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PROJECT INFO

DESCRIPTION

This proposal is for a 8-story building which includes ground floor retail and lobby, 
and 7-stories of a mix of studio, one-bedroom, and two-bedroom units. Level L2 
has fewer units while Levels L3-L8 have a consistent quanitity of units per floor. 
The existing  1-story grocery store will be demolished but will be included as part of 
the new building along with additional retail oportunities along Bellevue Avenue.

PROJECT TEAM:

OWNER
Juno
1700 Montgomery Street, #108
San Francisco, CA 94111 

ARCHITECT
Ennead Architects
1 World Trade Center
40th Floor
New York, NY 10007

LANDSCAPE ARCHITECT
Board & Vellum
115 15th Avenue East
Suite 100
Seattle, WA 98112

DEVELOPMENT OBJECTIVES

Through best-in-class design and construction and an unparalleled living 
experience, this project proposes an 98-unit mixed-use residential apartment 
building that will benefit the vibrant Capitol Hill community for decades to 
come. The proposed mass timber structure will be a seminal example of a deep 
integration between the built environment and the long-lasting health of our planet, 
cities, and generations of future residents. This building’s ground-level will also 
serve as future home to a City Market grocery store.

DESIGN OBJECTIVES

Juno’s objective is to rethink how housing is developed to inspire residents and help 
neighborhoods flourish. Residential unit and building design supports sustainability 
by using low-carbon materials, reducing construction waste and eliminating natural 
gas.  The wellbeing of residents is front and center with increased access to natural 
light and air, organic and anti-microbial surfaces, and adaptive low energy lighting.  
Overall, the building and units are designed to inspire with design care and curation, 
without comprising comfort or quality, delivering modern livable spaces residents 
will be proud to call home.

ADDRESS:

SDCI PROJECT NUMBER: 
# RESIDENTIAL UNITS: 
COMMERCIAL AREA:
SITE AREA:

PARCEL #’S: 

SITE LEGAL DESCRIPTION:

ZONING:

OVERLAYS:

TOTAL LOT AREA:

TOTAL PARKING STALLS:

1722 Bellevue Avenue
Seattle, WA 98122

3035772-EG / 005167-19PA
98
5,548 SF
15,346.45 SF

1722, 1718, 1710

Twelfth Ave Add Replat
Plat Block: 9
Plat Lots: 5, 6, 7

NC3-75 (M)
Commercial/Mixed Use NC3

Capitol Hill Urban Center Village

15,346.45 SF

0 proposed (0 required)
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SITE CONTEXT
LOCATION

The project site is located on the southwest edge of the Capitol HIll Urban 
Center Village, adjacent to the Pike/Pine Urban Village. Capitol Hill is one of 
the fastest growing neighborhoods of Seattle. It offers an outstanding variety 
of restaurants, shopping, living and working hubs that make it attractive for 
residents of all demographics.

The proposed project is located in the southwest portion of the Capitol Hill 
Urban Center Village. The property is located on the corner of East Olive 
Way and Bellevue Avenue in the Capitol Hill neighborhood. The site is a 
combination of 3 parcels that primarily front Bellevue Avenue. The property is 
adjacent to a 4-story residential building to the north and 3-story commercial 
building with 1-story retail along Bellevue Ave to the south.  Transit is readily 
available with Lite Rail, Streetcar and Bus Routes nearby, providing easy 
access to downtown and beyond.

CAPITOL HILL URBAN CENTER VILLAGE

LINK LIGHT RAIL STATION

PUBLIC GREEN SPACE
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SITE CONTEXT
ZONING PLAN

MAJOR INSTITUTIONS

COMMERCIAL/MIXED USE

MULTI-FAMILY

DOWNTOWN

LINK LIGHT RAIL STATION

GREEN SPACE

The site is zoned NC3P-75 and is located within the Capitol Hill neighborhood. 
The adjacent west, north, and south lots are in the same zones. Across 
the Crawford Lane alley to the east, the immediate lots fall within the MR 
multifamily zone. To the northwest across East Olive Way, there is also the 
MR zone. The downtown area is to the west on the opposite side of the I-5 
Interstate. 

The proposed project is located in the southwest portion of the Capitol Hill 
Urban Center Village. The site is situated at the intersection of Bellevue 
Avenue and East Olive Way. Transit is readily available with Lite Rail, Streetcar 
and Bus Routes nearby, providing easy access to downtown and beyond.
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SITE CONTEXT
ADJACENCIES & TRANSIT

METRO TRANSIT STOP

METRO TRANSIT ROUTE

BIKE RACK

BIKE SHARE

BIKE LANE

GREENWAY

VEHICLE PARKING

HISTORICAL LANDMARK

COMMERCIAL

MIXED USE

MULTI-FAMILY 

INSTITUTIONAL

SINGLE FAMILY

LINK LIGHT RAIL STATION

PARKING

The site is located at the corner of Bellevue Avenue and East Olive Way, 
both streets have 2-way traffic. East Olive Way is a retail artery and east pine 
street, one block to the south is also a substanital retail corridor.
There are numerous bus stops within a 5-minute walk including routes 8, 10, 
11, 43 and 49. Immediately adjacent to the project site are bus stops for routes 
10 and 43, both route to downtown and 43 routes north to the University 
District.

To the east is the Capitol Hill Link Light Rail station and the Seattle Streetcar 
First Hill Line. Link Light Rail takes individuals north to University of 
Washington and south to Seattle-Tacoma International Airport. The streetcar 
begins in Capitol Hill and routes to pioneer square passing through Seattle 
Central College, Seattle University and the Chinatown/International District 
among other neighborhoods.

There are signed bike routes, one block west along Melrose Avenue and 
south along E Pine Street.
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SITE CONTEXT
SCENIC VIEW CORRIDOR - EAST OLIVE WAY

East Olive Way which is adjacent to the project site is designated as a SEPA 
(State Environmental Policy Act) scenic route.  As per SMC 25.05.675.P, 
images and view studies showing that the proposed development does 
not negatively impact public views of significant natural and human-made 
features including Mount Rainer, the Olympic and Cascade Mountains, the 
Downtown Skyline, and major bodies of water including Puget SOund, Lake 
Washington, Lake Union and the Ship Canal from East Olive Way.

A photo study was performed looking west from East Olive Way, towards the 
proposed building mass, which confirmed that the proposed developement 
does not negatively impact public views from the scenic route that is defined 
by East Olive Way.

@ EAST HOWELL / CRAWFORD

@ EAST DENNY WAY

MIDBLOCK
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SITE CONTEXT
REQUIRED SETBACKS

This graphic illustrates the allowable building envelope for the three 
parcels. They are zoned for NC3-75 with a maximum  allowable height of 
75’-0” above average grade with an additional 4’ available when the project 
contains a commercial space with a minimum 13’-0” floor to floor height.

The adjacent buildings are setback at various depths. The adjacent 
property to the south includes street front retail; however, the buildings 
located south and north of the project site are substaintially setback from 
the street, limiting continuity of the street wall expression. This project will 
provide for a continuous retail presence to the site, which has a steep slope 
of approximately 24’ east to west. 
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EXISTING SITE PLAN
SITE CONTEXT 

SITE ADDRESS:
1722 Bellevue avenue
Seattle, WA 98122

SETBACKS:
Sideyard: none | portions of street facing facade above 65’ must be setback 
8’ avg depth

East (crawford place) setback: 2’ dedication
 Portions of street facing facade above 65’ must be setback 8’ avg  
 depth

West (bellevue avenue) setback : none at street
 Facing facade | portions of street facing
 Facade above 65’ must be setback 8’ avg depth

Nortwest (east olive way) setback: 1.5’

FLOOD ZONE:
This site appears on national flood insurance map, dated May 16, 1995, 
community panel No. 53033c0630f, and is situated in zone “X”, area 
determined to be outside the 500-year floodplain.

HORIZONTAL DATUM:  NAD 83/2011 (epoch 2010)
SITE AREA:  Approximately 15,546sf or 0.3526 Acres

Tax account no:   8725600595
Zoning:   NC3-75 (M)

The site is located in the Capitol Hill neighborhood of Seattle primarily 
fronting Bellevue Avenue with a small frontage on East Olive Way. The 
site is made up of three parcels measuring approximately 50’ x 100’. The 
northwest corner of the north parcel is angled parallel with East Olive Way 
and the all three parcels are slightly angled on the east side along Crawford 
Place (alley). The site has a steep slope from east to west of approximately 
24’. The site currently has a one story commercial building and parking lot 
which will be demolished. The existing commercial building includes City 
Market grocery which will be included as part of the proposed building retail 
along Bellevue Avenue. 
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EXISTING CONDITIONS
SITE CONTEXT

Looking southwest across East Olive Way from site 
and ROW

Looking southeast across East Olive Way at 
northwest corner of site

Looking northeast across Bellevue Avenue at 
soutwest corner of site

Soutwest corner of site - retaining wall at south edge 
of property line

Looking west from Crawford Place, down grade 
towards existing parking lot and property across 
Bellevue Avenue

Looking north up Crawford Place from southeast 
corner of site

Looking east from Crawford Place down sloped 
grade between existing grocery and adjacent north 
building 

Looking east at stair along north edge of property line

Looking east at existing parking lot, south retaining 
wall, and steep grade up to Crawford Place
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EXISTING SITE
SITE ANALYSIS

E/W SECTION THRU SOUTH SITE 

N/S SECTION THRU SITE

EXISTING RETAINING 
WALLS TO REMAIN OR BE 
REPLACED
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SITE & ACCESS ANALYSIS

OPPORTUNITIES:
Daylight & Views
The site has excellent views to the Downtown area to the west due to its elevational 
position, and to the intersection at East Olive Way to the north. The west facade 
presents additional views of the neighborhood.  A proposed roof terrace provides 
additional unobstructed elevated views west towards significant natural and human-
made features.

Transit Connectivity
The site is situated between E Olive Way and Pine St, which both have major bus 
routes. A ten minute walk east is the Capitol Hill Link Light Rail Station along E Olive 
Way and to the Seattle Streetcar First Hill Line at Broadway and E Howell St. 

Bike Path Connectivity
The site is two blocks north from the Pine St corridor, which is a signed bike path 
that leads to the Downtown neighborhood to the west. Broadway to the east is a 
protected bike path.

CONSTRAINTS:
Adjacency to Multi Residential Zoning
The transition to multi-family residential MR zone at the east property line will 
obstruct rear yard views from the existing buildings on Crawford Place towards 
the east. The project will also cast shadows over these properties in the afternoon. 
Articulation of the south facade elements will need to be considered to maximize 
access to light and air along Crawford Place.

SITE CONTEXT
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Primary views from site Emphasis of adjacent green space Pulling in pedestrian circulation into site Figure/Ground study of site context
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SITE & ACCESS ANALYSIS
SITE CONTEXT

Combining the site’s unique conditions at the prominent corner of East Olive 
Way/Bellevue Avenue, the building footprint molds to the existing adjacent green 
space and footprints of neighboring buildings, in order to emphasize views to the 
downtown area down East Olive Way and provide a more generous public space at 
the corner - a welcoming point into the neighborhood of Capitol Hill.

- Views west towards downtown Seattle
- Views North towards Bellevue & East Olive intersection
- Views south towards existing opening spaces

- Extension of existing open/green spaces inform the 
proposed building site layout
- Maximazing building footprint secondary to context

- Focus proposed building footprint to react to existing foot 
traffic along Bellevue and at north intersection

- Proposed building layout extends existing urban 
fabric to stitch together exisiting buildings at north 
and south
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PRIORITIES & BOARD RECOMMENDATION RESPONSES
EARLY DESIGN GUIDANCE OF THE EAST DESIGN REVIEW BOARD

DESIGN TEAM RESPONSESPRIORITIES & BOARD RECOMMENDATIONS

Massing Options & Response to Context

The Board discussed the prominence and visibility of the site 
at the intersection as well as the cultural history of the area 
and the architectural context. (CS2-A Location in the City and 
Neighborhood, CS3-A Emphasizing Positive Neighborhood 
Attributes, CS2-3 Historical and Cultural References).

After reviewing the massing options, the Board agreed that the 
applicant’s preferred massing option, Option C, best responds 
to the context and prominent northwest corner and supported 
further development of this option. (CS2-A Location in the City 
and Neighborhood, CS3-A Emphasizing Positive Neighborhood 
Attributes, DC2-A Massing).

The Board strongly supported the additional 8’ setback provided 
along Bellevue Ave. (CS2-B Adjacent Sites, Streets and Open 
Spaces).

CS2-A: The history of the project site includes a neighborhood staple in the City Market. The City Market will be again located within this 
project with enhanced street frontage (+30’ of frontage) and a dedicated entry oriented within the most western massing of the building along 
Bellevue Avenue. Refer to pages 28, 31, 36, and 47.
CS3-A: The architectural character of the neighborhood is highly varied with older and more contemporary buildings. The proposed building 
uses form and detailing to breakdown the overall mass of the building and facade. The layout of the building mass directly responds to the 
adjacent buildings to the North (set-back) and South of the project site (tight to Bellevue Avenue) to mediate the this formal discrepancy in 
the neighborhood while also directly responding to the intersection of Bellevue Avenue and East Olive Way even though the project site is 
primarily a mid-block site. Refer to pages 14, 27, 30, 47, 55 and 59.
CS3-3: As noted above, the venerable City Market will be (re)located in the project preserving a neighborhood stable. Additionally, proposals 
from local artists will be solicited to enhance the north courtyard to tell the rich artistic story of Capitol Hill. Refer to pages 49 and 47.

CS2-A: Option C massing has been further developed to provide for a greater presence on Bellevue (primary street), direct response to the 
intersection of Bellevue Ave and East Olive Way at the Podium Level, increased area for the north courtyard and slightly reduced floor-to-
floor and overall building height. The mass of the building retains the original presence while altering the design at the podium level to further 
open to the neighborhood. Refer to pages 30, 31, 39 and 36.
CS3-A: The proposed design emphasizes contemporary design with the evolving portion of Capitol Hill. The building form expresses specific 
mass to all four sides of the project site, provides for a new type of active public space and uses depth and material on the facade to establish 
a more expressive style. Refer to pages 30, 31, 59 and 60.
DC2-A: The mass of the project is responsive to each of the four sides of the project site to acknowledge the intersection of Bellevue Ave and 
East Olive Way, enhance the architectural character of Crawford Place and take advantage of the adjacent open site area of the south. The 
project uses deep reveals to break down the overall mass of the and provides for responsive deeper recesses at the podium level to provide 
for a more generous off street courtyard and enhance the City Market entry. Refer to pages 30, 34 and 68.

The design development which added greater unit types, resulted in the overall building mass shifting west towards the 8’ setback. The 
primary façade of the building is it 8’-9” from the west property line, while portions of the podium level and façade trim are 7’-4” from the 
west property line. Additionally, due to the unusual street grid at the intersection of Bellevue Ave and East Olive Way, the north facade at the 
podium level has been angled south to north to provide for a direct massing response to the intersection. Refer to pages 30, 31 and 33.

Record Number: 3037219-EG
Project Address: 1722 Bellevue Avenue
Issuance: Design Review Packet - DRAFT
Date: 19 November 2021



17 JUNO
DESIGN RECOMMENDATION | SDCI #3037200-LU | FEBRUARY 23, 2022

PRIORITIES & BOARD RECOMMENDATION RESPONSES
EARLY DESIGN GUIDANCE OF THE EAST DESIGN REVIEW BOARD
PRIORITIES & BOARD RECOMMENDATIONS

Massing Options & Response to Context

The Board identified the existing Victorian home to the south 
which remains at the original street grade. The Board expressed 
concern about the proximity of the south facade of the massing 
in relationship to this neighbor and provided guidance to develop 
the south edge to minimize impacts to the adjacent structure. 
At the Recommendation phase, the applicant should provide 
drawings which clearly illustrate the relationship between the 
proposal and the structure to the south. (CS2-D-5 Respect for 
Adjacent Sites, DC2-A Massing).

The existing Victorian building located to the south of the project site was originally set +18’ above the street grade and later a single floor 
retail addition was added in 1999 by S.M. Stemper Architects.
CS2-D-5: The podium level datum is similar to the street level retail portion of the existing building and the projection trim layout of the 
proposed building responds to mass and detailing of the existing building. The layout of the proposed building is set back more than 20’ for 
much of the north facade of the existing building. The north side yard of the existing building is wholly used for vertical circulation (east to 
west), the proposed building massing creates an pedestrian alley space (+7’ wide) similar to several of the building located to the east along 
Summit Ave. Refer to pages 36, 48 and 66.
DC2-A: The overall massing of the proposed building uses deep reveals and architectural elements to reduce the overall perception of 
the mass. The deep reveals break the massing into four smaller masses, each responding to each side of the project site. The massing is 
generally laid out to mediate the pedestrian level by formally stitching together the adjacent properties to the north and south. The south west 
portion of the proposed building is slightly set back but consistent with orientation against Bellevue Avenue while the northwest is setback 
from Bellevue Avenue similar to the adjacent existing building. Secondary architectural projection trim elements are used to break-down the 
overall mass above the podium level into facade areas with a maximum scale of approximately 18’x18’. The projection trims areas are also 
varied, providing for a more expressive visual experience for the street. Refer to pages 14, 49 and 52.
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Ground Level & Open Space

Massing Option C locates the residential entrance and lobby 
at the north corner of the site and retail uses at the south. 
The Board discussed whether these uses were appropriately 
located to best activate the public realm and open space and 
respond to the context of the site. The Board requested further 
study and analysis of the arrangement of ground floor uses in 
relationship to the open space and activation of the public realm 
at the Recommendation phase. The resulting design should 
be based on strong justification from the Design Guidelines. 
(DC1-A Arrangement of Uses, CS1-3-a Step Facades, PL3-1-a 
Commercial Entries, PL3-4 Retail Edges, PL3-1 Entries, PL3-1-a 
Commercial Areas).

At the Recommendation phase the Board would like to better 
understand the programmatic needs of City Market and how the 
proposal addresses those needs. (DC1-A Arrangement of Uses, 
PL3-4 Retail Edges.

The residential, retail and City Market locations and entries have been further considered and developed. The general location of these 
elements has been generally maintained for numerous reasons including expression at the street front, enhancement of the north courtyard, 
overall interior building circulation, egress exiting and spatial/programming requirements.
DC1-A: The residential/retail program has been altered to respond to the intersection of Bellevue Avenue and East Olive Way by altering the 
orientation of the face and further opening the north courtyard space providing for further visibility from the intersection. The residential/
retail space to the north, maximizes the direct connection and active use of the north courtyard. The exterior north courtyard is set back from 
the street to reduce noise impacts but directly connected to the interior spaces to enhance use of the space. Both the interior and exterior 
spaces allow for flexibility of uses, both small and intimate but also reasonably sized larger gatherings. Additionally, the residential lobby/
small retail occupy a continuous space more similar to hospitality programming to allow for use by both the general public and the building’s 
residential occupants. Refer to pages 30, 31, 55, 59, 49 and 68.
The City Market Entry has be pulled forward closer to Bellevue Avenue and expressed as a single larger recess in the facade. The dedicated 
entry has been enlarged and enhanced with a single canopy to call further attention to the entry of the store. Between each of the primary 
entry points (north - residential and west - City Market), signage will be located along with vertical landscape to orient the public to each of the 
building programs. The location of the signage is placed to be visible from the adjacent intersection for vehicular traffic but also to identify and 
eliminate potential confusion of what each entry is programmed for. Refer to pages 28, 30, 31, 55, 59 and 68.

CS1-3-a: The overall podium level datum is similar to the existing retail located to the south of the project site. The adjacent street grade has 
been carefully considered, whereby each of the primary entries is matching the existing topography while still providing for necessary and 
required accessibility. There is a +/-3” elevation difference between the north and west entries that is due to the adjacent topography. The 
entry elevations and associated finish floor elevations have been coordinated with the project Civil Engineer. Refer to pages 28, 30 and 36.
PL3-1-a: This project is confirmed to have a single large tenant, City Market. Additionally, a smaller hospitality style tenant will be integrated 
in to the residential lobby. The facade design along Bellevue Avenue could be altered in the future to accommodate multiple smaller tenants 
by added additional entries along with match canopies and integrating similar signage at the southwest solid facade but this is no required for 
this project at this time. Refer to pages 55-57.
PL3-C: The facade at City Market and the smaller retail space to the north are both clad primarily with glazing allowing for a porous edge, 
encouraging pedestrians to visually interact with the retail spaces. Multiple side-by-side full glass entry doors have been provided at each 
of the retail areas to provide for maximum visibility, however City Market has request limited entry locations for security reasons. The north 
courtyard space allows for the potential for a variety of potential activates given its scale. The space immediately in front of City Market has 
been designed for limited activities at the request of the tenant, since there is no expectation of supporting outdoor dining. Sidewalk seating 
has been provided however to allow for temporary pedestrian waiting. Refer to pages 28, 30, 36 and 68.

The development and architecture teams have worked extensively with City Market to ensure that the building is designed with the tenant’s 
intent to operate his longstanding business. The tenant will continue to progress the tenant fit out design with Board and Vellum, an important 
member of our project team who will work to integrate the design. The future tenant is a longtime merchant in Capitol Hill. There will be no 
exterior seating to service the grocery store according to the express desires of the tenant. The tenant wishes for the entry to be designed as 
documented in this submission. The tenant can be available to further discuss his design intent and programmatic requirements as needed. 
Refer to pages 28 and 55-57.

PRIORITIES & BOARD RECOMMENDATION RESPONSES
EARLY DESIGN GUIDANCE OF THE EAST DESIGN REVIEW BOARD
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Ground Level & Open Space

PRIORITIES & BOARD RECOMMENDATION RESPONSES
EARLY DESIGN GUIDANCE OF THE EAST DESIGN REVIEW BOARD

The Board debated the appropriate location of open space in 
relationship to the adjacent sites and ultimately agreed that 
Option C appropriately locates open space. The Board is open 
to a greater buffer between the proposal and the neighbor to 
thesouth provided it does not compromise the treatment of the 
north façade. (CS2-B-2 Character of Open Space, DC3-B Open 
Space Uses and Activities).

