Street, PL4-A-1. Serving All Modes of Travel, DC1-B-1. Access 
Location and Design)
FINAL MUP DRAWINGS: DESIGN CONTINUES TO REQUIRE REMOVAL OF THESE TWO TREES, 
BASED ON THE BOARD'S SUPPORTSTREET FACADE FROM NORTH IN CURRENT MUP PACKAGESTREET FACADE FROM NORTH  AT DRB MEETING #1

1d
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Amenity Space Reduction

NEW DEPARTURE

NEW DEPARTURE REQUEST 

23.47A.024,  AMENITY AREA
23.47A.024.A, RESIDENTIAL AMENITY AREA

Amenity areas are required in an amount equal to 5 percent of the total gross floor area in 
residential use, except as otherwise specifically provided in this Chapter 23.47A. Gross floor area, 
for the purposes of this subsection 23.47A.024.A, excludes areas used for mechanical equipment 
and accessory parking. 
Required amenity areas shall meet the following standards, as applicable:
1.All residents shall have access to at least one common or private amenity area.
2.Amenity areas shall not be enclosed.
3.Parking areas, vehicular access easements, and driveways do not qualify as amenity areas.
4.Common amenity areas shall have a minimum horizontal dimension of 10 feet, and no common 
amenity area shall be less than 250 square feet in size.
5.Private balconies and decks shall have a minimum area of 60 square feet, and no horizontal 
dimension shall be less than 6 feet.

Departure Request and Rationale:
Our required amenity space is 2,982.5 SF.  
We have 2,709 SF of Compliant SF.
We are only short by 273.5 SF (9 % of total)
The “non-compliant” area (labelled BC) is 320.8 SF   
It is required to be 10’ wide, but is only 9'-4” wide.
We would not be short amenity if the 10’ requirement is waived (we are only 8” short).
 
When we made the design changes to bring the building ‘down to grade’ and better align windows 
and doors, it resulted in a 34.5’ section of the north pedestrian path not counting towards required 
residential amenity area as it 8” less than the 10’ wide requirement (see area highlighted in red in 
visual to right).  We lose 320 sf against 274 sf still required, even though the area is contiguous to 
allowed sections and no less usable.   We believe we meet the intent of providing amenity space at 
this project – in addition to the rest of the pedestrian path and private decks along the second floor 
(which all meet code standards), there is also a community room at level 6 with a kitchen, seating 
area and outdoor deck, and the adjacent 10,600 sf pocket park that the pedestrian path leads to 
(each which do not meet code specific standards as interior or adjacent spaces)    

This change came about as an unintended consequence of the design changes requested at DRB. 
We believe the changes we made result in a building that better meets the DRB conditions.  If we 
shift the wall back to gain the 8” in that location, we go back to 4 plane changes on that elevation 
instead of 2.  We cannot shift the entire plane back 8” without completely compromising a line of 
units and redesigning the residential stacks.  As a privately financed workforce housing building, we 
can not afford to lose residential units.

We request that you recommend approval of this departure, allowing this project to finally move 
forward, not require further redesign, finalize our building permit, and deliver much needed 
housing.
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AREAS AI, AN, & AP (FROM SHEET 
T2.00-2.01)

+608.0

RESIDENTIAL ABOVE GRADE (EXCLUDING 820.2 SF 

MECHANICAL ACCESSORY SPACES, SEE BELOW)
59041.8

(FROM SHEET T2.00-2.01)
DR,DU, EI, EL, EP, ET, FG, FJ, FQ, FT 
AREAS BC, BO, CM, CP CU, DK, DO, 

-820.2

TOTAL RESIDENTIAL SF 59649.8

AMENITY REQUIRED 2982.5

TOTAL AMENITY PROVIDED 3,029(-320.8)= 2709 LEVEL 2 PLAN

AA

428.5 SF

57'-11"

7
'-
4

 1
/2

"

NO.

MUP CORRECTIONS SET 

DATE REMARK

DRAWN BY:

SHEET NO:

Northaven 

Workforce

Housing 

SHEET TITLE:

304 Alaskan Way S. Suite 301

Seattle, WA 98104

11057 8th Ave NE

Seattle, WA

04.13.20 MUP INTAKE

-

. ..