The Board prioritized bicycle access and provided guidance to 
design the proposal to allow ease of access for bicyclists. (PL4-2 
Planning Ahead for Bicyclists)

The Board strongly supported moving the transformer off the 
street façade as described by the applicant. (DC1-A Arrangement 
of Interior Uses).

The open space located at the north of the project has been enlarged to provide for a greater feeling of openness. Additionally, the previously 
proposed canopy has been eliminated and replace by a generous open building overhang to allow for a much larger view to the sky.
CS2-B-2: The north courtyard has been enlarged and the connection to the street has been made substantially wider. Access to the 
courtyard area has been doubled by altering the podium facade orientation and providing for a large covered area below the building mass 
above. This allowed for the elimination of the previously proposed canopy, further opening the space for views above. Refer to pages 31, 47, 
60 and 68.
DC3-1-a: The north courtyard provides a large multi-use open space that can easily be viewed, used and enjoyed from the adjacent sidewalk. 
There is a landscape buffer at the side walk to reduce street noise within the courtyard space and the retail immediately adjacent to the 
courtyard space encourages the broader community to interact with the space. The actual uses in this space can range from individual tasks 
and to small group activities all the way to larger scheduled events. Permanent and movable seating, landscape, art and space will provide for 
a highly interesting space. Refer to pages 31, 47, 60 and 68.

Bicycle access has been further developed to allow to more direct access to the interior bike storage area.PL 4-2: Bicycle parking is provided 
as high security dedicated interior parking for the building tenants and temporary bicycle racks adjacent to the sidewalk. The interior bicycle 
parking is accessible from both Bellevue Avenue and Crawford Place. Please refer to page 58 for additional clarity of the circulation pathways.

The SCL transformer will be located within the building at the northeast corner of the project site.
DC1-A: Utility entries have been located and/or designed to limit visibility. The SCL Transformer entry located at the end of the courtyard will 
be clad with material matching the adjacent facade. A required SCL alarm and/or signage will be located so that it is obscured by the adjacent 
landscaping. Please note that clear direct access to this space through the courtyard has been considered should replacement of the 
equipment be necessary but the occurrence of this is anticipated possible once every 10-20 years. Refer to pages 31, 36, 47 and 60. 
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Ground Level & Open Space

PRIORITIES & BOARD RECOMMENDATION RESPONSES
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The Board provided guidance to explore outdoor seating 
opportunities along Bellevue Ave. (DC3-B Open Space Uses and 
Activities, DC1-A Arrangement of Interior Uses).

The Board encouraged using the landscape design as an 
opportunity to reveal the mass timber construction and focus on 
bringing warmth to the street level and north-facing open space. 
(DC4-D Trees, Landscape and Hardscape Materials)

Outdoor seating along Bellevue Avenue was discussed directly with the City Market personnel. The tenant expressed that exterior seating is 
not desired as they will be unable to provide maintenance nor security of any potential seating nor does there programming support this type 
of activity. Refer to pages 60 and 68.

The north courtyard space will include timber fixed seating at the perimeter. The design team will continue to consider the use of mass timber 
within the landscape design to provide public expression of the building construction. As noted in the previous meeting, unfortunately the 
building code does not allow combustible materials to be specified for the exterior components of the building. 
DC4-D: The landscape design proposes a variety of hearty plant materials that will do well at the locations denoted and the mature size 
of the plants and maintenance has been carefully considered as part of the plant material selections. Several different paving materials, 
both on the project site and within the ROW have been proposed to provide for interesting patterns to enliven public areas. The landscape 
design includes multiple plant scales to define differing spaces. In particular mid-sized trees are located at the entry of the north courtyard to 
enhance to the entry experience from the sidewalk into the space. Additionally, vine species are proposed for the facade at several locations 
to enhance the pedestrian experience from the sidewalk and provide for an interesting visual experience in and around the building signage. 
Refer to pages 47, 59 and 68 - 71.
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Architectural Concept and Façade Composition

The Board stated that the overall design detailing and materials 
should be appropriate for the prominent site. (CS2-A Location 
in the City and Neighborhood, CS3-A Emphasizing Positive 
Neighborhood Attributes, DC2-B Architectural and Façade 
Composition, DC2-C Secondary Architectural Features, DC2-D 
Scale and Texture).

The Board agreed that legible façade depth is needed to break 
down the massing and supported the framing elements proposed. 
(DC2-B Architectural and Façade Composition, DC2-C Secondary 
Architectural Features, DC2-D Scale and Texture)

The design and detail of the proposed design is appropriate for this prominent project site.
CS2-A: The massing of the proposed building provides for a presence and the use of larger scale reveals allows for an the overall mass to 
broken down resulting in the appearance of a collection of masses that respond to each of the four sides of the project site. This project 
provide for a enhance neighborhood entry, replacing the large City Market signage without losing this important neighborhood presence. 
Refer to pages 30 and 61.
CS3-A: Located in an evolving part of Capitol Hill, the proposed building provides a natural character with the use of weather steel as a 
primary material. The building design also establishes an updated context for future developments through the use of materials, architectural 
composition and interesting formal design, including a large off street courtyard area positioned at the adjacent intersection of Bellevue 
Avenue and East Olive Way. Refer to pages 31, 60 and 60.
DC2-B: The facade composition is considered on all four side of the project site. The podium level is designed as a base with larger 
continuous openings and reveals while the upper portion is composed with projection trim elements, proportioned to reduce the perception 
of the overall mass of the facades. Blank walls along the podium level are integrated with vertical landscaping to limit any larger expanses of 
blank walls. Refer to pages 31, 30, 44, 59, 64 and 69.
DC2-C: Secondary architectural elements including projection trims, retail canopy, and large depth reveals add visual depth and interest 
to the building facades. The use of vertical landscaping, signage, low landscape retaining walls and site furnishings create interest for 
pedestrians. The north courtyard and confirmed City Market tenant encourage active street life along Bellevue Avenue and further into the 
project site. Refer to pages 31, 30, 44, 55, 59, 64 and 69.
DC2-D: Scale and texture are incorporated into the building facade design and detailing. The podium level facade incorporates vertical 
landscaping, continuous expanses of glazing at retail tenant spaces and a large of street courtyard. The upper residential facade 
incorporates projection trim elements which break down the perceived larger building mass, express high quality detailing and provide for 
multiple scales of form and reveal. The upper surfaces of the building design that do not incorporate glazing instead are clad with a rigorous 
composition of fine texture corrugation, smooth trim panels, joints and reveals to provide visual interest and variability throughout the day 
with shadow development due to the sun impact on the facade. Refer to pages 30, 44 and 61-64.

The proposed projection trims provide for façade depth, breaking down the overall building mass.
DC2-B: All facades have been designed to provide varied compositions, reveals and/or corrugated texture to provide for attractive and well 
proportioned facades. Refer to page 43.
DC2-C: The projection trims located on the residential portions of the building provide for 15.75” to 20” of depth depending on the associated 
vertical surface finish. A canopy is proposed at the City Market entry to enhance and distinguish the grocery entry. Continuous glazing is 
provided at all of the retail programming within the building allowing pedestrians casual visual access into the commercial spaces. Refer to 
page 49.
DC2-D: The podium level of the facade provides for datums that retain human scale and separate the commercial program massing from 
the residential programming above. There is a low concrete retaining wall at the south end of the project to address necessary accessible 
paving slopes. Vertical landscaping is proposed at several location and is to be integrated with signage; this will provide for a soft facade 
texture and facade interest where glazing is not located. Refer to pages 31, 30, 36, 44, 59 and 63.

PRIORITIES & BOARD RECOMMENDATION RESPONSES
EARLY DESIGN GUIDANCE OF THE EAST DESIGN REVIEW BOARD
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Architectural Concept and Façade Composition

The Board provided guidance to allow the mass timber structural 
system to be legible on the exterior of the structure. The Board 
strongly supported incorporating wood as much as possible on 
the façade. Other methods could include maximizing visibility 
from the exterior to wood elements on the interior. (DC2-E Form 
and Function, DC4-A Building Materials, DC4-1 Exterior Finish 
Materials)

The Board was intrigued by the vertical landscaping illustrated on 
the portfolio example on pg. 84 of the EDG packet and strongly 
encouraged the applicant to integrate vertical landscaping on 
the proposal. (DC2-B Architectural and Façade Composition, 
DC4-D-1 Choice of Plant Materials).

Option C includes large areas of highly visible blank walls. The 
Board identified the treatment of these blank walls as highly 
important and recommended textural, finely detailed materials 
and treatment. (DC2-B Architectural and Façade Composition, 
DC2-D Scale and Texture)

As stated in the previous meeting, unfortunately the building code does not allow for combustible materials to be specified for the exterior 
façade of the building and therefore mass timber or other wood (combustible) products may not be incorporated into the facade. Each of the 
dwelling units has Mass Timber exposed to view within the unit at the structural columns and ceiling. To the extent that occupants decide to 
leave their shades open, these mass timber elements would be visually accessible from the street. Refer to pages 30 and 69.
DC2-E: The composition of the building is balanced to ease legibility. The podium level includes larger scale tectonics and horizontal 
recesses with extensive glazing (commercial and residential entry) while the upper level is a collection of smaller scale and variable 
components (residential). Flexibility where feasible given the requirements of the City Market tenant has been considered; however given the 
slope across the project site, there is limited feasibility to meet the programmatic needs of the tenant (large flat floor space) and also provide 
for facade without retaining stem walls. Refer to page 52.
DC4-A: The proposed design incorporates heavier gauge weathering steel which will patina over time resulting in an attractive variable 
texture and pattern. Black anodized storefront window system with clear performance glazing and continuous color matched metal louver 
system above the glazing is proposed between the solid wall surfaces. Additionally, vertical landscaping and signage are proposed for much 
of the solid wall surfaces at the podium level. Refer to pages 44 and 60 - 64.
DC4-1: The proposed facade materials are high-quality and provide for permanence. The primary facade material, weathering steel, will 
change texture and color over time through environmental patina, providing for an attractive natural feel while the balance of proposed 
materials will have high quality factory coated finishes. Of note, the majority of the facade will be fabricated and prepared off-site, arriving 
onsite complete and prepared for installation. Refer to page 60 - 61.

The proposed building design has been further developed to provide for vertical landscaping where reasonable for maintenance and positive 
public interface.
DC2-B: Vertical landscaping has been incorporated at the podium level to reduce blank walls and provide for an attractive composition. The 
feasibility of vertical landscape higher on the facade was investigated but due to challenges with proper maintenance, ground planted vines 
are proposed. Refer to pages 44 and 58 - 64.
DC4-D-1: The plant material selection for the vine elements are intended for limited maintenance (i.e. periodic pruning), quick growth and 
continuity along the identified surfaces. Boston Ivy is also under consideration in addition to the selection denoted in the MUP Set. Refer to 
pages 68 - 71.

The references walls surfaces are detailed with a rigorous composition of fine texture corrugated panels, smooth trim panels, joints and 
reveals to provide for visual interest and variability throughout the day with shadow development due to the sun impact on the facade. 
DC2-B: The collection of and composition of weathering steel materials with differing textures (smooth and corrugated) provides for a 
visually interesting facade. Overtime the selected material will patina, providing another level of color and textural variability across the entire 
surface. Refer to page 60 - 61.
DC2-D: The base condition at the reference location is proposed to include vertical landscaping resulting is a soft human scaled texture 
adjacent to pedestrians. Above the landscaping, the composition of smooth and corrugated panels will patina overtime providing a variable 
color and texture across the facade surface. Refer to page 60 - 61.

PRIORITIES & BOARD RECOMMENDATION RESPONSES
EARLY DESIGN GUIDANCE OF THE EAST DESIGN REVIEW BOARD
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Architectural Concept and Façade Composition

The Board generally supported the conceptual material palette 
indicated on pg. 79. of the EDG packet and recommended the 
incorporation other materials such as wood and brick. (DC4-A 
Building Materials, DC4-1 Exterior Finish Materials)

The Board supported the large windows indicated in the massing 
views and encouraged the study of including balconies of any type 
to support further openness and façade depth. (PL2-B-1 Eyes on 
the Street, DC2-C Secondary Architectural Features)

The Board provided guidance to minimize the presence of venting 
on the façade and integrate it within the overall composition. 
(DC2-B Architectural and Façade Composition)

The Board noted the opportunity for placemaking elements at the 
street and encouraged the integration of art. (CS3-2 Placemaking, 
CS4-4 Historical and Cultural References, DC2-2 Integrating Art)

The intent of the proposed material pallet is maintain limited material types in favor of using the simple natural materials in differing textures 
and forms. The limited material pallet allows for higher material yield and reduction waste. 
DC4-A: All proposed materials are durable, easily maintainable and attractive when viewed up close. The weathering steel has the added 
value of patina over time resulting in a variable color and surface texture. The corrugated weather steel provides for a consistent texture 
while the smooth weathering steel is formed into a variety of consistent trim shapes and also used for smooth surfaces at the podium level. 
Many of the materials are fabricated and composed in offsite facilities and delivered to the job site for final installation resulting in a higher 
quality construction. The Seattle environment will enhance the patina quality of the weather steel which the other coated metal materials are 
fabricated with weather resistant finishes. Refer to pages 51, 53.
DC4-1: The primary material selection, weathering steel, provides for a high visual quality that patina to a rich color and texture over time 
which pairs well with the rich artistic history of Capital Hill. Additionally, the weather steel is a natural, “of the earth” material, different but 
similar to the historic tradition of materials such as brick or terracotta. Refer to pages 51, 53.

The study of balconies has been performed during the development of the Juno system. Unfortunately, since the building code does not 
allow combustible materials on the façade of the building, it has been determined that the weather detailing and fire safing of extending the 
mass timber slabs as balconies is not readily viable. Although we agree that balconies would be a valuable addition, the limitations determined 
by building code and detailing complexities are too great. Refer to pages 68 - 71.
PL2-B-1: Fortunately, larger scaled floor to ceiling windows in each of the dwelling units, as compared to a similar building, allows for lines of 
sight for natural surveillance with or with balconies. Refer to pages 30, 39 - 48.
DC2-C: Visual depth and interest is achieved with the projection trim elements deployed across the glazed facades. The trim elements are 
composed differently on each of the facades further enhancing the visual depth. Refer to pages 35 - 47.

The selection of the HVAC system is ongoing and undergoing design development. We strongly agree that minimizing the presence of venting 
elements on the façade is ideal.
DC2-B: Where required, either due to code of equipment requirements, HVAC FAIs or Exhaust grills or louvers will be integrated into the 
overall facade composition. Refer to page 49.

The owner/developer plan to solicit proposals from local artists to integrate mural artwork or similar onto the large expressive retaining wall on 
the north side of the north courtyard. The actual extent and coordination/integration with lighting, landscape, seating, etc. is to be determined. 
Refer to page 39.

PRIORITIES & BOARD RECOMMENDATION RESPONSES
EARLY DESIGN GUIDANCE OF THE EAST DESIGN REVIEW BOARD
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Crawford Place

PRIORITIES & BOARD RECOMMENDATION RESPONSES
EARLY DESIGN GUIDANCE OF THE EAST DESIGN REVIEW BOARD

The Board noted the current condition of Crawford Place and the importance 
of a high quality treatment and activation of this frontage to be a catalyst for 
positive change. (DC2-B Architectural and Façade Composition, PL2-B-1 Eyes 
on the Street, DC1-A Arrangement of Uses).

The Board supported the location of services uses on the interior of the building. 
(DC1-A Arrangement of Uses).

The Board appreciated that the façade composition and detailing from 
the other facades was continued on the Crawford Place frontage. (DC2-B 
Architectural and Façade Composition)

The proposed design provide for equal design intent as the other facades of the building in contrast to the existing conditions 
where the majority of the adjacent buildings treat the Crawford Place façade as the back of the building and do not provide 
equal detail and/or materials as the front facades, this is true for both older buildings as well as for buildings more recently 
constructed. 
DC2-B: Equal design effort and materiality has been provided to the Crawford Place facade as too the other building elevations. 
Blank walls have been limited where feasible, however, all service entries for vehicle, trash service and SCL pulling Vault were 
requested to be located off of Crawford Place by the applicable Seattle Agencies as part of Early Design Guidance meetings 
which results in larger expanses of blank facade. Landscape is proposed to reduce the visual impact of the unavoidable blank 
facade. Please note, the existing conditions of adjacent buildings along Crawford Place is a mix of open vehicle garage spaces, 
blank walls, and trash container storage. Refer to pages 38, 61, 63 and 68.
PL2-B-1: Exterior lighting with sufficient intensity and low to no glare/light pollution to the adjacent properties is proposed, as 
well as security cameras to enhance safety along Crawford Place. Refer to pages 61 and 73.
DC1-A: The Crawford Place facade includes a variety of uses resulting in a more architectural active facade. Residential units 
are oriented to the north and south, while requires utility entries are positioned towards the middle of the facade. There is a 
Secondary tenant entry located at the middle of the facade, primary for the entry of bicycle storage that is intended to provide 
for activation and encouraging natural surveillance. Refer to pages 38, 61, 63 and 68.

Design development of the proposed building has not substantial altered the initial interior planning.
DC1-A: Doors for services spaces with access direct to the exterior of the building have been designed to either be obscured 
from direct line of sight or will receive finish materials that match the adjacent facade materials to limit the visual impact of the 
required access doors. Refer to pages 31, 36, 55 and 60. The roll-up doors providing access to the Loading Area and the Trash 
Room will be solid without glazing to reduce visibility into the spaces from adjacent buildings and as directed by SCL due to 
adjacent underground electrical equipment. Refer to pages 38, 61 and 63.

The proposed design provides for similar façade composition and detailing along Crawford Place as the other building facades. 
The depth of the trim projections is under further review and may be reduced if deemed necessary.
DC2-B: Glazing similar to units above is provided at the three units that face Crawford Place which reduces the area of blank 
walls. It was agreed during discussions with the city agencies, that all trash and vehicular access was to be provided on Crawford 
Place, therefore a percentage of the facade is composed of larger roll up doors and the SCL Service Entry. The roll-up doors 
will be solid without glazing as directed by SCL due to adjacent underground electrical equipment. Landscaping is proposed to 
soften the appearance for the Crawford Place facade. Refer to pages 38, 61 and 63.
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Crawford Place

PRIORITIES & BOARD RECOMMENDATION RESPONSES
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The Board supported providing “eyes on the street” but noted that the extent of 
glazing indicated on the Bellevue Ave façade may not be appropriate or needed 
on the east façade. The Board requested a privacy study be provided at the 
Recommendation phase illustrating any potential impacts to the neighboring 
structure across Crawford Place to the east. (CS2-D-5 Respect for Adjacent 
Sites, PL2-B-1 Eyes on the Street)

The Board supported the landscaping proposed along the Crawford Place 
façade to soften the appearance and enhance the pedestrian experience. 
(DC4-D Trees, Landscape and Hardscape Materials)

At the Recommendation phase the Board would like to review additional 
drawings and views of the Crawford Place façade to 
understand how it is experienced from all different angles. (DC2-A Massing, 
DC2-B Architectural and Façade Composition)

As requested, a privacy study has been completed, please refer to pages 64 - 66 of the Design Review Packet. 

CS2-D-5: There does not appear to be any substantial privacy issues based upon the privacy study. All of the dwelling units in 
the proposed building include permanent roll down window shading devices for individual tenant privacy.

Landscaping is proposed along Crawford Place, please refer to pages 61, 63, and 68 for additional clarification of the proposed 
landscaping. 
DC4-D: There is limited space available for plantings along Crawford Place however, where space is available plantings are 
planned. There a two trees proposed for the southeast side of the project site to provide an enhanced environment at the south 
facade and to provide visual privacy at the lower units. There is also vertical landscaping proposed for the secondary tenant 
entry located between the service doors, intended to be similar as the plantings and signage proposed along Bellevue Avenue. 
Plant materials were selected to ensure survival and limited maintenance requirements. Of note, this will be the only manicured 
and maintained landscaping along Crawford Place.

Additional views of the Crawford Place façade have been provided in the Design Review packet as requested. As a reminder, 
Crawford Place is experienced as an Alley Way and the surrounding buildings do not preference this street nor provide similar 
design and detailing as compared to Summit Avenue (adjacent properties front yard). The proposed design provides detailing 
on Crawford Place similar with the detailing on Bellevue Avenue. Refer to pages 61, 63 and 68.
Please note that the design of the proposed building is a system based design with numerous offsite fabricated components, 
employed to enhance fabrication quality, decrease construction disruption to the neighborhood and provide for a higher quality 
design and user experience than similar buildings.
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CONCEPT DEVELOPMENT
CONSTRUCTION TYPE CHANGES

TYPE IV-B CONSTRUCTION

• 102 units:
 (89) studios        
 (13) 1-bedrooms

• 83,405 GSF
• Setback storefront along Bellevue 

Avenue
• Residential entry perpendicular to 

Bellevue Avenue
• Inefficient core and bicycle circulation
• Insufficient MER area
• Building height =  86’ - 2”
 

LEVEL 1 LEVEL 1

TYPICAL UNIT FLOOR TYPICAL UNIT FLOOR

TYPE III-A CONSTRUCTION

• 98 units:  
 (58) studios        
 (21) deep 1-bedrooms
 (13) 1-bedrooms
 (5) 2-bedrooms

• 83,984 GSF
• Storefront along Bellevue Avenue 

shifted west due to elimination of deep 
colonnade. 

• Adjustment of Bellevue Avenue massing 
provides better geometric step back 
and the stitches together the urban edge 
between the existing builldings located 
north and south of the site.

• City Market entry shifted south with 
the addition of a dedicated canopy to 
enhance the quality of the sotre entry.

• Large expanse of vertical landscape 
located between the north and west 
retail entries, providing for a soft visual 
experience and also allowing for an 
integrated solution for the building and 
tenant signage.

• Residential entry set at angle to face 
East Olive Way and provide for a larger 
entry off of Bellevue Avenue.

• Extension of North Courtyard below the 
building provides for enhanced entry, 
unobstructed views to the sky and 
increased flexibility of potential uses.

• Larger entry into the north courtyard 
better responds to the existing 
intersection formally and spatially. 

• Bicycle circulation to storage on Level 2 
streamlined

• Unit mix enhanced to provide for more 
varied housing options

• Building height reduced to 83’ - 1 3/4”

RESIDENTIAL ENTRY

COMMERCIAL ENTRY 

EGRESS

WASTE/RECYCLING ACCESS

COMMERCIAL

RESIDENTIAL
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CONCEPT DEVELOPMENT
BELLEVUE AVENUE STREETFRONT

UPDATED DESIGN HIGHLIGHTS

As per the recommendations for the Design Review Board many design changes have 
been implimented into the building design, particularly along Bellevue Avenue and East 
Olive Way.  Below are highlights of some of the design changes, please see further in 
this packet for additional clarification and visualization of the implimented changes.

• 1. North residential entry pulled back at angle to provide more generous public 
space at Bellevue Avenue/East Olive Way right-of-way

• 2. North residential entry pulled back to allow for geneous overhang at residential 
entry, free standing canop eliminated

• 3. SCL entry doors at rear of North Courtyard to be materiality that matches 
adjacent facade material, flat sheet corten steel

• 4. The Transparency Percentage is slighly less than required (51% of 60% provided, 
refer to Departure Matrix, Item 2 on page 75) to allow for an extensive Green Wall as 
previously recommended by the Design Review Board.   Generally where glazing is 
not continuous along Bellevue Avenue, Green Wall is being proposed to soften the 
areas of non-glazed walls and provide for a formal/material seperation between the 
primary ground floor uses.

• 5. Tenant Entry increased in scale and a Canopy has been added overhead
• 6. Louvers added to facade to coordinate with mechanical requirements and 

provide for distinct datum above windows.  B.O. Louver approximately 11’-0” 
above adjacent grade.  The project team is continuing to develop the technical 
requirements with the Mechanical Engineer to further increase the height of glazing 
and reduce the height of louvers.

PARTIAL BELLEVUE AVENUE ELEVATION
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PROJECT RENDERING
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1ST FLOOR AREA PLAN (@220’-3 1/2”)
GFA = 9,612 SF

2ND FLOOR AREA PLAN (@ 236’-5 1/2”)
GFA = 9,009 SF

PLANS

**RESIDENTIAL LOBBY / RETAIL - It is intended 
that these spaces function as a single continuous 
public/private usable space



RESI LOBBY**
+220’-3 1/2”

ART MURAL AREA

RETAIL**
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1ST FLOOR AREA PLAN (@220’-3 1/2”)
GFA = 9,612 SF

PLANS

**RESIDENTIAL LOBBY / RETAIL - It is intended that these spaces function as a single continuous public/private usable space.  
Area seperation is provided to show general space use priorities.
Multiple doors are provided at the exterior so that interior space can be opening to the adjacent North Courtyard during temperate 
months.  It is intended that any of the available doors may be used to access either of the commingeled uses.  The design team is 
researching the option to provide differ the door types, however further research is required to determine the technical/cost viability.
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3RD FLOOR AREA PLAN (@ 246’-11”) 
GFA = 10,883 SF

4TH-8TH (TYPICAL UNIT) FLOOR AREA PLAN (@ 256’-5” TO 294’-3”)
GFA = 10,896 SF

PLANS
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ROOF AREA PLAN (@ 303’-8 1/2”) 

PLANS
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REFER TO PAGE 48 FOR 
FULL MATERIAL PALETTE.
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ELEVATIONS
NORTH
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REFER TO PAGE 48 FOR 
FULL MATERIAL PALETTE.
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ELEVATIONS
WEST
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REFER TO PAGE 48 FOR 
FULL MATERIAL PALETTE.
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ELEVATIONS
SOUTH
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REFER TO PAGE 48 FOR 
FULL MATERIAL PALETTE.
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ELEVATIONS
EAST



N

N

PR
O

PE
R

T
Y

 L
IN

E

39 JUNO
DESIGN RECOMMENDATION | SDCI #3037200-LU | FEBRUARY 23, 2022

ELEVATIONS
NORTH RETAINING WALL ART

Owner plans to solicite proposals from local artists to integrate into the north courtyard for potential 
large mural location.  Actual extent and integration of lighting, seating, landscape, etc.  to be 
determined. Juno hopes to engage and collaborate with local artists to best depict and celebrate the 
rich history and culture of the LGBTQIA+ and greater community of Capitol HIll.

Investigation and Design Development of existing site retaining wall is ongoing.  The project team 
is still in process of determining the specific existing conditions to confirm the final wall design and 
location/extent of the mural art.  The elevation above represents current intent, further design 
development will be submitted under seperate cover for final coordination and approval by SDCI.

The walls areas beyond the proposed Art Mural area are under design development with the 
Landscape Design Team.  It is anticipated that wall climbing vines will be located adjacent to the Art 
Mural area however further investigation of the planting materials that will grow properly given the 
location is necessary.

Proposed Art Mural Area
Approx. 260 SF
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A Identity Sign / Reverse Channel Letters
Scale:  1” = 1’-0”

Fabricate and install one (1) set of internally illuminated reverse channel letters 

built to UL specs;

• .063” Aluminum sidewalls / .090“ Aluminum faces;

• Letters finished in Matthews Brushed Aluminum polyurethane; Option of .040” 

aluminum laminate w/ polished chrome finish;

• White acrylic backs for halo-illumination;

• GE™ White L.E.D. illumination;

• Letters pin-mount with a 1“ standoff from wall;

• Remote internal power supply and service switch;

• Letters attach to wall with non-corrosive hardware tbd;

• Electrical requirement: 120v to be supplied at sign location by others;
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ELEVATIONS
SIGNAGE & VERTICAL PLANTING

WEST ELEVATION (BELLEVUE AVE) - SIGNAGE & VERTICAL PLANTING

EAST ELEVATION (CRAWFORD PL) - SIGNAGE

JUNO SIGNAGE

BRITISH IVY ON MOUNTED VERTICAL 
PLANTING SYSTEM

CITY MARKET SIGNAGE

The building number location is yet to be confirmed.  However it is noted that there is no intent to provide for any 
super graphics rather it is anticipated numbering will be located at adjacent to or on the entry doors



N

N

10’-4 1/8”

13
’-1

1 3
/8

”

4’-5”

PR
O

PE
R

T
Y

 L
IN

E

PR
O

PE
R

T
Y

 L
IN

E

BELLEVUE 
AVE

CRAWFORD 
PLACE

1723 
SUMMIT 

AVE

41 JUNO
DESIGN RECOMMENDATION | SDCI #3037200-LU | FEBRUARY 23, 2022

SECTIONS
EAST-WEST THRU LOBBY
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SECTIONS
EAST-WEST THRU CORE
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SECTIONS
NORTH-SOUTH THRU CORE
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SECTIONS
NORTH-SOUTH
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SECTIONS
WEST - BELLEVUE AVE
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SECTIONS
EAST - CRAWFORD PL

3’-2 5/8” 3’-11 5/8”17’-5 1/2” 17’-2 1/4”
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SECTIONS
NORTH
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SECTIONS
SOUTH
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SECTIONS
TRIM DETAILS

The weather steel trim projections provide for depth at the 
facades above the podium levels.  The depth of the projection 
is 15” from face of projection to face of metal facade panels and 
slightly greater than 19 1/2” face of projection to face of glazing.  
There is also reveals between each of the projection elements 
that measure 6” deep at the typical projections and 7 1/2” depth 
between the typical projections and the projection trim at the outer 
perimeter of the overall facade.

The design and detaiing of the projection trim and associated 
curtain wall system is proprietary to the Juno system therefore the 
diagram to the right are provided in lieu of technical detailing to 
provide the East Design Board further graphic reference.

HPAC INTAKE

ERV EXHAUST/SUPPLY

HPAC EXHAUST



N

"4/1 6 - '1
"2/1 5 - '9

"2/1 5 - '9
"2/1 5 - '9

"2/1 5 - '9
"0 - '3

Ty
pe

 4

Ty
pe

 3

Diagram 
Section A

Diagram 
Section B

Diagram 
Section C

Diagram 
Section A

Diagram 
Section B

ACB

18' Exterior Panel

27' Exterior Panel

Ty
pe

 4

Ty
pe

 3 18' Exterior Panel

27' Exterior Panel

18' - 0" 9' - 0"

01 V02 V

8' - 11 1/2" 8' - 11 1/2" 8' - 11 1/2" 1 1
/8"

3/4
"

6 1/8"

4 7/8"
3"

6"

2' 
- 8

 3/
4"

1’-
9 7

/8”

1’-
5 1

/4”

1’-9 7/8”

N

"4/1 6 - '1
"2/1 5 - '9

"2/1 5 - '9
"2/1 5 - '9

"2/1 5 - '9
"0 - '3

Ty
pe

 4

Ty
pe

 3

Diagram 
Section A

Diagram 
Section B

Diagram 
Section C

Diagram 
Section A

Diagram 
Section B

ACB

18' Exterior Panel

27' Exterior Panel

Ty
pe

 4

Ty
pe

 3 18' Exterior Panel

27' Exterior Panel

18' - 0" 9' - 0"

01 V02 V

8' - 11 1/2" 8' - 11 1/2" 8' - 11 1/2" 1 1
/8"

3/4
"

6 1/8"

4 7/8"
3"

6"

2' 
- 8

 3/
4"

1’-
9 7

/8”

1’-
5 1

/4”

1’-9 7/8”

1

2

3

7

4

5

6

CORTEN STEEL

CORRUGATED 
CORTEN STEEL

PAINTED FIBER 
GLASS

GREENSCREEN 
VERTICAL SYSTEM

COLORED 
CONCRETE

METAL PANEL

GLASS

1

5

1

1

6

6

3

3

5

2

536

50JUNO

REFER TO PAGE 48 FOR 
FULL MATERIAL PALETTE.

DESIGN RECOMMENDATION | SDCI #3037200-LU | FEBRUARY 23, 2022

SECTIONS
TRIM DETAILS
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CONCEPT DEVELOPMENT
MATERIALITY

The upper residential floors of the project will utilize the Juno exterior 
system, which is composed of a palette of pre-fabricated, smooth and 
corrugated, weathered steel wall panels, matte gray sheet metal panels 
with black figerglass framed windows, and flat weathered steel and dark 
gray sheet metal trim components. The mass timber column and floor slab 
structure is allowed to express itself on the interior and is reflected in the 
wood accents where feasible in the exterior site details.

Below the componentized system is a podium that is designed specifically 
to the site. With a prominent commercial presence as priority at the ground 
level, dark bronze coating will be used for the aluminum storefront frame 
material to create large glass storefront spaces in either weathered steel or 
colored concrete depending on the facade orientation and related facade 
design.  Additionally, metal trimmmed, plaster soffits are provided where 
there are larger building overhanges at the podium level.  

In addition to the above noted materials, vertical landscaping is proposed 
for large areas of the podoum level facade.  Signage will also be integrated 
at these location resulting in limited conditions of blank facades at the 
pedestrian experience of the building

MOUNTED VERTICAL 
PLANTING SYSTEM - 

COLORED CONCRETE - 
EXPOSED COLUMNS AND 
STRUCTURAL WALLS AT 
RESIDENTIAL ENTRY

PAINTED FIBER GLASS - 
BLACK, WINDOW MULLIONS FOR 
PODIUM STOREFRONT AND RESI 
UNITS

CORTEN STEEL 
(UNWEATHERED) - BLACK, 
WINDOW MULLIONS FOR PODIUM 
STOREFRONT AND RESI UNITS

CORTEN STEEL (WEATHERED) 
- BLACK, WINDOW MULLIONS 
FOR PODIUM STOREFRONT AND 
RESI UNITS

METAL PANEL - TIGER SUPER 
DURABLE 061/69001; DARK 
BRONZE ANODIZED EFFECT

GLASS - PODIUM STOREFRONT 
SYSTEM, CORRIDOR GLAZING, 
AND  RESIDENTIAL UNITS

CORRUGATED WEATHERED STEEL - AGEING 

CORRUGATED WEATHERED STEEL - EXAMPLES OF RANGE OF 
COLOR AND TEXTURE THROUGH AGEING PROCESS 



3* VARYING HORIZONTAL ELEMENTS
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FACADE SYSTEM
JUNO

BOTTOM ZONE - CONSISTANT COMPOSITION REPONSIZE 
TO GRID AVOVE WITH SMALLER OR LARGER OPENINGS TO 
EXPRESS A COMPOSITIONAL HEAVINESS

TOP ZONE - CONSISTANT COMPOSITION WITH LARGER 
OPENINGS TO EXPRESS A COMPOSITIONAL LITENESS

MIDDLE ZONE - COMPOSITION WITH VARIED SCALE AND 
PROPORTION.  LAYOUT CAN BE RESPONSIZE TO SITE 
CONDITIONS, FOCUS ON FACADE PROPORTION OR OTHER 
VARIABLE PATTERN WHICH IS SELECTED WHEN THE LAYOUT 
LOOKS AND FEELS CORRECT ARCHITECTURALLY



A606-4 20 GA. WEATHERING STEEL
  - 7/8” CORRUGATED SHEETS
  - RIB DISTANCE 2.67”  |  RIB HEIGHT: 7/8”
  - FULL HEIGHT, EXPOSED FASTENERS

WEATHERED 1 WEEK

WEATHERED 2 WEEKS

A606-4 18 GA. WEATHERING STEEL
  - FLAT SHEETS  |  BREAK BENT TO PROFILE
  - FULL HEIGHT, EXPOSED FASTENERS

EXPRESSED HORIZONTAL JOINT AT 
FLOOR LEVEL
EXPRESSED VERTICAL JOINT AT TEXTURAL 
CHANGE

A606-4 18 GA. WEATHERING STEEL
  - PARAPET CAP
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CONCEPT DEVELOPMENT
SOLID WALL MATERIALITY & TEXTURE
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City Market Requirements:
• Minimal entries for security
• Efficient store space
• 4,900 SF
• No outdoor tables/seating - City Market owner will not 

maintain it and claims it encourages vagrancy

• Grocery placed at Bellevue Avenue to take advantage 
of major street front glazing - preferred by City Market 
owner (in support of CS2 Urban Pattern & Form, PL3 
Street-Level Interaction, and DC2-B Architectural 
Facade)

• Continguous, efficient grocery area 
• SCL vault location at northeast corner pulls utility 

entrance away from street and shortens path of utilities 
to Crawford Place vault

• Shared residential lobby/retail area tilted to expand 
public ROW circulation space (CS2 Urban Pattern & 
Form, PL3 Street-Level Interaction)

• Steep slope at southwest corner left empty to avoid 
major excavation

• Direct residential access to core

Proposed:
• 38% solid wall at Bellevue Avenue
• Grocery = 4,900 SF

FIRST FLOOR PROGRAM STUDIES - PROPOSED/PREFERRED
CONCEPT DESIGN DEVELOPMENT

COMMERCIAL

RESIDENTIAL

OUTLINE OF BUILDING ABOVE

VERTICAL CIRCULATION

MER/STORAGE/WASTE
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• Grocery back of house pushed to east - requires extensive excavation 
into steep slope

• Irregular, inefficient grocery area
• Lobby at Bellevue Avenue facade - less glazing along longest ground 

level facade SCL vault moved to southwest corner - inefficient routing 
of utilities to vault on Crawford Place

• SCL vault location places long span of solid wall along Bellevue 
Avenue street front.

• Circuitous, indirect entry to City Market at north (in conflict with 
PL3-C-2 Visibility)

• Grocery back of house pushed to west to avoid steep slope 
excavation - increase in solid wall along Bellevue Ave and insufficient 
City Market space (in conflict with CS2 Urban Pattern & Form, PL3 
Street-Level Interaction, and DC2-B Architectural Facade)

• SCL vault moved to southwest corner - inefficient routing of utilities to 
vault on Crawford Place

• SCL vault location places long span of solid wall along Bellevue 
Avenue street front.

• Potential multiple entries to City Market- undesirable to City Market 
owner

• Grocery back of house pushed to north east
• Lobby at Bellevue Avenue facade - less glazing along longest ground 

level facade (in conflict with CS2 Urban Pattern & Form, PL3 Street-
Level Interaction, and DC2-B Architectural Facade)

• SCL vault moved to southwest corner - inefficient routing of utilities to 
vault on Crawford Place

• SCL vault location places long span of solid wall along Bellevue 
Avenue street front.

• Circuitous, indirect entry to City Market at north (in conflict with 
PL3-C-2 Visibility) 

• Inefficient residential circulation to utility elevator

Option A:
• 60% solid wall at Bellevue Avenue
• Grocery = 4,900 SF

Option B:
• 57% solid wall at Bellevue Avenue
• Grocery = 4,900 SF

Option C:
• 79% solid wall at Bellevue Avenue
• Grocery = 4,500 SF

Note:  Core remains at center for structural, material, and area efficiency.

Required grocery area = 4,860 SF
Proposed design scheme = 38% solid wall at Bellevue Avenue

FIRST FLOOR PROGRAM STUDIES 
CONCEPT DESIGN DEVELOPMENT

COMMERCIAL

RESIDENTIAL

OUTLINE OF BUILDING ABOVE

VERTICAL CIRCULATION

MER/STORAGE/WASTE
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• Grocery back of house pushed to east - requires extensive excavation 
into steep slope

• Lobby at Bellevue Avenue facade - less glazing along longest ground 
level facade (in conflict with CS2 Urban Pattern & Form, PL3 Street-
Level Interaction, and DC2-B Architectural Facade)

• SCL vault location recesses entry but combines with grocery traffic
• Circuitous, indirect entry to City Market at north (in conflict with 

PL3-C-2 Visibility)

• Grocery back of house pushed to west - creates large solid wall at 
Bellevue Avenue primary corner (in conflict with CS2 Urban Pattern & 
Form, PL3 Street-Level Interaction, and DC2-B Architectural Facade)

• Inefficient residential circulation
• SCL vault location recesses entry but combines with grocery traffic
• Circuitous, indirect entry to City Market at north (in conflict with 

PL3-C-2 Visibility)
• Non-continuous Bellevue Avenue store front

• Grocery back of house pushed to center of plan - inefficient program 
space

• Lobby at Bellevue Avenue facade - less glazing along longest ground 
level facade (in conflict with CS2 Urban Pattern & Form, PL3 Street-
Level Interaction, and DC2-B Architectural Facade)

• SCL vault location recesses entry but combines with grocery traffic
• Circuitous, indirect entry to City Market at north (in conflict with 

PL3-C-2 Visibility)
• Location of egress breaks glazing at Bellevue Avenue

Option A:
• 45% solid wall at Bellevue Avenue
• Grocery = 4,900 SF

Option B:
• 46% solid wall at Bellevue Avenue
• Grocery = 4,100 SF

Option C:
• 64% solid wall at Bellevue Avenue
• Grocery = 4,620 SF

Note:  Core remains at center for structural, material, and area efficiency.