. ..

PH/AF/SK/HH/SG/KS

QA/QC: DATE:

11.19.21

S
T

A
T

E

OF WASH
IN

G
T
O

N

N
O

.1

.
2 0 2 EXP

L
IC

E
N

S

E
D

LANDSCAPE
AR

C

H
IT

E
C

T

0 9
/
0

2
/
2

0
2

0

B
R

E
N

T
M . CHAS

T

A
I
N

11.19.21

..

1

11.19.21 MUP CORRECTIONS CYCLE 33

08.13.21 MUP CORRECTIONS CYCLE 22

T8.00

PLAN: 

PEDESTRIAN PATH 

EXHIBIT

PLAN: PEDESTRIAN PATH EXHIBIT
SCALE: 1/32" = 1'-0"

N

545 NE 112TH ST
SEATTLE, WA 98125

(3
0

0
)

(2
9

8
)

(2
9

9
)

(297)

(2
98)

(2
99)

(3
0
0
)

(2
96)

(298)

(2
9
6
)

BRICK PAVERS/

ROSE GARDEN

E
V

TV

CTVHH

16" CON

16" CON

O
H

P
O

H
P

O
H

P
O

H
P

O
H

P
O

H
P

O
H

P
O

H
P

O
H

P
O

H
P

O
H

P
O

H
P

C C C C C C

1
2

3 4 5 4 5 6 7 8 9 10 11 12 13 14

C C C C C

THROUGH BLOCK 

CONNECTION

SITE

RE-DESIGNED EXISTING

ADJACENT OPEN SPACE

(NOT PART OF PROJECT)

NEW BUILDING AND

SITE DEVELOPMENT

UNDER

CONSTRUCTION

EXISTING DRIVE AND

PARKING

EXISTING SIDEWALK

AND PLANTER STRIP

THROUGH BLOCK 

CONNECTION

BC/SK       

BC

3

PROJECT

PEDESTRIAN PATH

5T
H

 A
V

E
 N

E

EXTENT OF PROJECT

8T
H

 A
V

E
 N

E

NEW POCKET PARK 
OPEN TO THE PUBLIC

EXISTING
EXISTING

NORTHAVEN SENIOR 
HOUSING

NEW 
DRIVEWAY

EXISTING PARKING LOT 
AND DRIVEWAY

THROUGH BLOCK SITE PLAN — ILLUSTRATION OF ADJACENT AMENITY SPACES

*not to scale
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APPENDIX
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 Ground Level 
 Residential
 Childcare
 Circulation
 Parking
 Apartments
 Amenity
 Office
 Other

KEY:

Ground Floor & Site Plan

CURRENT FLOOR PLANS

GROUND LEVEL 1

NTS

CHILDCARE

22'-6" 5'-0"

153'-4"

67'-10 1/2" 26'-8 1/2" 34'-4" 16'-5 1/2" 6'-9"

1'-2"

7
0

'-
3

"

RR.

LAUNDRY

RESIDENTIAL 

LOBBY

ELEV. 

LOBBY

MAIL 

UTIL.

LEASING 

OFFICE

WASTE

PACKAGE 

ROOM

TCOM.

1
'-

1
"

1
7

'-
2

"
1

1
'-

0
"

2
2

'-
8

"
1

8
'-

4
"

TCOM.

STAIR

CHILDCARE 

LOBBY8"

1'-7 1/2"
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1 2 3 4 5 6 7 8 9 10 11

C C C C C C C C C C

V
A

N

A
C

C
E

S
S

IB
L
E

A
C

C
E

S
S

IB
L
E

C
C

C

BIKE

WORK

AREA

C

2
4

2
5

2
6

2
7

C

1
6

1
7

1
8

C

C

C
C

C

2
6

2
2

2
3

2
4

2
5

2
6

1
4

1
2

1
3

1
4

C

C

C C
C

C

C

R
T

BAILER

CADDY

BAILER

2CYD

COMBINED

TRASH

2CYD

COMBINED

TRASH

2CYD

COMBINED

TRASH

2CYD

COMBINED

TRASH

2CYD

RESID.