Required grocery area = 4,860 SF
Proposed design scheme = 38% solid wall at Bellevue Avenue

FIRST FLOOR PROGRAM STUDIES 
CONCEPT DESIGN DEVELOPMENT
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CONCEPT DEVELOPMENT
BICYCLE CIRCULATION
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CONCEPT DEVELOPMENT
ENTRIES
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CONCEPT DEVELOPMENT
ENTRIES - RESIDENTIAL COURTYARD



N

N

1 VIEW OF SECONDARY RESI ENTRY FROM SOUTH 2 VIEW OF SECONDARY RESI ENTRY FROM NORTH

1

2

61 JUNO
DESIGN RECOMMENDATION | SDCI #3037200-LU | FEBRUARY 23, 2022

CONCEPT DEVELOPMENT
ENTRIES - CRAWFORD PLACE
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CONCEPT DEVELOPMENT
EXISTING CONDITIONS - CRAWFORD PLACE
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CONCEPT DEVELOPMENT
CRAWFORD PLACE
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OUTLINE OF BUILDING ACROSS CRAWFORD PLACE

GLAZING ACROSS CRAWFORD PLACE

PROPOSED PROJECT GLAZING

RAILING ACROSS CRAWFORD PLACE

EAST ELEVATION - WINDOW OVERLAP

PLAN DETAIL AT CRAWFORD PLACE

CONCEPT DEVELOPMENT
PRIVACY STUDY - EAST
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OUTLINE OF BUILDING ACROSS CRAWFORD PLACE

GLAZING ACROSS CRAWFORD PLACE

PROPOSED PROJECT GLAZING

RAILING ACROSS CRAWFORD PLACE

NORTH ELEVATION - WINDOW OVERLAP

PLAN DETAIL AT SOUTH PROPERTY 

CONCEPT DEVELOPMENT
PRIVACY STUDY - NORTH
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CONCEPT DEVELOPMENT
PRIVACY STUDY - SOUTH

OUTLINE OF BUILDING ACROSS CRAWFORD PLACE

GLAZING ACROSS CRAWFORD PLACE

PROPOSED PROJECT GLAZING

RAILING ACROSS CRAWFORD PLACE

EAST ELEVATION - WINDOW OVERLAP

PLAN DETAIL AT SOUTH PROPERTY 
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LANDSCAPE
LEVEL 1 & LEVEL 2.1 COMPOSITE PLAN (BELLEVUE AVE & CRAWFORD PL)

SITE ELEMENTS
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LANDSCAPE
ROOF PLAN

SITE ELEMENTS



2'-0" MIN

1' - 6"

DRIVE STAKES 6" TO 1'-0" INTO
UNDISTURBED SOIL BELOW
ROOTBALL

TREE PIT DEPTH = ROOTBALL DEPTH
(MEASURE BEFORE DIGGING TO
AVOID OVEREXCAVATION)

DRIVE STAKE AT ROOTBALL EDGE (TYP)

MIN WIDTH OF TREE PIT = 2X ROOTBALL DIAMETER
MULCH AREA TO BE CLEAR OF GRASS, WEEDS,
ETC. TO REDUCE COMPETITION W/ TREE ROOTS

UNDISTURBED SUBGRADE (PROVIDES FIRM
BASE SO THAT ROOTBALL WILL NOT SINK)

NATIVE BACKFILL SOIL AMENDMENT W/ 25% (@1/3 CU YD) 
DECOMPOSED ORGANIC MULCH AMENDMENT FOR ENTIRE TREE 
PIT AREA X ROOTBALL DEPTH

REMOVE ALL WIRE & STRINGS, AND NON-
BURLAP MATERIAL; REMOVE BURLAP
FROM TOP 2/3 OF ROOTBALL MINIMUM

ROUGHEN SIDES OF PLANTING HOLE
MAXIMIZE EXCAVATED AREA WITHOUT
UNDERMINING ADJACENT PAVING/CURB

2"-3" MULCH DEPTH (TAPERED AT TRUNK)

"CHAINLOCK" OR EQUAL TREE TIE MATERIAL
(1" WIDTH) NAIL OR STAPLE TREE TIE
MATERIAL TO STAKE TO HOLD VERTICALLY.
LOOP EACH TIE AROUND HALF TREE
LOOSELY TO PROVIDE 1" SLACK FOR
TRUNK GROWTH

STAKE TREE W/ (2) TREATED 2" DIA. LODGEPOLE
PINE DOWELED TREE STAKES (8'-0" LENGTH)
LOOP EACH TIE AROUND HALF TREE LOOSELY
TO PROVIDE 1" SLACK FOR TRUNK GROWTH

SET TOP OF ROOT CROWN 2" ABOVE
ADJACENT GRADE

CL

B & B OR CONTAINERIZED SHRUB

SET ALL PLANTS AT NURSERY LEVEL

FINISH WITH MIN 3" DEPTH MULCH

SHRUB PLANTING PIT PREPARATION = 
ROOTBALL DEPTH & WIDTH PLUS 1' - 0" 
ADDITIONAL ALL SIDES

REMOVE CONTAINER OR REMOVE BURLAP FROM 
TOP 2/3 OF ROOTBALL. REMOVE ALL WIRE AND 
STRING

NATIVE BACKFILL SOIL AMENDED PER SPECS

UNDISTURBED SUBGRADE (PROVIDES FIRM BASE SO 
ROOTBALL WILL NOT SINK DUE TO SETTLING)

FINISH GRADE

TYPICAL GROUND COVER  
PLANTED AT NURSERY LEVEL

MIN. 2" MULCH

FINISH GRADE

REMOVE ALL BURLAP, WIRE, 
STRING, AND CONTAINERS. 
SPREAD ROOTS

PLANTING SOIL

SCARIFIED SUBGRADE

SEE LANDSCAPE DRAWINGS
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PLANT SCHEDULE

TAG QTY. BOTANICAL NAME COMMON NAME CAL. MIN. HT CONT. REMARKS

LTEC 6 LIRIODENDRON TULIPFERA 'JFS-OZ EMERALD CITY TULIP TREE 2 1/2" 6' - 0" B&B
SPJS 6 STEWARTIA PSUEDOCAMILLIA JAPANESE STEWARTIA 1 1/2" 6' - 0" B&B

TAG QTY. BOTANICAL NAME COMMON NAME CONT. MIN. HT REMARKS

AJRA 24 AUCUBA JAPONICA 'ROZANNIE' ROZANNE JAPANESE AUCUBA 3 GAL 3' - 0"
BDCB 29 BERBERIS CANDIDULA DWARF DARWIN BARBERRY 3 GAL 3' - 0"
PWWC 127 ECHINACEA PURPUREA 'PAS702918' POWWOW WHITE CONEFLOWER 2 GAL 3' - 0"
ECCE 11 ESCALLONIA 'COMPAKTA' COMPACT ESCALLONIA 3 GAL 3' - 0"
EMMS 53 EUPHORBIA X MARTINII MARTIN'S SPURGE 3 GAL 3' - 0"
MESC 8 MAHONIA EURYBRACTEATA 'SOFT CARESS' PP20183 SOFT CARES MAHONIA 3 GAL 3' - 0"
PRFG 28 PENNISETUM SETACEUM 'RUBRUM' PRUPLE FOUNTAIN GRASS 3 GAL 3' - 0"
SJAS 37 SEDUM 'JOSE AUBERGINE' JOSE AUBERGINE SEDUM 2 GAL 3' - 0"

QTY TAG BOTANICAL NAME COMMON NAME SIZE OC SPACING REMARKS

11 SAMG ARCTOSTAPHYLOS UVA-URSI KINNIKINNICK 1 GAL 18"
32 ACWG ASARUM CAUDATUM WILD GINGER 1 GAL 18"
63 JESR JUNCUS EFFUSUS SOFT RUSH 1 GAL 18"
217 SAMG SESLERIA AUTUMNALIS AUTUMN MOOR GRASS 1 GAL 18"

QTY TAG BOTANICAL NAME COMMON NAME REMARKS

120 ASDA ALLIUM SPHAEROCEPHALON DRUMSTICK ALLIUM

TAG AREA BOTANICAL NAME COMMON NAME REMARKS

4SED 777 SF SEDUM MAT SEDUM MAT PLANTING AREAS

TREES

SHRUBS

GROUNDCOVER

BULBS

SEDUM MAT

PER DR 11-2020, ALL PLANTINGS AND LANDSCAPE ELEMENTS, INCLUDING IRRIGATION AS NOTED, 
REQUIRED AS PART OF A LAND USE PERMIT OR BUILDING PERMIT MUST BE MAINTAINED FOR THE LIFE 
OF THE PROJECT, PER THE LANDSCAPE MAINTENANCE PLAN.

RREEVVIISSIIOONN DDAATTEE DDEESSCCRRIIPPTTIIOONN

55 22002200..0011..0011 PPllaacceehhoollddeerr

1/2" = 1'-0"
Deciduous Tree Planting1

1" = 1'-0"
Shrub Planting2

3/4" = 1'-0"
Groundcover Planting3

PROPOSED STREET TREES ARE UNDER PERMITS: SUSIP00000243, SDOTTREE00020245

2'-0" MIN

1' - 6"

DRIVE STAKES 6" TO 1'-0" INTO
UNDISTURBED SOIL BELOW
ROOTBALL

TREE PIT DEPTH = ROOTBALL DEPTH
(MEASURE BEFORE DIGGING TO
AVOID OVEREXCAVATION)

DRIVE STAKE AT ROOTBALL EDGE (TYP)

MIN WIDTH OF TREE PIT = 2X ROOTBALL DIAMETER
MULCH AREA TO BE CLEAR OF GRASS, WEEDS,
ETC. TO REDUCE COMPETITION W/ TREE ROOTS

UNDISTURBED SUBGRADE (PROVIDES FIRM
BASE SO THAT ROOTBALL WILL NOT SINK)

NATIVE BACKFILL SOIL AMENDMENT W/ 25% (@1/3 CU YD) 
DECOMPOSED ORGANIC MULCH AMENDMENT FOR ENTIRE TREE 
PIT AREA X ROOTBALL DEPTH

REMOVE ALL WIRE & STRINGS, AND NON-
BURLAP MATERIAL; REMOVE BURLAP
FROM TOP 2/3 OF ROOTBALL MINIMUM

ROUGHEN SIDES OF PLANTING HOLE
MAXIMIZE EXCAVATED AREA WITHOUT
UNDERMINING ADJACENT PAVING/CURB

2"-3" MULCH DEPTH (TAPERED AT TRUNK)

"CHAINLOCK" OR EQUAL TREE TIE MATERIAL
(1" WIDTH) NAIL OR STAPLE TREE TIE
MATERIAL TO STAKE TO HOLD VERTICALLY.
LOOP EACH TIE AROUND HALF TREE
LOOSELY TO PROVIDE 1" SLACK FOR
TRUNK GROWTH

STAKE TREE W/ (2) TREATED 2" DIA. LODGEPOLE
PINE DOWELED TREE STAKES (8'-0" LENGTH)
LOOP EACH TIE AROUND HALF TREE LOOSELY
TO PROVIDE 1" SLACK FOR TRUNK GROWTH

SET TOP OF ROOT CROWN 2" ABOVE
ADJACENT GRADE

CL

B & B OR CONTAINERIZED SHRUB

SET ALL PLANTS AT NURSERY LEVEL

FINISH WITH MIN 3" DEPTH MULCH

SHRUB PLANTING PIT PREPARATION = 
ROOTBALL DEPTH & WIDTH PLUS 1' - 0" 
ADDITIONAL ALL SIDES

REMOVE CONTAINER OR REMOVE BURLAP FROM 
TOP 2/3 OF ROOTBALL. REMOVE ALL WIRE AND 
STRING

NATIVE BACKFILL SOIL AMENDED PER SPECS

UNDISTURBED SUBGRADE (PROVIDES FIRM BASE SO 
ROOTBALL WILL NOT SINK DUE TO SETTLING)

FINISH GRADE

TYPICAL GROUND COVER  
PLANTED AT NURSERY LEVEL

MIN. 2" MULCH

FINISH GRADE

REMOVE ALL BURLAP, WIRE, 
STRING, AND CONTAINERS. 
SPREAD ROOTS

PLANTING SOIL

SCARIFIED SUBGRADE

SEE LANDSCAPE DRAWINGS
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PLANT SCHEDULE

TAG QTY. BOTANICAL NAME COMMON NAME CAL. MIN. HT CONT. REMARKS

LTEC 6 LIRIODENDRON TULIPFERA 'JFS-OZ EMERALD CITY TULIP TREE 2 1/2" 6' - 0" B&B
SPJS 6 STEWARTIA PSUEDOCAMILLIA JAPANESE STEWARTIA 1 1/2" 6' - 0" B&B

TAG QTY. BOTANICAL NAME COMMON NAME CONT. MIN. HT REMARKS

AJRA 24 AUCUBA JAPONICA 'ROZANNIE' ROZANNE JAPANESE AUCUBA 3 GAL 3' - 0"
BDCB 29 BERBERIS CANDIDULA DWARF DARWIN BARBERRY 3 GAL 3' - 0"
PWWC 127 ECHINACEA PURPUREA 'PAS702918' POWWOW WHITE CONEFLOWER 2 GAL 3' - 0"
ECCE 11 ESCALLONIA 'COMPAKTA' COMPACT ESCALLONIA 3 GAL 3' - 0"
EMMS 53 EUPHORBIA X MARTINII MARTIN'S SPURGE 3 GAL 3' - 0"
MESC 8 MAHONIA EURYBRACTEATA 'SOFT CARESS' PP20183 SOFT CARES MAHONIA 3 GAL 3' - 0"
PRFG 28 PENNISETUM SETACEUM 'RUBRUM' PRUPLE FOUNTAIN GRASS 3 GAL 3' - 0"
SJAS 37 SEDUM 'JOSE AUBERGINE' JOSE AUBERGINE SEDUM 2 GAL 3' - 0"

QTY TAG BOTANICAL NAME COMMON NAME SIZE OC SPACING REMARKS

11 SAMG ARCTOSTAPHYLOS UVA-URSI KINNIKINNICK 1 GAL 18"
32 ACWG ASARUM CAUDATUM WILD GINGER 1 GAL 18"
63 JESR JUNCUS EFFUSUS SOFT RUSH 1 GAL 18"
217 SAMG SESLERIA AUTUMNALIS AUTUMN MOOR GRASS 1 GAL 18"

QTY TAG BOTANICAL NAME COMMON NAME REMARKS

120 ASDA ALLIUM SPHAEROCEPHALON DRUMSTICK ALLIUM

TAG AREA BOTANICAL NAME COMMON NAME REMARKS

4SED 777 SF SEDUM MAT SEDUM MAT PLANTING AREAS

TREES

SHRUBS

GROUNDCOVER

BULBS

SEDUM MAT

PER DR 11-2020, ALL PLANTINGS AND LANDSCAPE ELEMENTS, INCLUDING IRRIGATION AS NOTED, 
REQUIRED AS PART OF A LAND USE PERMIT OR BUILDING PERMIT MUST BE MAINTAINED FOR THE LIFE 
OF THE PROJECT, PER THE LANDSCAPE MAINTENANCE PLAN.
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55 22002200..0011..0011 PPllaacceehhoollddeerr

1/2" = 1'-0"
Deciduous Tree Planting1

1" = 1'-0"
Shrub Planting2

3/4" = 1'-0"
Groundcover Planting3

PROPOSED STREET TREES ARE UNDER PERMITS: SUSIP00000243, SDOTTREE00020245

2'-0" MIN

1' - 6"

DRIVE STAKES 6" TO 1'-0" INTO
UNDISTURBED SOIL BELOW
ROOTBALL

TREE PIT DEPTH = ROOTBALL DEPTH
(MEASURE BEFORE DIGGING TO
AVOID OVEREXCAVATION)

DRIVE STAKE AT ROOTBALL EDGE (TYP)

MIN WIDTH OF TREE PIT = 2X ROOTBALL DIAMETER
MULCH AREA TO BE CLEAR OF GRASS, WEEDS,
ETC. TO REDUCE COMPETITION W/ TREE ROOTS

UNDISTURBED SUBGRADE (PROVIDES FIRM
BASE SO THAT ROOTBALL WILL NOT SINK)

NATIVE BACKFILL SOIL AMENDMENT W/ 25% (@1/3 CU YD) 
DECOMPOSED ORGANIC MULCH AMENDMENT FOR ENTIRE TREE 
PIT AREA X ROOTBALL DEPTH

REMOVE ALL WIRE & STRINGS, AND NON-
BURLAP MATERIAL; REMOVE BURLAP
FROM TOP 2/3 OF ROOTBALL MINIMUM

ROUGHEN SIDES OF PLANTING HOLE
MAXIMIZE EXCAVATED AREA WITHOUT
UNDERMINING ADJACENT PAVING/CURB

2"-3" MULCH DEPTH (TAPERED AT TRUNK)

"CHAINLOCK" OR EQUAL TREE TIE MATERIAL
(1" WIDTH) NAIL OR STAPLE TREE TIE
MATERIAL TO STAKE TO HOLD VERTICALLY.
LOOP EACH TIE AROUND HALF TREE
LOOSELY TO PROVIDE 1" SLACK FOR
TRUNK GROWTH

STAKE TREE W/ (2) TREATED 2" DIA. LODGEPOLE
PINE DOWELED TREE STAKES (8'-0" LENGTH)
LOOP EACH TIE AROUND HALF TREE LOOSELY
TO PROVIDE 1" SLACK FOR TRUNK GROWTH

SET TOP OF ROOT CROWN 2" ABOVE
ADJACENT GRADE

CL

B & B OR CONTAINERIZED SHRUB

SET ALL PLANTS AT NURSERY LEVEL

FINISH WITH MIN 3" DEPTH MULCH

SHRUB PLANTING PIT PREPARATION = 
ROOTBALL DEPTH & WIDTH PLUS 1' - 0" 
ADDITIONAL ALL SIDES

REMOVE CONTAINER OR REMOVE BURLAP FROM 
TOP 2/3 OF ROOTBALL. REMOVE ALL WIRE AND 
STRING

NATIVE BACKFILL SOIL AMENDED PER SPECS

UNDISTURBED SUBGRADE (PROVIDES FIRM BASE SO 
ROOTBALL WILL NOT SINK DUE TO SETTLING)

FINISH GRADE

TYPICAL GROUND COVER  
PLANTED AT NURSERY LEVEL

MIN. 2" MULCH

FINISH GRADE

REMOVE ALL BURLAP, WIRE, 
STRING, AND CONTAINERS. 
SPREAD ROOTS

PLANTING SOIL

SCARIFIED SUBGRADE

SEE LANDSCAPE DRAWINGS
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QTY TAG BOTANICAL NAME COMMON NAME REMARKS

120 ASDA ALLIUM SPHAEROCEPHALON DRUMSTICK ALLIUM

TAG AREA BOTANICAL NAME COMMON NAME REMARKS

4SED 777 SF SEDUM MAT SEDUM MAT PLANTING AREAS

TREES

SHRUBS

GROUNDCOVER

BULBS

SEDUM MAT

PER DR 11-2020, ALL PLANTINGS AND LANDSCAPE ELEMENTS, INCLUDING IRRIGATION AS NOTED, 
REQUIRED AS PART OF A LAND USE PERMIT OR BUILDING PERMIT MUST BE MAINTAINED FOR THE LIFE 
OF THE PROJECT, PER THE LANDSCAPE MAINTENANCE PLAN.
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1/2" = 1'-0"
Deciduous Tree Planting1

1" = 1'-0"
Shrub Planting2

3/4" = 1'-0"
Groundcover Planting3

PROPOSED STREET TREES ARE UNDER PERMITS: SUSIP00000243, SDOTTREE00020245

2'-0" MIN

1' - 6"

DRIVE STAKES 6" TO 1'-0" INTO
UNDISTURBED SOIL BELOW
ROOTBALL

TREE PIT DEPTH = ROOTBALL DEPTH
(MEASURE BEFORE DIGGING TO
AVOID OVEREXCAVATION)

DRIVE STAKE AT ROOTBALL EDGE (TYP)

MIN WIDTH OF TREE PIT = 2X ROOTBALL DIAMETER
MULCH AREA TO BE CLEAR OF GRASS, WEEDS,
ETC. TO REDUCE COMPETITION W/ TREE ROOTS

UNDISTURBED SUBGRADE (PROVIDES FIRM
BASE SO THAT ROOTBALL WILL NOT SINK)

NATIVE BACKFILL SOIL AMENDMENT W/ 25% (@1/3 CU YD) 
DECOMPOSED ORGANIC MULCH AMENDMENT FOR ENTIRE TREE 
PIT AREA X ROOTBALL DEPTH
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"CHAINLOCK" OR EQUAL TREE TIE MATERIAL
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LOOSELY TO PROVIDE 1" SLACK FOR
TRUNK GROWTH
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PINE DOWELED TREE STAKES (8'-0" LENGTH)
LOOP EACH TIE AROUND HALF TREE LOOSELY
TO PROVIDE 1" SLACK FOR TRUNK GROWTH

SET TOP OF ROOT CROWN 2" ABOVE
ADJACENT GRADE
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B & B OR CONTAINERIZED SHRUB

SET ALL PLANTS AT NURSERY LEVEL

FINISH WITH MIN 3" DEPTH MULCH

SHRUB PLANTING PIT PREPARATION = 
ROOTBALL DEPTH & WIDTH PLUS 1' - 0" 
ADDITIONAL ALL SIDES

REMOVE CONTAINER OR REMOVE BURLAP FROM 
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STRING

NATIVE BACKFILL SOIL AMENDED PER SPECS

UNDISTURBED SUBGRADE (PROVIDES FIRM BASE SO 
ROOTBALL WILL NOT SINK DUE TO SETTLING)
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TYPICAL GROUND COVER  
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REMOVE CONTAINER OR REMOVE BURLAP FROM 
TOP 2/3 OF ROOTBALL. REMOVE ALL WIRE AND 
STRING

NATIVE BACKFILL SOIL AMENDED PER SPECS

UNDISTURBED SUBGRADE (PROVIDES FIRM BASE SO 
ROOTBALL WILL NOT SINK DUE TO SETTLING)

FINISH GRADE

TYPICAL GROUND COVER  
PLANTED AT NURSERY LEVEL

MIN. 2" MULCH

FINISH GRADE

REMOVE ALL BURLAP, WIRE, 
STRING, AND CONTAINERS. 
SPREAD ROOTS

PLANTING SOIL

SCARIFIED SUBGRADE

SEE LANDSCAPE DRAWINGS
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PLANT SCHEDULE

TAG QTY. BOTANICAL NAME COMMON NAME CAL. MIN. HT CONT. REMARKS

LTEC 6 LIRIODENDRON TULIPFERA 'JFS-OZ EMERALD CITY TULIP TREE 2 1/2" 6' - 0" B&B
SPJS 6 STEWARTIA PSUEDOCAMILLIA JAPANESE STEWARTIA 1 1/2" 6' - 0" B&B

TAG QTY. BOTANICAL NAME COMMON NAME CONT. MIN. HT REMARKS

AJRA 24 AUCUBA JAPONICA 'ROZANNIE' ROZANNE JAPANESE AUCUBA 3 GAL 3' - 0"
BDCB 29 BERBERIS CANDIDULA DWARF DARWIN BARBERRY 3 GAL 3' - 0"
PWWC 127 ECHINACEA PURPUREA 'PAS702918' POWWOW WHITE CONEFLOWER 2 GAL 3' - 0"
ECCE 11 ESCALLONIA 'COMPAKTA' COMPACT ESCALLONIA 3 GAL 3' - 0"
EMMS 53 EUPHORBIA X MARTINII MARTIN'S SPURGE 3 GAL 3' - 0"
MESC 8 MAHONIA EURYBRACTEATA 'SOFT CARESS' PP20183 SOFT CARES MAHONIA 3 GAL 3' - 0"
PRFG 28 PENNISETUM SETACEUM 'RUBRUM' PRUPLE FOUNTAIN GRASS 3 GAL 3' - 0"
SJAS 37 SEDUM 'JOSE AUBERGINE' JOSE AUBERGINE SEDUM 2 GAL 3' - 0"

QTY TAG BOTANICAL NAME COMMON NAME SIZE OC SPACING REMARKS

11 SAMG ARCTOSTAPHYLOS UVA-URSI KINNIKINNICK 1 GAL 18"
32 ACWG ASARUM CAUDATUM WILD GINGER 1 GAL 18"
63 JESR JUNCUS EFFUSUS SOFT RUSH 1 GAL 18"
217 SAMG SESLERIA AUTUMNALIS AUTUMN MOOR GRASS 1 GAL 18"

QTY TAG BOTANICAL NAME COMMON NAME REMARKS

120 ASDA ALLIUM SPHAEROCEPHALON DRUMSTICK ALLIUM

TAG AREA BOTANICAL NAME COMMON NAME REMARKS

4SED 777 SF SEDUM MAT SEDUM MAT PLANTING AREAS

TREES

SHRUBS

GROUNDCOVER

BULBS

SEDUM MAT

PER DR 11-2020, ALL PLANTINGS AND LANDSCAPE ELEMENTS, INCLUDING IRRIGATION AS NOTED, 
REQUIRED AS PART OF A LAND USE PERMIT OR BUILDING PERMIT MUST BE MAINTAINED FOR THE LIFE 
OF THE PROJECT, PER THE LANDSCAPE MAINTENANCE PLAN.

RREEVVIISSIIOONN DDAATTEE DDEESSCCRRIIPPTTIIOONN

55 22002200..0011..0011 PPllaacceehhoollddeerr

1/2" = 1'-0"
Deciduous Tree Planting1

1" = 1'-0"
Shrub Planting2

3/4" = 1'-0"
Groundcover Planting3

PROPOSED STREET TREES ARE UNDER PERMITS: SUSIP00000243, SDOTTREE00020245

2'-0" MIN

1' - 6"

DRIVE STAKES 6" TO 1'-0" INTO
UNDISTURBED SOIL BELOW
ROOTBALL

TREE PIT DEPTH = ROOTBALL DEPTH
(MEASURE BEFORE DIGGING TO
AVOID OVEREXCAVATION)

DRIVE STAKE AT ROOTBALL EDGE (TYP)

MIN WIDTH OF TREE PIT = 2X ROOTBALL DIAMETER
MULCH AREA TO BE CLEAR OF GRASS, WEEDS,
ETC. TO REDUCE COMPETITION W/ TREE ROOTS

UNDISTURBED SUBGRADE (PROVIDES FIRM
BASE SO THAT ROOTBALL WILL NOT SINK)

NATIVE BACKFILL SOIL AMENDMENT W/ 25% (@1/3 CU YD) 
DECOMPOSED ORGANIC MULCH AMENDMENT FOR ENTIRE TREE 
PIT AREA X ROOTBALL DEPTH

REMOVE ALL WIRE & STRINGS, AND NON-
BURLAP MATERIAL; REMOVE BURLAP
FROM TOP 2/3 OF ROOTBALL MINIMUM

ROUGHEN SIDES OF PLANTING HOLE
MAXIMIZE EXCAVATED AREA WITHOUT
UNDERMINING ADJACENT PAVING/CURB

2"-3" MULCH DEPTH (TAPERED AT TRUNK)

"CHAINLOCK" OR EQUAL TREE TIE MATERIAL
(1" WIDTH) NAIL OR STAPLE TREE TIE
MATERIAL TO STAKE TO HOLD VERTICALLY.
LOOP EACH TIE AROUND HALF TREE
LOOSELY TO PROVIDE 1" SLACK FOR
TRUNK GROWTH

STAKE TREE W/ (2) TREATED 2" DIA. LODGEPOLE
PINE DOWELED TREE STAKES (8'-0" LENGTH)
LOOP EACH TIE AROUND HALF TREE LOOSELY
TO PROVIDE 1" SLACK FOR TRUNK GROWTH

SET TOP OF ROOT CROWN 2" ABOVE
ADJACENT GRADE

CL

B & B OR CONTAINERIZED SHRUB

SET ALL PLANTS AT NURSERY LEVEL

FINISH WITH MIN 3" DEPTH MULCH

SHRUB PLANTING PIT PREPARATION = 
ROOTBALL DEPTH & WIDTH PLUS 1' - 0" 
ADDITIONAL ALL SIDES

REMOVE CONTAINER OR REMOVE BURLAP FROM 
TOP 2/3 OF ROOTBALL. REMOVE ALL WIRE AND 
STRING

NATIVE BACKFILL SOIL AMENDED PER SPECS

UNDISTURBED SUBGRADE (PROVIDES FIRM BASE SO 
ROOTBALL WILL NOT SINK DUE TO SETTLING)

FINISH GRADE

TYPICAL GROUND COVER  
PLANTED AT NURSERY LEVEL

MIN. 2" MULCH

FINISH GRADE

REMOVE ALL BURLAP, WIRE, 
STRING, AND CONTAINERS. 
SPREAD ROOTS

PLANTING SOIL

SCARIFIED SUBGRADE

SEE LANDSCAPE DRAWINGS
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PLANT SCHEDULE

TAG QTY. BOTANICAL NAME COMMON NAME CAL. MIN. HT CONT. REMARKS
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PRFG 28 PENNISETUM SETACEUM 'RUBRUM' PRUPLE FOUNTAIN GRASS 3 GAL 3' - 0"
SJAS 37 SEDUM 'JOSE AUBERGINE' JOSE AUBERGINE SEDUM 2 GAL 3' - 0"

QTY TAG BOTANICAL NAME COMMON NAME SIZE OC SPACING REMARKS

11 SAMG ARCTOSTAPHYLOS UVA-URSI KINNIKINNICK 1 GAL 18"
32 ACWG ASARUM CAUDATUM WILD GINGER 1 GAL 18"
63 JESR JUNCUS EFFUSUS SOFT RUSH 1 GAL 18"
217 SAMG SESLERIA AUTUMNALIS AUTUMN MOOR GRASS 1 GAL 18"

QTY TAG BOTANICAL NAME COMMON NAME REMARKS

120 ASDA ALLIUM SPHAEROCEPHALON DRUMSTICK ALLIUM

TAG AREA BOTANICAL NAME COMMON NAME REMARKS

4SED 777 SF SEDUM MAT SEDUM MAT PLANTING AREAS

TREES

SHRUBS

GROUNDCOVER

BULBS

SEDUM MAT

PER DR 11-2020, ALL PLANTINGS AND LANDSCAPE ELEMENTS, INCLUDING IRRIGATION AS NOTED, 
REQUIRED AS PART OF A LAND USE PERMIT OR BUILDING PERMIT MUST BE MAINTAINED FOR THE LIFE 
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1" = 1'-0"
Shrub Planting2
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TREE PIT DEPTH = ROOTBALL DEPTH
(MEASURE BEFORE DIGGING TO
AVOID OVEREXCAVATION)

DRIVE STAKE AT ROOTBALL EDGE (TYP)

MIN WIDTH OF TREE PIT = 2X ROOTBALL DIAMETER
MULCH AREA TO BE CLEAR OF GRASS, WEEDS,
ETC. TO REDUCE COMPETITION W/ TREE ROOTS

UNDISTURBED SUBGRADE (PROVIDES FIRM
BASE SO THAT ROOTBALL WILL NOT SINK)

NATIVE BACKFILL SOIL AMENDMENT W/ 25% (@1/3 CU YD) 
DECOMPOSED ORGANIC MULCH AMENDMENT FOR ENTIRE TREE 
PIT AREA X ROOTBALL DEPTH

REMOVE ALL WIRE & STRINGS, AND NON-
BURLAP MATERIAL; REMOVE BURLAP
FROM TOP 2/3 OF ROOTBALL MINIMUM

ROUGHEN SIDES OF PLANTING HOLE
MAXIMIZE EXCAVATED AREA WITHOUT
UNDERMINING ADJACENT PAVING/CURB

2"-3" MULCH DEPTH (TAPERED AT TRUNK)

"CHAINLOCK" OR EQUAL TREE TIE MATERIAL
(1" WIDTH) NAIL OR STAPLE TREE TIE
MATERIAL TO STAKE TO HOLD VERTICALLY.
LOOP EACH TIE AROUND HALF TREE
LOOSELY TO PROVIDE 1" SLACK FOR
TRUNK GROWTH

STAKE TREE W/ (2) TREATED 2" DIA. LODGEPOLE
PINE DOWELED TREE STAKES (8'-0" LENGTH)
LOOP EACH TIE AROUND HALF TREE LOOSELY
TO PROVIDE 1" SLACK FOR TRUNK GROWTH

SET TOP OF ROOT CROWN 2" ABOVE
ADJACENT GRADE
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B & B OR CONTAINERIZED SHRUB

SET ALL PLANTS AT NURSERY LEVEL

FINISH WITH MIN 3" DEPTH MULCH

SHRUB PLANTING PIT PREPARATION = 
ROOTBALL DEPTH & WIDTH PLUS 1' - 0" 
ADDITIONAL ALL SIDES

REMOVE CONTAINER OR REMOVE BURLAP FROM 
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STRING
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UNDISTURBED SUBGRADE (PROVIDES FIRM BASE SO 
ROOTBALL WILL NOT SINK DUE TO SETTLING)
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PLANTED AT NURSERY LEVEL

MIN. 2" MULCH

FINISH GRADE

REMOVE ALL BURLAP, WIRE, 
STRING, AND CONTAINERS. 
SPREAD ROOTS

PLANTING SOIL
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SEE LANDSCAPE DRAWINGS
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QTY TAG BOTANICAL NAME COMMON NAME REMARKS

120 ASDA ALLIUM SPHAEROCEPHALON DRUMSTICK ALLIUM
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4SED 777 SF SEDUM MAT SEDUM MAT PLANTING AREAS

TREES

SHRUBS

GROUNDCOVER

BULBS

SEDUM MAT

PER DR 11-2020, ALL PLANTINGS AND LANDSCAPE ELEMENTS, INCLUDING IRRIGATION AS NOTED, 
REQUIRED AS PART OF A LAND USE PERMIT OR BUILDING PERMIT MUST BE MAINTAINED FOR THE LIFE 
OF THE PROJECT, PER THE LANDSCAPE MAINTENANCE PLAN.

RREEVVIISSIIOONN DDAATTEE DDEESSCCRRIIPPTTIIOONN

55 22002200..0011..0011 PPllaacceehhoollddeerr

1/2" = 1'-0"
Deciduous Tree Planting1

1" = 1'-0"
Shrub Planting2

3/4" = 1'-0"
Groundcover Planting3

PROPOSED STREET TREES ARE UNDER PERMITS: SUSIP00000243, SDOTTREE00020245

JAPANESE 
CLIMBING VINE

REFER TO MUP FOR ADDITIONAL PLANT INFORMATION

DECIDUOUS TREE PLANTING

SHRUB PLANTING
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LANDSCAPE
PLANTING PLAN

PLANTING DETAILS & SCHEDULE



PURPLE FOUNTAIN GRASS AUTUMN MOORE GRASS

KINNIKINNICK

SOFT CARESS MAHONIA WILD GINGER

JAPANESE CLIMBING HYDRANGEA

ROZANNE JAPANESE ACUBA

COMPACT ESCALLONIA SEDUMN MAT

MARTINS SPURGE JOSE AUBERGINE SEDUM WHITE CONEFLOWER

DWARF BARBERRY

SOFT RUSH

EMERALD CITY TULIP TREE

JAPANESE STEWARTIA

DRUMSTICK ALLIUM
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LANDSCAPE
PLANTING PALETTE
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LED PATH BOLLARD

LED SCONCE

HINKLEY - LED SPOT LIGHT

1

1

1

1 1

2

2

33

3
3

3 3 3

1

3

2
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LIGHTING PLAN

Lighting to meet SMC 
23.47A.022 requirements
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DEPARTURE MATRIX 

TTRRAANNSSPPAARREENNCCYY  FFAACCAADDEE  LLIIMMIITT
23.47A.008.B.2 
A MINIMUM OF 60% OF STREET-FACING FACADE  
BETWEEN 2 AND 8 FEET MUST BE TRANSPARENT, 
APPLICABLE FOR NON-RESIDENTIAL USES:

MMIINNIIMMUUMM  TTRRAANNSSPPAARREENNTT  FFAACCAADDEE  ==  6600%%
PPRROOPPOOSSEEDD  TTRRAANNSSPPAARREENNTT  FFAACCAADDEE  ==  1155..33%%
SSEEEE  11//GG--110044

A. TRANSPARENCY

SMC REFERENCE SMC REFERENCE AND REQUIREMENT DEPARTURE REQUESTED DEPARTURE JUSTIFICATION DESIGN GUIDELINES

DECREASE OF MINIMUM TRANSPARANCY PERCENTAGE FROM 60% 
MINIMUM DOWN TO 15% MINIMUM.

CRAWFORD PLACE IS FUNCTIONALLY AN ALLEY, BUT HAS BEEN CLASSIFIED BY THE 
CITY OF SEATTLE AS A STREET.  THE DESIGN PROPOSAL ADDRESSES THE SITE 
SPECIFIC CONTEXT OF THE PROJECT BY CONSIDERING CRAWFORD PLACE AN ALLEY. IT 
SUPPORTS DESIGN GUIDELINES PL-2 WALKABILITY- PERSONAL SAFETY AND SECURITY, 
AND DC-1 PROJECT USES & ACTIVITIES PARKING AND SERVICE USES.

PPLL--22  -- WWAALLKKAABBIILLIITTYY  -- PPEERRSSOONNAALL  SSAAFFEETTYY  AANNDD  SSEECCUURRIITTYY
CRAWFORD PLACE HAS NO PEDESTRIAN CENTERED FEATURES SUCH AS SIDEWALKS 
AND IT FUNCTIONS AS AN ALLEY FOR ALL THE EXISTING BUILDINGS ALONG IT. THE 
MAIN USES OF THE ALLEY ARE FOR VEHICULAR TRAVEL TO PARKING SPACES AND 
SOLID WASTE RECEPTACLE STORAGE AND STAGING. OUR PROPOSAL ENCOURAGES 
SAFER PEDESTRIAN ACTIVITY ALONG BELLEVUE AVENUE INSTEAD OF ALONG VEHICLE 
AND SERVICE CENTERED CRAWFORD PLACE.

DDCC--11  -- PPRROOJJEECCTT  UUSSEESS  &&  AACCTTIIVVIITTIIEESS  PPAARRKKIINNGG  AANNDD  SSEERRVVIICCEE  UUSSEESS
SINCE THE PROPOSED BUILDING INCORPORATES A GROCERY STORE INTO ITS 
PROGRAM, LOADING AND SOLID WASTE STORAGE/STAGING AREAS ARE REQUIRED AND 
HAVE BEEN LOCATED OFF THE ALLEY TO COMPLY WITH THE REQUIREMENTS OF THE 
SEATTLE MUNICIPAL CODE AND PER DESIGN GUIDELINE DC-1 TO LOCATE SERVICE 
AREAS AWAY FROM HIGHLY VISIBLE LOCATIONS. 

PL-2 - WALKABILITY - PERSONAL SAFETY 
AND SECURITY
DC-1 - PROJECT USES & ACTIVITIES -
PARKING AND SERVICE USES

TTRRAANNSSPPAARREENNCCYY  FFAACCAADDEE  LLIIMMIITT
23.47A.008.B.2 
A MINIMUM OF 60% OF STREET-FACING FACADE  
BETWEEN 2 AND 8 FEET MUST BE TRANSPARENT, 
APPLICABLE FOR NON-RESIDENTIAL USES:

MIN REQUIRED TRANSPARENCY = 6600%%
PROVIDED TRANSPARENCY = 5511%%
SSEEEE  11//GG--110000

BELLEVUE STREET -
STREET-LEVEL DEVELOPMENT 
STANDARDS -  
TRANSPARENCY

DECREASE OF MINIMUM TRANSPARANCY PERCENTAGE FROM 60% 
MINIMUM DOWN TO 51% MINIMUM.

#

1

2

CRAWFORD PLACE - STREET-LEVEL DEVELOPMENT STANDARDS

BBLLAANNKK  FFAACCAADDEE  LLIIMMIITT
23.47A.008.A.2
BLANK FACADES ARE LIMITED TO SEGMENTS 20 FEET WIDE 
TOTAL WIDTH OF ALL BLANK FACADE SEGMENTS SHALL 
NOT EXCEED 40% OF THE WIDTH OF THE STREET FACING 
FACADE OF THE STRUCTURE ALONG THE STREET.
FACADES SHALL BE LOCATED WITHIN 10 FEET OF THE 
STREET LOT LINE, UNLESS WIDER SIDEWALKS, PLAZAS, OR 
OTHER APPROVED LANDSCAPED OR OPEN SPACES ARE 
PROVIDED.

MMAAXX  AALLLLOOWWEEDD  BBLLAANNKK  FFAACCAADDEE  SSEEGGMMEENNTT  ==  2200  FFTT
PPRROOPPOOSSEEDD  MMAAXX  BBLLAANNKK  FFAACCAADDEE  SSEEGGMMEENNTT  ==  3300  FFTT

MMAAXX  AALLLLOOWWEEDD  BBLLAANNKK  FFAACCAADDEE  ==  4400%%
PPRROOPPOOSSEEDD  BBLLAANNKK  FFAACCAADDEE  ==  4422..2233%%
SSEEEE  11//GG--110044

INCREASE OF MAXIMUM BLANK FACADE WIDTH FROM 20 FT TO 30 FT

INCREASE OF TOTAL OF ALL BLANK FACADE SEGMENTS FROM 40% TO 43%

B. BLANK FACADES

EARLY DESIGN GUIDANCE STRONGLY ENCOURAGED THE INTEGRATION OF VERTICAL 
LANDSCAPING ON THIS PROJECT. TO ALLOW FOR SUFFICIENT FACADE AREA TO 
INTEGRATE VERTICAL LANDSCAPING, THE PROJECT ELIMINATED PORTIONS OF 
GLAZING IN FAVOR OF VERTICAL LANDSCAPING. THIS DESIGN PROPOSAL SUPPORTS 
SEATTLE DESIGN GUIDELINES DC2-B-1 FAÇADE COMPOSITION, DC2-B-2, BLANK 
WALLS, AND DC4-D-1, CHOICE OF PLANT MATERIALS.

DDCC22--BB--11  FFAAÇÇAADDEE  CCOOMMPPOOSSIITTIIOONN
THE COMPOSITION AND LOCATION OF THE VERTICAL LANDSCAPE WALLS FLANK THE 
PRIMARY ENTRY LOCATIONS AND SUPPORT THE OVERALL PROPORTIONS OF THE 
PODIUM LEVEL. THE PRIMARY VERTICAL LANDSCAPE AREAS ARE LOCATED CLOSER 
TO THE INTERSECTION OF BELLEVUE AVENUE & EAST OLIVE WAY, PROVIDING AN 
EXPRESSIVE FAÇADE MOMENT WHERE THE BUILDING AND TENANT SIGNAGE WILL 
ALSO BE INTEGRATED.

DDCC22--BB--22,,  BBLLAANNKK  WWAALLLLSS
THE USE OF VERTICAL LANDSCAPING SUPPORTS THE DESIGN INTENT TO INCLUDE 
DESIGN TREATMENTS AT THE STREET LEVEL THAT HAVE HUMAN SCALE AND ARE 
DESIGN FOR PEDESTRIANS. DEMONSTRATED IN THE CALCULATIONS ON G-100, THE 
COMBINATION OF TRANSPARENCY AND VERTICAL LANDSCAPE RESULTS IN BLANK 
FAÇADE AREA WELL BELOW THE 40% MAXIMUM ALLOWED, WITH ONLY 18% ALONG 
BELLEVUE WAY. ALTHOUGH THE PERCENTAGE OF TRANSPARENCY IS BELOW THE 
MINIMUM REQUIRED, THE INTEGRATION OF VERTICAL LANDSCAPING AT MOST OF THE 
ASSOCIATED BLANK FAÇADE AREAS PROVIDES TO AN ENHANCED PEDESTRIAN
EXPERIENCE SINCE THE VERTICAL LANDSCAPING WILL BE CONTINUOUS, MAINTAINED 
AND VISUALLY SOFT.

DDCC44--DD--11,,  CCHHOOIICCEE  OOFF  PPLLAANNTT  MMAATTEERRIIAALLSS
THE LOCATIONS SELECTED FOR THE VERTICAL LANDSCAPING ALONG THE BELLEVUE 
AVENUE FAÇADE ENHANCES THE MASSING CONTINUITY OF THE PODIUM LEVEL AND 
ALLOWS FOR REASONABLE MAINTENANCE TO ENSURE THE SELECTED JAPANESE 
CLIMBING HYDRANGEA WILL THRIVE. AS NOTED ABOVE, THE INTEGRATION OF THE 
VERTICAL LANDSCAPING, ALONG WITH THE SIGNAGE, PROVIDES FOR A GREEN “BACK 
DROP” FOR THE NECESSARY BUILDING AND TENANT SIGNAGE WHICH WILL RESULT IN 
A BETTER OVERALL PEDESTRIAN EXPERIENCE AND REDUCE POTENTIAL NEGATIVE 
VISUAL IMPACT FROM THE SIGNAGE IN THE NEIGHBORHOOD.

DC2-B-1 FAÇADE COMPOSITION
DC2-B-2, BLANK WALLS
DC4-D-1, CHOICE OF PLANT MATERIALS
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G-104

DEPARTURE MATRIX AND DIAGRAMS

11/12/21 2021020.00

2
No. Issue Name Date
2 MUP CORR CYCLE 1 2021.11.19

AVERAGE GRADE CALCULATION

GRADE AVERAGE: 232.27' 

SSMMCC  2233..8866..000066..AA..11..bb::    AATT  TTHHEE  MMIIDDPPOOIINNTT  OOFF  EEAACCHH  SSIIDDEE  OOFF  TTHHEE  SSMMAALLLLEESSTT  
RREECCTTAANNGGLLEE  TTHHAATT  CCAANN  BBEE  DDRRAAWWNN  TTOO  EENNCCLLOOSSEE  TTHHEE  SSTTRRUUCCTTUURREE..  