RECYCLE

2CYD

RESID.

RECYCLE

2CYD

COMM.

RECYCLE

2CYD

COMM.

RECYCLE

2CYD

COMBINED

TRASH

2CYD

RESID.

RECYCLE

C

T

R

C

152'-11"

68'-2 1/2" 26'-4 1/2" 58'-3 1/2"

7
0

'-
7

"

UNIT UNIT UNIT UNIT UNIT UNIT

UNIT UNIT UNIT UNIT UNIT UNITUNIT UNIT

UNIT

CORRIDOR

LAUNDRY

WASTE

50'-5" 56'-8" 45'-11 1/2"

148'-5"

UNIT UNIT UNIT UNIT UNIT

UNIT

UNIT UNIT UNIT UNIT UNIT UNITUNIT UNIT

UNIT

CORRIDOR

LAUNDRY

WASTE

48'-5" 58'-8" 39'-3 1/2"

148'-5"

6
7

'-
0

"

UNIT UNIT UNIT UNIT UNIT UNIT

UNIT UNIT UNIT UNIT UNIT UNITUNIT COMMUNITY

ROOM

UNIT

CORRIDOR

LAUNDRY

WASTE

48'-5" 58'-8" 39'-3 1/2" 5'-7 1/2"

161'-6 1/2"

7
8

'-
6

"

RESIDENTIAL PARKING

BIKE STORAGE

PUMP ROOM

BOILER 

ROOM

SCL

VAULTELECTRICAL

STORAGE

TCOM

WASTE

1
8

'-
3

"
5

2
'-

4
" 6
7

'-
0

"

4
0

'-
9

 1
/2

"
2

6
'-

2
 1

/2
"

4
0

'-
1

1
"

2
6

'-
2

 1
/2

"

1 2 3 4 5 6 7 8 9 10 11

C C C C C C C C C C
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C
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E

S
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WORK
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1
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C

C
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CADDY
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TRASH
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COMBINED

TRASH
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RESID.

RECYCLE

2CYD

RESID.

RECYCLE
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COMM.

RECYCLE

2CYD

COMM.

RECYCLE

2CYD

COMBINED

TRASH

2CYD

RESID.

RECYCLE

C

T

R

C

152'-11"

68'-2 1/2" 26'-4 1/2" 58'-3 1/2"

7
0

'-
7

"

UNIT UNIT UNIT UNIT UNIT UNIT

UNIT UNIT UNIT UNIT UNIT UNITUNIT UNIT

UNIT

CORRIDOR

LAUNDRY

WASTE

50'-5" 56'-8" 45'-11 1/2"

148'-5"

UNIT UNIT UNIT UNIT UNIT

UNIT

UNIT UNIT UNIT UNIT UNIT UNITUNIT UNIT

UNIT

CORRIDOR

LAUNDRY

WASTE

48'-5" 58'-8" 39'-3 1/2"

148'-5"

6
7

'-
0

"

UNIT UNIT UNIT UNIT UNIT UNIT

UNIT UNIT UNIT UNIT UNIT UNITUNIT COMMUNITY

ROOM

UNIT

CORRIDOR

LAUNDRY

WASTE

48'-5" 58'-8" 39'-3 1/2" 5'-7 1/2"

161'-6 1/2"

7
8

'-
6

"

RESIDENTIAL PARKING

BIKE STORAGE

PUMP ROOM

BOILER 

ROOM

SCL

VAULTELECTRICAL

STORAGE

TCOM

WASTE

1
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'-
3

"
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2
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4
" 6
7
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0

"

4
0

'-
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"
2
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'-
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RECYCLE
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RECYCLE
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TRASH
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C
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R
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7
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UNIT

CORRIDOR

LAUNDRY

WASTE
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RESIDENTIAL PARKING

BIKE STORAGE

PUMP ROOM

BOILER 

ROOM

SCL
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1
"

2
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2
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"

GARAGE LEVEL

LEVEL 2-5

Basement + Levels 2-7

CURRENT FLOOR PLANS

LEVEL 7

LEVEL 6

CHILDCARE

22'-6" 5'-0"

153'-4"

67'-10 1/2" 26'-8 1/2" 34'-4" 16'-5 1/2" 6'-9"

1'-2"

7
0

'-
3

"

RR.