LENGTH
146.38'
146.38'
91.97'
91.97'

447766..77''

MIDPOINT ELEVATION
244.11'
220.14'
230.83'
233.45'

TOTAL
35,732.81
32,224.09
21,299.43
21,470.39

111100,,772266..7733

AVERAGE MIDPOINT ELEVATION             
AVERAGE GRADE REFERENCED TO 0'-0" DATUM 

RECTANGLE SIDE
NORTH
SOUTH
EAST
WEST

TTOOTTAALL

PROJECT ELEVATION 0'-0" = SURVEY ELEVATION 331.25'

=
=
=
=

X
X
X
X

(110,726.73/476.7) = 223322..2277''

STREET: BLANK FACADE CALCULATIONS

BBEELLLLEEVVUUEE AAVVEENNUUEE
BBLLAANNKK  FFAACCAADDEE  CCAALLCCUULLAATTIIOONN

TOTAL FACADE LENGTH  119.10' 
COMBINED BLANK FACADE LENGTH 

= 21.33'
MAX ALLOWED BLANK FACADE = 4400%%
PROVIDED BLANK FACADE 

= (21.33/119.10*100) = 1188%%

SSTTRREEEETT  LLEEVVEELL  TTRRAANNSSPPAARREENNCCYY  
CCAALLCCUULLAATTIIOONN

TOTAL FACADE AREA BTW 2' AND 8' 
= 715 SF

TOTAL TRANSPARENT FACADE AREA 
=366 SF

MIN REQUIRED TRANSPARENCY = 6600%%
PROVIDED TRANSPARENCY 

= (366/715 * 100) = 5511%%
DDEEPPAARRTTUURREE  RREEQQUUEESSTTEEDD  -- SSEEEE  SSHHEEEETT  
GG--110044

SSMMCC  2233..4477AA..000088

EEAASSTT  OOLLIIVVEE  WWAAYY
BBLLAANNKK  FFAACCAADDEE  CCAALLCCUULLAATTIIOONN

TOTAL FACADE LENGTH  38.33' 
COMBINED BLANK FACADE LENGTH 

= 2.7'
MAX ALLOWED BLANK FACADE = 4400%%
PROVIDED BLANK FACADE 

= (2.7/38.33*100) = 77%%

SSTTRREEEETT  LLEEVVEELL  TTRRAANNSSPPAARREENNCCYY  
CCAALLCCUULLAATTIIOONN

TOTAL FACADE AREA BTW 2' AND 8' 
= 229.96  SF

TOTAL TRANSPARENT FACADE AREA 
= 213.76 SF

MIN REQUIRED TRANSPARENCY = 6600%%
PROVIDED TRANSPARENCY 

=  (213.76/229.96*100) = 9933%%

CCRRAAWWFFOORRDD  PPLLAACCEE
BBLLAANNKK  FFAACCAADDEE  CCAALLCCUULLAATTIIOONN

TOTAL FACADE LENGTH  132.99' 
COMBINED BLANK FACADE LENGTH 

= 59.96'
MAX ALLOWED BLANK FACADE = 4400%%
PROVIDED BLANK FACADE 

= (59.96/132.99*100) = 4422..2233%%

SSTTRREEEETT  LLEEVVEELL  TTRRAANNSSPPAARREENNCCYY  
CCAALLCCUULLAATTIIOONN

TOTAL FACADE AREA BTW 2' AND 8' 
= 797.94  SF

TOTAL TRANSPARENT FACADE AREA 
=206 SF

MIN REQUIRED TRANSPARENCY = 6600%%
PROVIDED TRANSPARENCY 

=  (206/797.94*100) = 2255..8822%%
DDEEPPAARRTTUURREE  RREEQQUUEESSTTEEDD  -- SSEEEE  SSHHEEEETT  
GG--110044
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LAND USE/ZONING CODE SUMMARY

OVERLAY

ZONE NC3-75 (M)

FIRST HILL/CAPITOL HILL URBAN CENTER

ECA 40% STEEP SLOPE,

LOT AREA 15,346 SF APPROXIMATELY

SMC 23.47A.004
PERMITTED USES

PERMITTED OUTRIGHT PER TABLE A FOR 23.47A.004
RESIDENTIAL, COMMERCIAL

SMC 23.47A.013
FLOOR AREA RATIO

LIMIT: 5.5 BASE FAR
MAXIMUM FAR PER INCENTIVES 
(SMC 23.48.220, TABLE B)

PROPOSED: 4.8 FAR

SMC 23.47A.012
STRUCTURE HEIGHT

ALLOWED MAXIMUM STRUCTURE HEIGHT:  
75' MAX FOR STRUCTURES IN NON-RESIDENTIAL OR LIVE-
WORK USE
75' MAX FOR STRUCTURES IN RESIDENTIAL USE

**4' ADDITIONAL ALLOWED FOR PARAPETS AND 
CLERESTORIES
**7' ADDITIONAL ALLOWED FOR SOLAR COLLECTORS
**15' ADDITIONAL ALLOWED FOR STAIR PENTHOUSE (25% 

MAX COVERAGE FOR 
CANOPIES, MECHANICAL, STAIR, ELEVATOR LOBBY)

PROPOSED MAXIMUM STRUCTURE HEIGHT (ABOVE AVERAGE GRADE 
PLANE):

*TO TOP OF ROOF: 72' - 5 1/4"
**TO TOP OF PARAPETS:  73'-4"
**TO TOP OF STAIR PENTHOUSE: 83' - 11 1/4"
**TO TOP OF ELEVATOR PENTHOUSE: 85' - 11 1/4"

SMC 23.47A.014
SETBACK REQUIREMENTS

23.47A.014.C  UPPER LEVEL SETBACK FROM STREET LOT LINES:
- PORTIONS OF STRUCTURES ABOVE 65 FEET MUST BE SET BACK FROM THE 

FRONT LOT LINE BY AN AVERAGE DEPTH OF 8 FEET.
PPRROOPPOOSSEEDD  AAVVEERRAAGGEE  SSEETTBBAACCKK  AABBOOVVEE  6655''  HHEEIIGGHHTT  ==  88..9922''

TTRRAANNSSPPAARREENNCCYY  FFAACCAADDEE  LLIIMMIITT
23.47A.008.B.2 
A MINIMUM OF 60% OF STREET-FACING FACADE  BETWEEN 2 AND 8 FEET MUST BE 
TRANSPARENT, APPLICABLE FOR NON-RESIDENTIAL USES:

MMIINNIIMMUUMM  TTRRAANNSSPPAARREENNCCYY  PPEERRCCEENNTTAAGGEE  ==  6600%%
PPRROOVVIIDDEEDD  TTRRAANNSSPPAARREENNTT  FFAACCAADDEE  ==  SSEEEE  DDIIAAGGRRAAMMSS  AANNDD  CCAALLCCUULLAATTIIOONNSS  OONN  TTHHIISS  
SSHHEEEETT

DDEEPPAARRTTUURREE  RREEQQUUEESSTTEEDD  FFOORR  BBEELLLLEEVVUUEE  AAVVEENNUUEE  &&  CCRRAAWWFFOORRDD  PPLLAACCEE
SSEEEE  SSHHEEEETT  GG--110044

BBLLAANNKK  FFAACCAADDEE  LLIIMMIITT
23.47A.008.A.2
BLANK FACADES ARE LIMITED TO SEGMENTS 20 FEET WIDE 
TOTAL WIDTH OF ALL BLANK FACADE SEGMENTS SHALL NOT EXCEED 40% OF THE 
WIDTH OF THE STREET FACING FACADE OF THE STRUCTURE ALONG THE STREET.
FACADES SHALL BE LOCATED WITHIN 10 FEET OF THE STREET LOT LINE, UNLESS 
WIDER SIDEWALKS, PLAZAS, OR OTHER APPROVED LANDSCAPED OR OPEN SPACES 
ARE PROVIDED.

MMAAXX  AALLLLOOWWEEDD  BBLLAANNKK  FFAACCAADDEE  ==  4400%%
PPRROOVVIIDDEEDD  BBLLAANNKK  FFAACCAADDEE  ==  SSEEEE  DDIIAAGGRRAAMMSS  AANNDD  CCAALLCCUULLAATTIIOONNSS  OONN  TTHHIISS  SSHHEEEETT

DDEEPPAARRTTUURREE  RREEQQUUEESSTTEEDD  FFOORR  CCRRAAWWFFOORRDD  PPLLAACCEE,,  SSEEEE  SSHHEEEETT  GG--110044

SMC 23.47A.008
STREET-LEVEL DEVELOPMENT 
STANDARDS

SEE FAR DIAGRAMS & CALCULATION ON SHEET G-103

SEE AVERAGE GRADE DIAGRAM & CALCULATION ON THIS SHEET

SEE SETBACK CALCULATION ON THIS SHEET AND G-104

SEE STREET LEVEL TRANSPARENCY + BLANK WALL DIAGRAMS ON THIS SHEET..

2

2

2

SMC 23.54.040
SOLID WASTE AND RECYCLABLE 
STORAGE AND ACCESS • REQUIRED STORAGE (OVER 51-100 DWELLING UNITS): 575 SF + 4 SF PER 

ADDITIONAL UNIT ABOVE 100
• FOR DEVELOPMENT W/ MORE THAN 100 DWELLING UNITS, THE REQUIRED MIN 

AREA FOR STORAGE SPACE MAY BE REDUCED BY 15%.
• MIXED USE DEVELOPMENT THAT CONTAINS BOTH RESIDENTIAL AND NON-

RESIDENTIAL USES SHALL MEET THE STORAGE SPACE REQUIREMENTS PLUS 50 
PERCENT OF THE REQUIREMENT FOR NON-RESIDENTIAL DEVELOPMENT. 

REQUIRED RESIDENTIAL: 575 + (4 X 4) = 575 + 12 = 587 SF *0.85 = 449999  SSFF (PER 
SMC 23.54.040.C)
REQUIRED COMMERCIAL (LIVE/WORK): 
(5,369.3 SF) < SF  15,000 SF= 175 SF * 0.50 = 8888  SSFF (PER SMC 23.54.040.B)

RREEQQUUIIRREEDD  TTOOTTAALL::  558877  SSFF
PPRROOPPOOSSEEDD::  771100..2255  SSFF
PPRROOPPOOSSEEDD  VVOOLLUUMMEE::    1100  CCYY//WWEEEEKK  RREECCYYCCLLEE,,  1100  CCYY//  WWEEEEKK  GGAARRBBAAGGEE,,  338844  
GGAALL//WWEEEEKK  CCOOMMPPOOSSTT

CCOOMMMMEERRCCIIAALL  CCOONNTTAAIINNEERRSS  
*PER SMC 23.54.040 CONTAINERS SHALL BE SEPARATE FROM RESIDENTIAL UNITS FOR 
RECYCLING AND COMPOST

PPRROOPPOOSSEEDD  VVOOLLUUMMEE::    9966  GGAALL//WWEEEEKK  RREECCYYCCLLEE,,  9966  GGAALL//WWEEEEKK  CCOOMMPPOOSSTT,, GARBAGE 
= ACCOMMODATED BY RESIDENTIAL TRASH CONTAINERS

SMC 23.54.015
REQUIRED PARKING NON-RESIDENTIAL USE:

REQUIRED: NO PARKING IS REQUIRED WITHIN URBAN CENTERS

RESIDENTIAL USE:
REQUIRED: NO PARKING IS REQUIRED WITHIN URBAN CENTERS
PPRROOPPOOSSEEDD::  NNOO  PPAARRKKIINNGG  PPRROOPPOOSSEEDD

BBIICCYYCCLLEE  PPAARRKKIINNGG:: 1 PER DWELLING UNIT (SMC 23.54.015 - TABLE D)
(FOOTNOTE 3): FOR RESIDENTIAL USES, AFTER THE 
FIRST 50 SPACES FOR BICYCLES ARE PROVIDED, 
ADDITIONAL SPACES ARE REQUIRED AT 3/4 THE RATIO 
REQUIRED IN TABLE D

LLOONNGG  TTEERRMM:: 98 TOTAL UNITS
(50 UNITS = 50 STALLS)+ (48 * .75 = 36 STALLS)

TTOOTTAALL  RREEQQUUIIRREEDD  LLOONNGG  TTEERRMM  BBIICCYYCCLLEE  PPAARRKKIINNGG  SSTTAALLLLSS  ==  8866  SSTTAALLLLSS

SSHHOORRTT  TTEERRMM:: 1 PER 20 UNITS 
98 UNITS  = 5 SHORT TERM BICYCLE SPACES

TTOOTTAALL  RREEQQUUIIRREEDD  SSHHOORRTT  TTEERRMM  BBIICCYYCCLLEE  PPAARRKKIINNGG  SSTTAALLLLSS  ==  55  SSTTAALLLLSS

PPRROOPPOOSSEEDD::  LLOONNGG  TTEERRMM 9999  BBIICCYYCCLLEE  SSTTAALLLLSS
SSHHOORRTT  TTEERRMM 66  BBIICCYYCCLLEE  SSTTAALLLLSS

SMC 23.47A.024
AMENITY AREA

REQUIRED: 5% OF GROSS FLOOR AREA IN RESIDENTIAL USE 
= 74,761 SF * .05 = 33,,773388  SSFF AARREEAA  RREEQQUUIIRREEDD
*AMENITY AREAS SHALL NOT BE ENCLOSED

PROPOSED: 33,,998800  SSFF  ((55..66%%))

SMC 23.47A.016
LANDSCAPING

REQUIRED: 00..3300  MMIINNIIMMUUMM  GGRREEEENN  FFAACCTTOORR, 

SMC 23.47A.017
PARKING LOCATION AND 
ACCESS

SEE SITE PLAN ON SHEET A1.10

REQUIRED: ALLEY ACCESS TO PARKING
PPRROOPPOOSSEEDD::  PPAARRKKIINNGG  EENNTTRRYY  OOFFFF  CCRRAAWWFFOORRDD  PPLLAACCEE

SEE LEVEL 2 PLAN ON SHEET A-102 &  LEVEL 3 ON SHEET A-103

SEE LEVEL 3  PLAN ON SHEET A-103

SEE DIAGRAM & CALCULATIONS ON SHEET G-101

REFER TO LANDSCAPE SHEETS FOR GREEN 
FACTOR CALCULATION AND DIAGRAMS.

2

1

2
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307.27'

75
' M

AX
IM

UM
 H

EI
GH

T 
PE

R 
SM

C

8'
 S

ET
BA

CK
 A

VE
RA

GE
 A

BO
VE

 6
5'

 P
ER

 S
M

C

65
.0

0

AVG. SETBACK ABOVE 65'
8.92

PROPERTY LINE

SSTTAAIIRR  PPEENNTTHHOOUUSSEE  LLIIMMIITT
322.27'

2

PPAARRAAPPEETT  LLIIMMIITT
311.27'

4.
00

15
.0

0

132.00

AVERAGE SETBACK OVER 65' HEIGHT
AREA / LENGHT OF FACADE = AVERAGE SETBACK

1178.39 SF/ 132' = 8.92' AVG. SETBACK

PROPERTY LINE

BELLEVUE AVENUE

8.
921178.39 FS

ABOVE 65' HEIGHT SETBACK CALCULATIONS

  UPPER LEVEL SETBACK FROM STREET LOT LINES:
- PORTIONS OF STRUCTURES ABOVE 65 FEET MUST BE SET BACK FROM THE FRONT LOT LINE BY AN AVERAGE 
DEPTH OF 8 FEET.

AVERAGE SETBACK OVER 65' HEIGHT
AREA / LENGHT OF FACADE = AVERAGE SETBACK
1178.39 SF/ 132' = 8.92' AVG. SETBACK

RREEQQUUIIRREEDD  AAVVEERRAAGGEE  SSEETTBBAACCKK  AABBOOVVEE    6655''  HHEEIIGGHHTT  ==  88''

PPRROOPPOOSSEEDD  AAVVEERRAAGGEE  SSEETTBBAACCKK  AABBOOVVEE  6655''  HHEEIIGGHHTT  ==  88..9922''

PPEERR  SSMMCC  2233..4477AA..001144..CC

LEGEND
GGLLAAZZEEDD  AARREEAA  OOFF  FFAACCAADDEE

BBLLAANNKK  AARREEAA  OOFF  FFAACCAADDEE

E OLIVE WAY WIDTH = 38.33

2.70

6'
 - 

0"

2'
 - 

0"35.63

206 SF

CRAWFORD PLACE WIDTH = 132.99

2.
00

6.
00

6.1413.4013.40

3.502.854.604.723.753.081.44

1.59

2.2729.95
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G-100

ZONING CODE ANALYSIS

01/08/20 2021020.00

1/16" = 1'-0"
E OLIVE WAY & BELLEVUE AVENUE - BLANK FACADE & TRANSPARENCY DIAGRAM1B

1/16" = 1'-0"
ZONING DIAGRAM - AVERAGE GRADE CALCULATION4

NNOORRTTHH
244.11'

EEAASSTT
230.83'

SOUTH
220.14'

WEST
233.45'

1/16" = 1'-0"
HEIGHT DIAGRAM3

1/16" = 1'-0"
ABOVE 65' HEIGHT -SETBACK AVG CALCULATION2

2

No. Issue Name Date
2 MUP CORR CYCLE 1 2021.11.19

1/16" = 1'-0"
CRAWFORD PLACE - BLANK FACADE AND TRANSPARENCY DIAGRAM1A

AVERAGE GRADE CALCULATION

GRADE AVERAGE: 232.27' 

SSMMCC  2233..8866..000066..AA..11..bb::    AATT  TTHHEE  MMIIDDPPOOIINNTT  OOFF  EEAACCHH  SSIIDDEE  OOFF  TTHHEE  SSMMAALLLLEESSTT  
RREECCTTAANNGGLLEE  TTHHAATT  CCAANN  BBEE  DDRRAAWWNN  TTOO  EENNCCLLOOSSEE  TTHHEE  SSTTRRUUCCTTUURREE..  

LENGTH
146.38'
146.38'
91.97'
91.97'

447766..77''

MIDPOINT ELEVATION
244.11'
220.14'
230.83'
233.45'

TOTAL
35,732.81
32,224.09
21,299.43
21,470.39

111100,,772266..7733

AVERAGE MIDPOINT ELEVATION             
AVERAGE GRADE REFERENCED TO 0'-0" DATUM 

RECTANGLE SIDE
NORTH
SOUTH
EAST
WEST

TTOOTTAALL

PROJECT ELEVATION 0'-0" = SURVEY ELEVATION 331.25'

=
=
=
=

X
X
X
X

(110,726.73/476.7) = 223322..2277''

STREET: BLANK FACADE CALCULATIONS

BBEELLLLEEVVUUEE AAVVEENNUUEE
BBLLAANNKK  FFAACCAADDEE  CCAALLCCUULLAATTIIOONN

TOTAL FACADE LENGTH  119.10' 
COMBINED BLANK FACADE LENGTH 

= 21.33'
MAX ALLOWED BLANK FACADE = 4400%%
PROVIDED BLANK FACADE 

= (21.33/119.10*100) = 1188%%

SSTTRREEEETT  LLEEVVEELL  TTRRAANNSSPPAARREENNCCYY  
CCAALLCCUULLAATTIIOONN

TOTAL FACADE AREA BTW 2' AND 8' 
= 715 SF

TOTAL TRANSPARENT FACADE AREA 
=366 SF

MIN REQUIRED TRANSPARENCY = 6600%%
PROVIDED TRANSPARENCY 

= (366/715 * 100) = 5511%%
DDEEPPAARRTTUURREE  RREEQQUUEESSTTEEDD  -- SSEEEE  SSHHEEEETT  
GG--110044

SSMMCC  2233..4477AA..000088

EEAASSTT  OOLLIIVVEE  WWAAYY
BBLLAANNKK  FFAACCAADDEE  CCAALLCCUULLAATTIIOONN

TOTAL FACADE LENGTH  38.33' 
COMBINED BLANK FACADE LENGTH 

= 2.7'
MAX ALLOWED BLANK FACADE = 4400%%
PROVIDED BLANK FACADE 

= (2.7/38.33*100) = 77%%

SSTTRREEEETT  LLEEVVEELL  TTRRAANNSSPPAARREENNCCYY  
CCAALLCCUULLAATTIIOONN

TOTAL FACADE AREA BTW 2' AND 8' 
= 229.96  SF

TOTAL TRANSPARENT FACADE AREA 
= 213.76 SF

MIN REQUIRED TRANSPARENCY = 6600%%
PROVIDED TRANSPARENCY 

=  (213.76/229.96*100) = 9933%%

CCRRAAWWFFOORRDD  PPLLAACCEE
BBLLAANNKK  FFAACCAADDEE  CCAALLCCUULLAATTIIOONN

TOTAL FACADE LENGTH  132.99' 
COMBINED BLANK FACADE LENGTH 

= 59.96'
MAX ALLOWED BLANK FACADE = 4400%%
PROVIDED BLANK FACADE 

= (59.96/132.99*100) = 4422..2233%%

SSTTRREEEETT  LLEEVVEELL  TTRRAANNSSPPAARREENNCCYY  
CCAALLCCUULLAATTIIOONN

TOTAL FACADE AREA BTW 2' AND 8' 
= 797.94  SF

TOTAL TRANSPARENT FACADE AREA 
=206 SF

MIN REQUIRED TRANSPARENCY = 6600%%
PROVIDED TRANSPARENCY 

=  (206/797.94*100) = 2255..8822%%
DDEEPPAARRTTUURREE  RREEQQUUEESSTTEEDD  -- SSEEEE  SSHHEEEETT  
GG--110044
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LAND USE/ZONING CODE SUMMARY

OVERLAY

ZONE NC3-75 (M)

FIRST HILL/CAPITOL HILL URBAN CENTER

ECA 40% STEEP SLOPE,

LOT AREA 15,346 SF APPROXIMATELY

SMC 23.47A.004
PERMITTED USES

PERMITTED OUTRIGHT PER TABLE A FOR 23.47A.004
RESIDENTIAL, COMMERCIAL

SMC 23.47A.013
FLOOR AREA RATIO

LIMIT: 5.5 BASE FAR
MAXIMUM FAR PER INCENTIVES 
(SMC 23.48.220, TABLE B)

PROPOSED: 4.8 FAR

SMC 23.47A.012
STRUCTURE HEIGHT

ALLOWED MAXIMUM STRUCTURE HEIGHT:  
75' MAX FOR STRUCTURES IN NON-RESIDENTIAL OR LIVE-
WORK USE
75' MAX FOR STRUCTURES IN RESIDENTIAL USE

**4' ADDITIONAL ALLOWED FOR PARAPETS AND 
CLERESTORIES
**7' ADDITIONAL ALLOWED FOR SOLAR COLLECTORS
**15' ADDITIONAL ALLOWED FOR STAIR PENTHOUSE (25% 

MAX COVERAGE FOR 
CANOPIES, MECHANICAL, STAIR, ELEVATOR LOBBY)

PROPOSED MAXIMUM STRUCTURE HEIGHT (ABOVE AVERAGE GRADE 
PLANE):

*TO TOP OF ROOF: 72' - 5 1/4"
**TO TOP OF PARAPETS:  73'-4"
**TO TOP OF STAIR PENTHOUSE: 83' - 11 1/4"
**TO TOP OF ELEVATOR PENTHOUSE: 85' - 11 1/4"

SMC 23.47A.014
SETBACK REQUIREMENTS

23.47A.014.C  UPPER LEVEL SETBACK FROM STREET LOT LINES:
- PORTIONS OF STRUCTURES ABOVE 65 FEET MUST BE SET BACK FROM THE 

FRONT LOT LINE BY AN AVERAGE DEPTH OF 8 FEET.
PPRROOPPOOSSEEDD  AAVVEERRAAGGEE  SSEETTBBAACCKK  AABBOOVVEE  6655''  HHEEIIGGHHTT  ==  88..9922''

TTRRAANNSSPPAARREENNCCYY  FFAACCAADDEE  LLIIMMIITT
23.47A.008.B.2 
A MINIMUM OF 60% OF STREET-FACING FACADE  BETWEEN 2 AND 8 FEET MUST BE 
TRANSPARENT, APPLICABLE FOR NON-RESIDENTIAL USES:

MMIINNIIMMUUMM  TTRRAANNSSPPAARREENNCCYY  PPEERRCCEENNTTAAGGEE  ==  6600%%
PPRROOVVIIDDEEDD  TTRRAANNSSPPAARREENNTT  FFAACCAADDEE  ==  SSEEEE  DDIIAAGGRRAAMMSS  AANNDD  CCAALLCCUULLAATTIIOONNSS  OONN  TTHHIISS  
SSHHEEEETT

DDEEPPAARRTTUURREE  RREEQQUUEESSTTEEDD  FFOORR  BBEELLLLEEVVUUEE  AAVVEENNUUEE  &&  CCRRAAWWFFOORRDD  PPLLAACCEE
SSEEEE  SSHHEEEETT  GG--110044

BBLLAANNKK  FFAACCAADDEE  LLIIMMIITT
23.47A.008.A.2
BLANK FACADES ARE LIMITED TO SEGMENTS 20 FEET WIDE 
TOTAL WIDTH OF ALL BLANK FACADE SEGMENTS SHALL NOT EXCEED 40% OF THE 
WIDTH OF THE STREET FACING FACADE OF THE STRUCTURE ALONG THE STREET.
FACADES SHALL BE LOCATED WITHIN 10 FEET OF THE STREET LOT LINE, UNLESS 
WIDER SIDEWALKS, PLAZAS, OR OTHER APPROVED LANDSCAPED OR OPEN SPACES 
ARE PROVIDED.

MMAAXX  AALLLLOOWWEEDD  BBLLAANNKK  FFAACCAADDEE  ==  4400%%
PPRROOVVIIDDEEDD  BBLLAANNKK  FFAACCAADDEE  ==  SSEEEE  DDIIAAGGRRAAMMSS  AANNDD  CCAALLCCUULLAATTIIOONNSS  OONN  TTHHIISS  SSHHEEEETT

DDEEPPAARRTTUURREE  RREEQQUUEESSTTEEDD  FFOORR  CCRRAAWWFFOORRDD  PPLLAACCEE,,  SSEEEE  SSHHEEEETT  GG--110044

SMC 23.47A.008
STREET-LEVEL DEVELOPMENT 
STANDARDS

SEE FAR DIAGRAMS & CALCULATION ON SHEET G-103

SEE AVERAGE GRADE DIAGRAM & CALCULATION ON THIS SHEET

SEE SETBACK CALCULATION ON THIS SHEET AND G-104

SEE STREET LEVEL TRANSPARENCY + BLANK WALL DIAGRAMS ON THIS SHEET..

2

2

2

SMC 23.54.040
SOLID WASTE AND RECYCLABLE 
STORAGE AND ACCESS • REQUIRED STORAGE (OVER 51-100 DWELLING UNITS): 575 SF + 4 SF PER 

ADDITIONAL UNIT ABOVE 100
• FOR DEVELOPMENT W/ MORE THAN 100 DWELLING UNITS, THE REQUIRED MIN 

AREA FOR STORAGE SPACE MAY BE REDUCED BY 15%.
• MIXED USE DEVELOPMENT THAT CONTAINS BOTH RESIDENTIAL AND NON-

RESIDENTIAL USES SHALL MEET THE STORAGE SPACE REQUIREMENTS PLUS 50 
PERCENT OF THE REQUIREMENT FOR NON-RESIDENTIAL DEVELOPMENT. 

REQUIRED RESIDENTIAL: 575 + (4 X 4) = 575 + 12 = 587 SF *0.85 = 449999  SSFF (PER 
SMC 23.54.040.C)
REQUIRED COMMERCIAL (LIVE/WORK): 
(5,369.3 SF) < SF  15,000 SF= 175 SF * 0.50 = 8888  SSFF (PER SMC 23.54.040.B)

RREEQQUUIIRREEDD  TTOOTTAALL::  558877  SSFF
PPRROOPPOOSSEEDD::  771100..2255  SSFF
PPRROOPPOOSSEEDD  VVOOLLUUMMEE::    1100  CCYY//WWEEEEKK  RREECCYYCCLLEE,,  1100  CCYY//  WWEEEEKK  GGAARRBBAAGGEE,,  338844  
GGAALL//WWEEEEKK  CCOOMMPPOOSSTT

CCOOMMMMEERRCCIIAALL  CCOONNTTAAIINNEERRSS  
*PER SMC 23.54.040 CONTAINERS SHALL BE SEPARATE FROM RESIDENTIAL UNITS FOR 
RECYCLING AND COMPOST

PPRROOPPOOSSEEDD  VVOOLLUUMMEE::    9966  GGAALL//WWEEEEKK  RREECCYYCCLLEE,,  9966  GGAALL//WWEEEEKK  CCOOMMPPOOSSTT,, GARBAGE 
= ACCOMMODATED BY RESIDENTIAL TRASH CONTAINERS

SMC 23.54.015
REQUIRED PARKING NON-RESIDENTIAL USE:

REQUIRED: NO PARKING IS REQUIRED WITHIN URBAN CENTERS

RESIDENTIAL USE:
REQUIRED: NO PARKING IS REQUIRED WITHIN URBAN CENTERS
PPRROOPPOOSSEEDD::  NNOO  PPAARRKKIINNGG  PPRROOPPOOSSEEDD

BBIICCYYCCLLEE  PPAARRKKIINNGG:: 1 PER DWELLING UNIT (SMC 23.54.015 - TABLE D)
(FOOTNOTE 3): FOR RESIDENTIAL USES, AFTER THE 
FIRST 50 SPACES FOR BICYCLES ARE PROVIDED, 
ADDITIONAL SPACES ARE REQUIRED AT 3/4 THE RATIO 
REQUIRED IN TABLE D

LLOONNGG  TTEERRMM:: 98 TOTAL UNITS
(50 UNITS = 50 STALLS)+ (48 * .75 = 36 STALLS)

TTOOTTAALL  RREEQQUUIIRREEDD  LLOONNGG  TTEERRMM  BBIICCYYCCLLEE  PPAARRKKIINNGG  SSTTAALLLLSS  ==  8866  SSTTAALLLLSS

SSHHOORRTT  TTEERRMM:: 1 PER 20 UNITS 
98 UNITS  = 5 SHORT TERM BICYCLE SPACES

TTOOTTAALL  RREEQQUUIIRREEDD  SSHHOORRTT  TTEERRMM  BBIICCYYCCLLEE  PPAARRKKIINNGG  SSTTAALLLLSS  ==  55  SSTTAALLLLSS

PPRROOPPOOSSEEDD::  LLOONNGG  TTEERRMM 9999  BBIICCYYCCLLEE  SSTTAALLLLSS
SSHHOORRTT  TTEERRMM 66  BBIICCYYCCLLEE  SSTTAALLLLSS

SMC 23.47A.024
AMENITY AREA

REQUIRED: 5% OF GROSS FLOOR AREA IN RESIDENTIAL USE 
= 74,761 SF * .05 = 33,,773388  SSFF AARREEAA  RREEQQUUIIRREEDD
*AMENITY AREAS SHALL NOT BE ENCLOSED

PROPOSED: 33,,998800  SSFF  ((55..66%%))

SMC 23.47A.016
LANDSCAPING

REQUIRED: 00..3300  MMIINNIIMMUUMM  GGRREEEENN  FFAACCTTOORR, 

SMC 23.47A.017
PARKING LOCATION AND 
ACCESS

SEE SITE PLAN ON SHEET A1.10

REQUIRED: ALLEY ACCESS TO PARKING
PPRROOPPOOSSEEDD::  PPAARRKKIINNGG  EENNTTRRYY  OOFFFF  CCRRAAWWFFOORRDD  PPLLAACCEE

SEE LEVEL 2 PLAN ON SHEET A-102 &  LEVEL 3 ON SHEET A-103

SEE LEVEL 3  PLAN ON SHEET A-103

SEE DIAGRAM & CALCULATIONS ON SHEET G-101

REFER TO LANDSCAPE SHEETS FOR GREEN 
FACTOR CALCULATION AND DIAGRAMS.
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AVG. SETBACK ABOVE 65'
8.92

PROPERTY LINE

SSTTAAIIRR  PPEENNTTHHOOUUSSEE  LLIIMMIITT
322.27'

2

PPAARRAAPPEETT  LLIIMMIITT
311.27'
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0

132.00

AVERAGE SETBACK OVER 65' HEIGHT
AREA / LENGHT OF FACADE = AVERAGE SETBACK

1178.39 SF/ 132' = 8.92' AVG. SETBACK

PROPERTY LINE

BELLEVUE AVENUE

8.
921178.39 FS

ABOVE 65' HEIGHT SETBACK CALCULATIONS

  UPPER LEVEL SETBACK FROM STREET LOT LINES:
- PORTIONS OF STRUCTURES ABOVE 65 FEET MUST BE SET BACK FROM THE FRONT LOT LINE BY AN AVERAGE 
DEPTH OF 8 FEET.

AVERAGE SETBACK OVER 65' HEIGHT
AREA / LENGHT OF FACADE = AVERAGE SETBACK
1178.39 SF/ 132' = 8.92' AVG. SETBACK

RREEQQUUIIRREEDD  AAVVEERRAAGGEE  SSEETTBBAACCKK  AABBOOVVEE    6655''  HHEEIIGGHHTT  ==  88''

PPRROOPPOOSSEEDD  AAVVEERRAAGGEE  SSEETTBBAACCKK  AABBOOVVEE  6655''  HHEEIIGGHHTT  ==  88..9922''

PPEERR  SSMMCC  2233..4477AA..001144..CC
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1/16" = 1'-0"
E OLIVE WAY & BELLEVUE AVENUE - BLANK FACADE & TRANSPARENCY DIAGRAM1B

1/16" = 1'-0"
ZONING DIAGRAM - AVERAGE GRADE CALCULATION4

NNOORRTTHH
244.11'

EEAASSTT
230.83'

SOUTH
220.14'

WEST
233.45'

1/16" = 1'-0"
HEIGHT DIAGRAM3

1/16" = 1'-0"
ABOVE 65' HEIGHT -SETBACK AVG CALCULATION2

2

No. Issue Name Date
2 MUP CORR CYCLE 1 2021.11.19

1/16" = 1'-0"
CRAWFORD PLACE - BLANK FACADE AND TRANSPARENCY DIAGRAM1A

AVERAGE GRADE CALCULATION

GRADE AVERAGE: 232.27' 

SSMMCC  2233..8866..000066..AA..11..bb::    AATT  TTHHEE  MMIIDDPPOOIINNTT  OOFF  EEAACCHH  SSIIDDEE  OOFF  TTHHEE  SSMMAALLLLEESSTT  
RREECCTTAANNGGLLEE  TTHHAATT  CCAANN  BBEE  DDRRAAWWNN  TTOO  EENNCCLLOOSSEE  TTHHEE  SSTTRRUUCCTTUURREE..  

LENGTH
146.38'
146.38'
91.97'
91.97'

447766..77''

MIDPOINT ELEVATION
244.11'
220.14'
230.83'
233.45'

TOTAL
35,732.81
32,224.09
21,299.43
21,470.39

111100,,772266..7733

AVERAGE MIDPOINT ELEVATION             
AVERAGE GRADE REFERENCED TO 0'-0" DATUM 

RECTANGLE SIDE
NORTH
SOUTH
EAST
WEST

TTOOTTAALL

PROJECT ELEVATION 0'-0" = SURVEY ELEVATION 331.25'

=
=
=
=

X
X
X
X

(110,726.73/476.7) = 223322..2277''

STREET: BLANK FACADE CALCULATIONS

BBEELLLLEEVVUUEE AAVVEENNUUEE
BBLLAANNKK  FFAACCAADDEE  CCAALLCCUULLAATTIIOONN

TOTAL FACADE LENGTH  119.10' 
COMBINED BLANK FACADE LENGTH 

= 21.33'
MAX ALLOWED BLANK FACADE = 4400%%
PROVIDED BLANK FACADE 

= (21.33/119.10*100) = 1188%%

SSTTRREEEETT  LLEEVVEELL  TTRRAANNSSPPAARREENNCCYY  
CCAALLCCUULLAATTIIOONN

TOTAL FACADE AREA BTW 2' AND 8' 
= 715 SF

TOTAL TRANSPARENT FACADE AREA 
=366 SF

MIN REQUIRED TRANSPARENCY = 6600%%
PROVIDED TRANSPARENCY 

= (366/715 * 100) = 5511%%
DDEEPPAARRTTUURREE  RREEQQUUEESSTTEEDD  -- SSEEEE  SSHHEEEETT  
GG--110044

SSMMCC  2233..4477AA..000088

EEAASSTT  OOLLIIVVEE  WWAAYY
BBLLAANNKK  FFAACCAADDEE  CCAALLCCUULLAATTIIOONN

TOTAL FACADE LENGTH  38.33' 
COMBINED BLANK FACADE LENGTH 

= 2.7'
MAX ALLOWED BLANK FACADE = 4400%%
PROVIDED BLANK FACADE 

= (2.7/38.33*100) = 77%%

SSTTRREEEETT  LLEEVVEELL  TTRRAANNSSPPAARREENNCCYY  
CCAALLCCUULLAATTIIOONN

TOTAL FACADE AREA BTW 2' AND 8' 
= 229.96  SF

TOTAL TRANSPARENT FACADE AREA 
= 213.76 SF

MIN REQUIRED TRANSPARENCY = 6600%%
PROVIDED TRANSPARENCY 

=  (213.76/229.96*100) = 9933%%

CCRRAAWWFFOORRDD  PPLLAACCEE
BBLLAANNKK  FFAACCAADDEE  CCAALLCCUULLAATTIIOONN

TOTAL FACADE LENGTH  132.99' 
COMBINED BLANK FACADE LENGTH 

= 59.96'
MAX ALLOWED BLANK FACADE = 4400%%
PROVIDED BLANK FACADE 

= (59.96/132.99*100) = 4422..2233%%

SSTTRREEEETT  LLEEVVEELL  TTRRAANNSSPPAARREENNCCYY  
CCAALLCCUULLAATTIIOONN

TOTAL FACADE AREA BTW 2' AND 8' 
= 797.94  SF

TOTAL TRANSPARENT FACADE AREA 
=206 SF

MIN REQUIRED TRANSPARENCY = 6600%%
PROVIDED TRANSPARENCY 

=  (206/797.94*100) = 2255..8822%%
DDEEPPAARRTTUURREE  RREEQQUUEESSTTEEDD  -- SSEEEE  SSHHEEEETT  
GG--110044
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LAND USE/ZONING CODE SUMMARY

OVERLAY

ZONE NC3-75 (M)

FIRST HILL/CAPITOL HILL URBAN CENTER

ECA 40% STEEP SLOPE,

LOT AREA 15,346 SF APPROXIMATELY

SMC 23.47A.004
PERMITTED USES

PERMITTED OUTRIGHT PER TABLE A FOR 23.47A.004
RESIDENTIAL, COMMERCIAL

SMC 23.47A.013
FLOOR AREA RATIO

LIMIT: 5.5 BASE FAR
MAXIMUM FAR PER INCENTIVES 
(SMC 23.48.220, TABLE B)

PROPOSED: 4.8 FAR

SMC 23.47A.012
STRUCTURE HEIGHT

ALLOWED MAXIMUM STRUCTURE HEIGHT:  
75' MAX FOR STRUCTURES IN NON-RESIDENTIAL OR LIVE-
WORK USE
75' MAX FOR STRUCTURES IN RESIDENTIAL USE

**4' ADDITIONAL ALLOWED FOR PARAPETS AND 
CLERESTORIES
**7' ADDITIONAL ALLOWED FOR SOLAR COLLECTORS
**15' ADDITIONAL ALLOWED FOR STAIR PENTHOUSE (25% 

MAX COVERAGE FOR 
CANOPIES, MECHANICAL, STAIR, ELEVATOR LOBBY)

PROPOSED MAXIMUM STRUCTURE HEIGHT (ABOVE AVERAGE GRADE 
PLANE):

*TO TOP OF ROOF: 72' - 5 1/4"
**TO TOP OF PARAPETS:  73'-4"
**TO TOP OF STAIR PENTHOUSE: 83' - 11 1/4"
**TO TOP OF ELEVATOR PENTHOUSE: 85' - 11 1/4"

SMC 23.47A.014
SETBACK REQUIREMENTS

23.47A.014.C  UPPER LEVEL SETBACK FROM STREET LOT LINES:
- PORTIONS OF STRUCTURES ABOVE 65 FEET MUST BE SET BACK FROM THE 

FRONT LOT LINE BY AN AVERAGE DEPTH OF 8 FEET.
PPRROOPPOOSSEEDD  AAVVEERRAAGGEE  SSEETTBBAACCKK  AABBOOVVEE  6655''  HHEEIIGGHHTT  ==  88..9922''

TTRRAANNSSPPAARREENNCCYY  FFAACCAADDEE  LLIIMMIITT
23.47A.008.B.2 
A MINIMUM OF 60% OF STREET-FACING FACADE  BETWEEN 2 AND 8 FEET MUST BE 
TRANSPARENT, APPLICABLE FOR NON-RESIDENTIAL USES:

MMIINNIIMMUUMM  TTRRAANNSSPPAARREENNCCYY  PPEERRCCEENNTTAAGGEE  ==  6600%%
PPRROOVVIIDDEEDD  TTRRAANNSSPPAARREENNTT  FFAACCAADDEE  ==  SSEEEE  DDIIAAGGRRAAMMSS  AANNDD  CCAALLCCUULLAATTIIOONNSS  OONN  TTHHIISS  
SSHHEEEETT

DDEEPPAARRTTUURREE  RREEQQUUEESSTTEEDD  FFOORR  BBEELLLLEEVVUUEE  AAVVEENNUUEE  &&  CCRRAAWWFFOORRDD  PPLLAACCEE
SSEEEE  SSHHEEEETT  GG--110044

BBLLAANNKK  FFAACCAADDEE  LLIIMMIITT
23.47A.008.A.2
BLANK FACADES ARE LIMITED TO SEGMENTS 20 FEET WIDE 
TOTAL WIDTH OF ALL BLANK FACADE SEGMENTS SHALL NOT EXCEED 40% OF THE 
WIDTH OF THE STREET FACING FACADE OF THE STRUCTURE ALONG THE STREET.
FACADES SHALL BE LOCATED WITHIN 10 FEET OF THE STREET LOT LINE, UNLESS 
WIDER SIDEWALKS, PLAZAS, OR OTHER APPROVED LANDSCAPED OR OPEN SPACES 
ARE PROVIDED.

MMAAXX  AALLLLOOWWEEDD  BBLLAANNKK  FFAACCAADDEE  ==  4400%%
PPRROOVVIIDDEEDD  BBLLAANNKK  FFAACCAADDEE  ==  SSEEEE  DDIIAAGGRRAAMMSS  AANNDD  CCAALLCCUULLAATTIIOONNSS  OONN  TTHHIISS  SSHHEEEETT

DDEEPPAARRTTUURREE  RREEQQUUEESSTTEEDD  FFOORR  CCRRAAWWFFOORRDD  PPLLAACCEE,,  SSEEEE  SSHHEEEETT  GG--110044

SMC 23.47A.008
STREET-LEVEL DEVELOPMENT 
STANDARDS

SEE FAR DIAGRAMS & CALCULATION ON SHEET G-103

SEE AVERAGE GRADE DIAGRAM & CALCULATION ON THIS SHEET

SEE SETBACK CALCULATION ON THIS SHEET AND G-104

SEE STREET LEVEL TRANSPARENCY + BLANK WALL DIAGRAMS ON THIS SHEET..