LAUNDRY

RESIDENTIAL 

LOBBY

ELEV. 

LOBBY

MAIL 

UTIL.

LEASING 

OFFICE

WASTE

PACKAGE 

ROOM

TCOM.

1
'-

1
"

1
7

'-
2

"
1

1
'-

0
"

2
2

'-
8

"
1

8
'-

4
"

TCOM.

STAIR

CHILDCARE 

LOBBY8"

1'-7 1/2"
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F.F. RESIDENTIAL

+303.5'

F.F. LEVEL 2

+315.5'

F.F. LEVEL 3

+325.5'

F.F. LEVEL 4

+335.21'

F.F. LEVEL 5

+344.92'

F.F. LEVEL 6

+355.08'

F.F. LEVEL 7

+364.79'

T.O. ROOF 

+374.46'

T.O. PENTHOUSE

+384.25'

PARKING LEVEL

+292.5'

1
0
'-
0
"

1
0
'-
0
 1

/2
"

9
'-
6
 1

/2
"

9
'-
6
 1

/2
"

9
'-
6
 1

/2
"

1
0
'-
0
 1

/2
"

1
0
'-
0
 1

/2
"

1
3
'-
0
"

1
1
'-
0
"

F.F. CHILDCARE

+302.5'

7
4
'-
7
 1

/4
"

AVERAGE GRADE

+299.64

VINYL

WINDOWS, TYP.

METAL 

PARAPET

CAP

METAL PARAPET

CAP

VINYL WINDOW, TYP.

ELECTRICAL POWER LINE SETBACK

R
 1

6
'-
2
"

R
 1

6'-2
"

R 16'-2
"

R
 1

4
'-0

"

R
 1

0'-0
"

METAL CANOPY

FC SIDING #3

PANELS

FC SIDING #2

HORIZONTAL LAP

DECORATIVE 

REVEAL, TYP.

NEW GARAGE DOOR

South

CURRENT ELEVATIONS

SOUTH ELEVATION SCALE: 1/16"=1'-0"
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NORTHAVEN 

VINYL

WINDOWS

DECORATIVE 

METAL CANOPY 

METAL CANOPY

WITH WOOD SOFFIT

ALUMINUM STOREFRONT ENTRY

METAL GUARDRAIL
F.C. SIDING #2

F.C. SIDING #1

F.C. SIDING #3

F.C. SIDING #1

PLANTER 

CARVE - INSET

WALL/WNDWS AT THIS

LOCATION

CARVE - INSET 

WALL/WNDWS AT 

THIS LOCATION

EXHAUST GRILLE

F.F. RESIDENTIAL

+303.5'

F.F. LEVEL 2

+315.5'

F.F. LEVEL 3

+325.5'

F.F. LEVEL 4

+335.21'

F.F. LEVEL 5

+344.92'

F.F. LEVEL 6

+355.08'

F.F. LEVEL 7

+364.79'

T.O. ROOF 

+374.46'

T.O. ELEV PENTHOUSE

+384.25'

PARKING LEVEL

+292.6'

7
'-
9
 1

/2
"

9
'-
8
"

9
'-
8
 1

/2
"

1
0
'-
2
"

9
'-
8
 1

/2
"

9
'-
8
 1

/2
"

1
0
'-
0
"

1
2
'-
0
"

1
2
'-
0
"

F.F. CHILDCARE

+302.5'

7
4
'-
9
 3

/4
"

AVERAGE GRADE

+299.64

T.O. STAIR PENTHOUSE

+387.84'DECORATIVE 

REVEAL, TYP.

East 

CURRENT ELEVATIONS

EAST ELEVATION SCALE: 1/16"=1'-0"
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WEST ELEVATION

West

CURRENT ELEVATIONS

VINYL

WINDOWS, TYP.

CARVE - INSET 

WALL/WNDWS AT 

THIS LOCATION

FIBER CEMENT

SIDING #2

EXHAUST GRILLE

LANDSCAPE ELEMENT TO DEFINE 

PEDESTRIAN PATH

BELOW GRADE

PARKING, TYP.

F.F. RESIDENTIAL

+303.5'

F.F. LEVEL 2

+315.5'

F.F. LEVEL 3

+325.5'

F.F. LEVEL 4

+335.21'

F.F. LEVEL 5

+344.92'

F.F. LEVEL 6

+355.08'

F.F. LEVEL 7

+364.79'

T.O. ROOF 

+374.46'

T.O. ELEV PENTHOUSE

+384.25'

PARKING LEVEL

+292.5'

7
'-
9
 1

/2
"

9
'-
8
"

9
'-
8
 1

/2
"

1
0
'-
2
"

9
'-
8
 1

/2
"

9
'-
8
 1

/2
"

1
0
'-
0
"

1
2
'-
0
"

1
2
'-
0
"

F.F. CHILDCARE

+302.5'

7
4
'-
9
 3

/4
"

T.O. STAIR PENTHOUSE

+387.84'

METAL PARAPETCAP

AVERAGE GRADE

+299.64

SCALE: 1/16"=1'-0"
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North

CURRENT ELEVATIONS

NORTH ELEVATION

APARTMENTS 

F.F. RES. & CC

+303.5'

F.F. LEVEL 2

+315.5'

F.F. LEVEL 3

+325.5'

F.F. LEVEL 4

+335.21'

F.F. LEVEL 5

+344.92'

F.F. LEVEL 6

+355.08'

F.F. LEVEL 7

+364.79'

T.O. ROOF 

+374.25'

T.O.

PENTHOUS

E

+384.25'

PARKING LEVEL

+292.5'

1
1
'-
4
"

9
'-
8
 1

/2
"

9
'-
8
 1

/2
"

1
0
'-
1
 1

/2
"

9
'-
8
 1

/2
"

9
'-
8
 1

/2
"

1
0
'-
0
 1

/2
"

1
3
'-
0
"

1
0
'-
6
"

7
4
'-
9
 3

/4
"

AVERAGE GRADE

+299.64

VINYL

WINDOWS, 

TYP.

METAL 

CANOPY

FIBER 

CEMENT

PANEL, 

TYP.

CARVE - 

INSET 

WINDOWS 

& WALL AT 

THIS 

LOCATION

METAL 

PARAPET

CAP

ELEVATOR 

PENTHOUSE

METAL PARAPET CAP

VINYL WINDOW, TYP.

FIBER CEMENT

PANEL, TYP.

16'-2" ELECTRICAL LINE 

CLEARANCE

DECORATIVE

REVEAL, TYP.

MAX.

HEIGHT

+374.64

14'-0" ELECTRICAL LINE 

CLEARANCE
DECORATIVE 

REVEAL, TYP.

MECHANICAL GRILLE

FIBER CEMENT

SIDING #3

FIBER CEMENT

SIDING #2

SCALE: 1/16"=1'-0"
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Materials

CURRENT ELEVATIONS

SIDING #1

SIDING #2

SIDING #3WINDOWS

METAL RAILING

CANOPIES

FIBER CEMENT PANEL WITH METAL TRIM

FIBER CEMENT V-GROOVE SIDING

8.25" (7" EXPOSURE) 5/8" THICK

FIBER CEMENT LAP SIDING

7.25 (6" EXPOSURE) 5/16" THICK

COLOR: INKY BLUE SW 9149

COLOR: DAPHNE SW 9151

COLOR: DAPHNE SW 9151

PERFORATED PANEL AT UNDERSIDECOLOR: RAL #2009

VINYL WINDOW; COLOR: 

ANTHRACITE GREY

TYPICAL VINYL WINDOW

COLOR: WHITE

COLOR: INKY BLUE SW 9149 ENLARGED ELEVATION AT LEVEL 6

FLAT PANEL

A. B.

FIBER CEMENT PANEL WITH METAL TRIM

5/16" THICK

COLOR: INKY BLUE SW 9149PERFORATED PANEL AT UNDERSIDECOLOR: RAL #2009 FLAT PANEL

STOREFRONT

STOREFRONT (ALUM)

COLOR: CHARCOAL