2

2

2

SMC 23.54.040
SOLID WASTE AND RECYCLABLE 
STORAGE AND ACCESS • REQUIRED STORAGE (OVER 51-100 DWELLING UNITS): 575 SF + 4 SF PER 

ADDITIONAL UNIT ABOVE 100
• FOR DEVELOPMENT W/ MORE THAN 100 DWELLING UNITS, THE REQUIRED MIN 

AREA FOR STORAGE SPACE MAY BE REDUCED BY 15%.
• MIXED USE DEVELOPMENT THAT CONTAINS BOTH RESIDENTIAL AND NON-

RESIDENTIAL USES SHALL MEET THE STORAGE SPACE REQUIREMENTS PLUS 50 
PERCENT OF THE REQUIREMENT FOR NON-RESIDENTIAL DEVELOPMENT. 

REQUIRED RESIDENTIAL: 575 + (4 X 4) = 575 + 12 = 587 SF *0.85 = 449999  SSFF (PER 
SMC 23.54.040.C)
REQUIRED COMMERCIAL (LIVE/WORK): 
(5,369.3 SF) < SF  15,000 SF= 175 SF * 0.50 = 8888  SSFF (PER SMC 23.54.040.B)

RREEQQUUIIRREEDD  TTOOTTAALL::  558877  SSFF
PPRROOPPOOSSEEDD::  771100..2255  SSFF
PPRROOPPOOSSEEDD  VVOOLLUUMMEE::    1100  CCYY//WWEEEEKK  RREECCYYCCLLEE,,  1100  CCYY//  WWEEEEKK  GGAARRBBAAGGEE,,  338844  
GGAALL//WWEEEEKK  CCOOMMPPOOSSTT

CCOOMMMMEERRCCIIAALL  CCOONNTTAAIINNEERRSS  
*PER SMC 23.54.040 CONTAINERS SHALL BE SEPARATE FROM RESIDENTIAL UNITS FOR 
RECYCLING AND COMPOST

PPRROOPPOOSSEEDD  VVOOLLUUMMEE::    9966  GGAALL//WWEEEEKK  RREECCYYCCLLEE,,  9966  GGAALL//WWEEEEKK  CCOOMMPPOOSSTT,, GARBAGE 
= ACCOMMODATED BY RESIDENTIAL TRASH CONTAINERS

SMC 23.54.015
REQUIRED PARKING NON-RESIDENTIAL USE:

REQUIRED: NO PARKING IS REQUIRED WITHIN URBAN CENTERS

RESIDENTIAL USE:
REQUIRED: NO PARKING IS REQUIRED WITHIN URBAN CENTERS
PPRROOPPOOSSEEDD::  NNOO  PPAARRKKIINNGG  PPRROOPPOOSSEEDD

BBIICCYYCCLLEE  PPAARRKKIINNGG:: 1 PER DWELLING UNIT (SMC 23.54.015 - TABLE D)
(FOOTNOTE 3): FOR RESIDENTIAL USES, AFTER THE 
FIRST 50 SPACES FOR BICYCLES ARE PROVIDED, 
ADDITIONAL SPACES ARE REQUIRED AT 3/4 THE RATIO 
REQUIRED IN TABLE D

LLOONNGG  TTEERRMM:: 98 TOTAL UNITS
(50 UNITS = 50 STALLS)+ (48 * .75 = 36 STALLS)

TTOOTTAALL  RREEQQUUIIRREEDD  LLOONNGG  TTEERRMM  BBIICCYYCCLLEE  PPAARRKKIINNGG  SSTTAALLLLSS  ==  8866  SSTTAALLLLSS

SSHHOORRTT  TTEERRMM:: 1 PER 20 UNITS 
98 UNITS  = 5 SHORT TERM BICYCLE SPACES

TTOOTTAALL  RREEQQUUIIRREEDD  SSHHOORRTT  TTEERRMM  BBIICCYYCCLLEE  PPAARRKKIINNGG  SSTTAALLLLSS  ==  55  SSTTAALLLLSS

PPRROOPPOOSSEEDD::  LLOONNGG  TTEERRMM 9999  BBIICCYYCCLLEE  SSTTAALLLLSS
SSHHOORRTT  TTEERRMM 66  BBIICCYYCCLLEE  SSTTAALLLLSS

SMC 23.47A.024
AMENITY AREA

REQUIRED: 5% OF GROSS FLOOR AREA IN RESIDENTIAL USE 
= 74,761 SF * .05 = 33,,773388  SSFF AARREEAA  RREEQQUUIIRREEDD
*AMENITY AREAS SHALL NOT BE ENCLOSED

PROPOSED: 33,,998800  SSFF  ((55..66%%))

SMC 23.47A.016
LANDSCAPING

REQUIRED: 00..3300  MMIINNIIMMUUMM  GGRREEEENN  FFAACCTTOORR, 

SMC 23.47A.017
PARKING LOCATION AND 
ACCESS

SEE SITE PLAN ON SHEET A1.10

REQUIRED: ALLEY ACCESS TO PARKING
PPRROOPPOOSSEEDD::  PPAARRKKIINNGG  EENNTTRRYY  OOFFFF  CCRRAAWWFFOORRDD  PPLLAACCEE

SEE LEVEL 2 PLAN ON SHEET A-102 &  LEVEL 3 ON SHEET A-103

SEE LEVEL 3  PLAN ON SHEET A-103

SEE DIAGRAM & CALCULATIONS ON SHEET G-101

REFER TO LANDSCAPE SHEETS FOR GREEN 
FACTOR CALCULATION AND DIAGRAMS.
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AREA / LENGHT OF FACADE = AVERAGE SETBACK

1178.39 SF/ 132' = 8.92' AVG. SETBACK

PROPERTY LINE

BELLEVUE AVENUE
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921178.39 FS

ABOVE 65' HEIGHT SETBACK CALCULATIONS

  UPPER LEVEL SETBACK FROM STREET LOT LINES:
- PORTIONS OF STRUCTURES ABOVE 65 FEET MUST BE SET BACK FROM THE FRONT LOT LINE BY AN AVERAGE 
DEPTH OF 8 FEET.

AVERAGE SETBACK OVER 65' HEIGHT
AREA / LENGHT OF FACADE = AVERAGE SETBACK
1178.39 SF/ 132' = 8.92' AVG. SETBACK

RREEQQUUIIRREEDD  AAVVEERRAAGGEE  SSEETTBBAACCKK  AABBOOVVEE    6655''  HHEEIIGGHHTT  ==  88''

PPRROOPPOOSSEEDD  AAVVEERRAAGGEE  SSEETTBBAACCKK  AABBOOVVEE  6655''  HHEEIIGGHHTT  ==  88..9922''
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G-100

ZONING CODE ANALYSIS

01/08/20 2021020.00

1/16" = 1'-0"
E OLIVE WAY & BELLEVUE AVENUE - BLANK FACADE & TRANSPARENCY DIAGRAM1B

1/16" = 1'-0"
ZONING DIAGRAM - AVERAGE GRADE CALCULATION4

NNOORRTTHH
244.11'

EEAASSTT
230.83'

SOUTH
220.14'

WEST
233.45'

1/16" = 1'-0"
HEIGHT DIAGRAM3

1/16" = 1'-0"
ABOVE 65' HEIGHT -SETBACK AVG CALCULATION2

2

No. Issue Name Date
2 MUP CORR CYCLE 1 2021.11.19

1/16" = 1'-0"
CRAWFORD PLACE - BLANK FACADE AND TRANSPARENCY DIAGRAM1A

AVERAGE GRADE CALCULATION

GRADE AVERAGE: 232.27' 

SSMMCC  2233..8866..000066..AA..11..bb::    AATT  TTHHEE  MMIIDDPPOOIINNTT  OOFF  EEAACCHH  SSIIDDEE  OOFF  TTHHEE  SSMMAALLLLEESSTT  
RREECCTTAANNGGLLEE  TTHHAATT  CCAANN  BBEE  DDRRAAWWNN  TTOO  EENNCCLLOOSSEE  TTHHEE  SSTTRRUUCCTTUURREE..  

LENGTH
146.38'
146.38'
91.97'
91.97'

447766..77''

MIDPOINT ELEVATION
244.11'
220.14'
230.83'
233.45'

TOTAL
35,732.81
32,224.09
21,299.43
21,470.39

111100,,772266..7733

AVERAGE MIDPOINT ELEVATION             
AVERAGE GRADE REFERENCED TO 0'-0" DATUM 

RECTANGLE SIDE
NORTH
SOUTH
EAST
WEST

TTOOTTAALL

PROJECT ELEVATION 0'-0" = SURVEY ELEVATION 331.25'

=
=
=
=

X
X
X
X

(110,726.73/476.7) = 223322..2277''

STREET: BLANK FACADE CALCULATIONS

BBEELLLLEEVVUUEE AAVVEENNUUEE
BBLLAANNKK  FFAACCAADDEE  CCAALLCCUULLAATTIIOONN

TOTAL FACADE LENGTH  119.10' 
COMBINED BLANK FACADE LENGTH 

= 21.33'
MAX ALLOWED BLANK FACADE = 4400%%
PROVIDED BLANK FACADE 

= (21.33/119.10*100) = 1188%%

SSTTRREEEETT  LLEEVVEELL  TTRRAANNSSPPAARREENNCCYY  
CCAALLCCUULLAATTIIOONN

TOTAL FACADE AREA BTW 2' AND 8' 
= 715 SF

TOTAL TRANSPARENT FACADE AREA 
=366 SF

MIN REQUIRED TRANSPARENCY = 6600%%
PROVIDED TRANSPARENCY 

= (366/715 * 100) = 5511%%
DDEEPPAARRTTUURREE  RREEQQUUEESSTTEEDD  -- SSEEEE  SSHHEEEETT  
GG--110044

SSMMCC  2233..4477AA..000088

EEAASSTT  OOLLIIVVEE  WWAAYY
BBLLAANNKK  FFAACCAADDEE  CCAALLCCUULLAATTIIOONN

TOTAL FACADE LENGTH  38.33' 
COMBINED BLANK FACADE LENGTH 

= 2.7'
MAX ALLOWED BLANK FACADE = 4400%%
PROVIDED BLANK FACADE 

= (2.7/38.33*100) = 77%%

SSTTRREEEETT  LLEEVVEELL  TTRRAANNSSPPAARREENNCCYY  
CCAALLCCUULLAATTIIOONN

TOTAL FACADE AREA BTW 2' AND 8' 
= 229.96  SF

TOTAL TRANSPARENT FACADE AREA 
= 213.76 SF

MIN REQUIRED TRANSPARENCY = 6600%%
PROVIDED TRANSPARENCY 

=  (213.76/229.96*100) = 9933%%

CCRRAAWWFFOORRDD  PPLLAACCEE
BBLLAANNKK  FFAACCAADDEE  CCAALLCCUULLAATTIIOONN

TOTAL FACADE LENGTH  132.99' 
COMBINED BLANK FACADE LENGTH 

= 59.96'
MAX ALLOWED BLANK FACADE = 4400%%
PROVIDED BLANK FACADE 

= (59.96/132.99*100) = 4422..2233%%

SSTTRREEEETT  LLEEVVEELL  TTRRAANNSSPPAARREENNCCYY  
CCAALLCCUULLAATTIIOONN

TOTAL FACADE AREA BTW 2' AND 8' 
= 797.94  SF

TOTAL TRANSPARENT FACADE AREA 
=206 SF

MIN REQUIRED TRANSPARENCY = 6600%%
PROVIDED TRANSPARENCY 

=  (206/797.94*100) = 2255..8822%%
DDEEPPAARRTTUURREE  RREEQQUUEESSTTEEDD  -- SSEEEE  SSHHEEEETT  
GG--110044

7.17 7.17

GLAZING

7.17 7.17 7.17 7.17 7.17 7.33

6'
 - 

0"
2'

 - 
0"

2.502.501.831.831.831.83
1.831.831.83

VERTICAL TRELLIS VERTICAL TRELLIS

BELLEVUE AVENUE WIDTH = 119.10
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91
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146.38

220'

221'

222' 223'

224'

225'
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235'

240'

244'

LAND USE/ZONING CODE SUMMARY

OVERLAY

ZONE NC3-75 (M)

FIRST HILL/CAPITOL HILL URBAN CENTER

ECA 40% STEEP SLOPE,

LOT AREA 15,346 SF APPROXIMATELY

SMC 23.47A.004
PERMITTED USES

PERMITTED OUTRIGHT PER TABLE A FOR 23.47A.004
RESIDENTIAL, COMMERCIAL

SMC 23.47A.013
FLOOR AREA RATIO

LIMIT: 5.5 BASE FAR
MAXIMUM FAR PER INCENTIVES 
(SMC 23.48.220, TABLE B)

PROPOSED: 4.8 FAR

SMC 23.47A.012
STRUCTURE HEIGHT

ALLOWED MAXIMUM STRUCTURE HEIGHT:  
75' MAX FOR STRUCTURES IN NON-RESIDENTIAL OR LIVE-
WORK USE
75' MAX FOR STRUCTURES IN RESIDENTIAL USE

**4' ADDITIONAL ALLOWED FOR PARAPETS AND 
CLERESTORIES
**7' ADDITIONAL ALLOWED FOR SOLAR COLLECTORS
**15' ADDITIONAL ALLOWED FOR STAIR PENTHOUSE (25% 

MAX COVERAGE FOR 
CANOPIES, MECHANICAL, STAIR, ELEVATOR LOBBY)

PROPOSED MAXIMUM STRUCTURE HEIGHT (ABOVE AVERAGE GRADE 
PLANE):

*TO TOP OF ROOF: 72' - 5 1/4"
**TO TOP OF PARAPETS:  73'-4"
**TO TOP OF STAIR PENTHOUSE: 83' - 11 1/4"
**TO TOP OF ELEVATOR PENTHOUSE: 85' - 11 1/4"

SMC 23.47A.014
SETBACK REQUIREMENTS

23.47A.014.C  UPPER LEVEL SETBACK FROM STREET LOT LINES:
- PORTIONS OF STRUCTURES ABOVE 65 FEET MUST BE SET BACK FROM THE 

FRONT LOT LINE BY AN AVERAGE DEPTH OF 8 FEET.
PPRROOPPOOSSEEDD  AAVVEERRAAGGEE  SSEETTBBAACCKK  AABBOOVVEE  6655''  HHEEIIGGHHTT  ==  88..9922''

TTRRAANNSSPPAARREENNCCYY  FFAACCAADDEE  LLIIMMIITT
23.47A.008.B.2 
A MINIMUM OF 60% OF STREET-FACING FACADE  BETWEEN 2 AND 8 FEET MUST BE 
TRANSPARENT, APPLICABLE FOR NON-RESIDENTIAL USES:

MMIINNIIMMUUMM  TTRRAANNSSPPAARREENNCCYY  PPEERRCCEENNTTAAGGEE  ==  6600%%
PPRROOVVIIDDEEDD  TTRRAANNSSPPAARREENNTT  FFAACCAADDEE  ==  SSEEEE  DDIIAAGGRRAAMMSS  AANNDD  CCAALLCCUULLAATTIIOONNSS  OONN  TTHHIISS  
SSHHEEEETT

DDEEPPAARRTTUURREE  RREEQQUUEESSTTEEDD  FFOORR  BBEELLLLEEVVUUEE  AAVVEENNUUEE  &&  CCRRAAWWFFOORRDD  PPLLAACCEE
SSEEEE  SSHHEEEETT  GG--110044

BBLLAANNKK  FFAACCAADDEE  LLIIMMIITT
23.47A.008.A.2
BLANK FACADES ARE LIMITED TO SEGMENTS 20 FEET WIDE 
TOTAL WIDTH OF ALL BLANK FACADE SEGMENTS SHALL NOT EXCEED 40% OF THE 
WIDTH OF THE STREET FACING FACADE OF THE STRUCTURE ALONG THE STREET.
FACADES SHALL BE LOCATED WITHIN 10 FEET OF THE STREET LOT LINE, UNLESS 
WIDER SIDEWALKS, PLAZAS, OR OTHER APPROVED LANDSCAPED OR OPEN SPACES 
ARE PROVIDED.

MMAAXX  AALLLLOOWWEEDD  BBLLAANNKK  FFAACCAADDEE  ==  4400%%
PPRROOVVIIDDEEDD  BBLLAANNKK  FFAACCAADDEE  ==  SSEEEE  DDIIAAGGRRAAMMSS  AANNDD  CCAALLCCUULLAATTIIOONNSS  OONN  TTHHIISS  SSHHEEEETT

DDEEPPAARRTTUURREE  RREEQQUUEESSTTEEDD  FFOORR  CCRRAAWWFFOORRDD  PPLLAACCEE,,  SSEEEE  SSHHEEEETT  GG--110044

SMC 23.47A.008
STREET-LEVEL DEVELOPMENT 
STANDARDS

SEE FAR DIAGRAMS & CALCULATION ON SHEET G-103

SEE AVERAGE GRADE DIAGRAM & CALCULATION ON THIS SHEET

SEE SETBACK CALCULATION ON THIS SHEET AND G-104

SEE STREET LEVEL TRANSPARENCY + BLANK WALL DIAGRAMS ON THIS SHEET..

2

2

2

SMC 23.54.040
SOLID WASTE AND RECYCLABLE 
STORAGE AND ACCESS • REQUIRED STORAGE (OVER 51-100 DWELLING UNITS): 575 SF + 4 SF PER 

ADDITIONAL UNIT ABOVE 100
• FOR DEVELOPMENT W/ MORE THAN 100 DWELLING UNITS, THE REQUIRED MIN 

AREA FOR STORAGE SPACE MAY BE REDUCED BY 15%.
• MIXED USE DEVELOPMENT THAT CONTAINS BOTH RESIDENTIAL AND NON-

RESIDENTIAL USES SHALL MEET THE STORAGE SPACE REQUIREMENTS PLUS 50 
PERCENT OF THE REQUIREMENT FOR NON-RESIDENTIAL DEVELOPMENT. 

REQUIRED RESIDENTIAL: 575 + (4 X 4) = 575 + 12 = 587 SF *0.85 = 449999  SSFF (PER 
SMC 23.54.040.C)
REQUIRED COMMERCIAL (LIVE/WORK): 
(5,369.3 SF) < SF  15,000 SF= 175 SF * 0.50 = 8888  SSFF (PER SMC 23.54.040.B)

RREEQQUUIIRREEDD  TTOOTTAALL::  558877  SSFF
PPRROOPPOOSSEEDD::  771100..2255  SSFF
PPRROOPPOOSSEEDD  VVOOLLUUMMEE::    1100  CCYY//WWEEEEKK  RREECCYYCCLLEE,,  1100  CCYY//  WWEEEEKK  GGAARRBBAAGGEE,,  338844  
GGAALL//WWEEEEKK  CCOOMMPPOOSSTT

CCOOMMMMEERRCCIIAALL  CCOONNTTAAIINNEERRSS  
*PER SMC 23.54.040 CONTAINERS SHALL BE SEPARATE FROM RESIDENTIAL UNITS FOR 
RECYCLING AND COMPOST

PPRROOPPOOSSEEDD  VVOOLLUUMMEE::    9966  GGAALL//WWEEEEKK  RREECCYYCCLLEE,,  9966  GGAALL//WWEEEEKK  CCOOMMPPOOSSTT,, GARBAGE 
= ACCOMMODATED BY RESIDENTIAL TRASH CONTAINERS

SMC 23.54.015
REQUIRED PARKING NON-RESIDENTIAL USE:

REQUIRED: NO PARKING IS REQUIRED WITHIN URBAN CENTERS

RESIDENTIAL USE:
REQUIRED: NO PARKING IS REQUIRED WITHIN URBAN CENTERS
PPRROOPPOOSSEEDD::  NNOO  PPAARRKKIINNGG  PPRROOPPOOSSEEDD

BBIICCYYCCLLEE  PPAARRKKIINNGG:: 1 PER DWELLING UNIT (SMC 23.54.015 - TABLE D)
(FOOTNOTE 3): FOR RESIDENTIAL USES, AFTER THE 
FIRST 50 SPACES FOR BICYCLES ARE PROVIDED, 
ADDITIONAL SPACES ARE REQUIRED AT 3/4 THE RATIO 
REQUIRED IN TABLE D

LLOONNGG  TTEERRMM:: 98 TOTAL UNITS
(50 UNITS = 50 STALLS)+ (48 * .75 = 36 STALLS)

TTOOTTAALL  RREEQQUUIIRREEDD  LLOONNGG  TTEERRMM  BBIICCYYCCLLEE  PPAARRKKIINNGG  SSTTAALLLLSS  ==  8866  SSTTAALLLLSS

SSHHOORRTT  TTEERRMM:: 1 PER 20 UNITS 
98 UNITS  = 5 SHORT TERM BICYCLE SPACES

TTOOTTAALL  RREEQQUUIIRREEDD  SSHHOORRTT  TTEERRMM  BBIICCYYCCLLEE  PPAARRKKIINNGG  SSTTAALLLLSS  ==  55  SSTTAALLLLSS

PPRROOPPOOSSEEDD::  LLOONNGG  TTEERRMM 9999  BBIICCYYCCLLEE  SSTTAALLLLSS
SSHHOORRTT  TTEERRMM 66  BBIICCYYCCLLEE  SSTTAALLLLSS

SMC 23.47A.024
AMENITY AREA

REQUIRED: 5% OF GROSS FLOOR AREA IN RESIDENTIAL USE 
= 74,761 SF * .05 = 33,,773388  SSFF AARREEAA  RREEQQUUIIRREEDD
*AMENITY AREAS SHALL NOT BE ENCLOSED

PROPOSED: 33,,998800  SSFF  ((55..66%%))

SMC 23.47A.016
LANDSCAPING

REQUIRED: 00..3300  MMIINNIIMMUUMM  GGRREEEENN  FFAACCTTOORR, 

SMC 23.47A.017
PARKING LOCATION AND 
ACCESS

SEE SITE PLAN ON SHEET A1.10

REQUIRED: ALLEY ACCESS TO PARKING
PPRROOPPOOSSEEDD::  PPAARRKKIINNGG  EENNTTRRYY  OOFFFF  CCRRAAWWFFOORRDD  PPLLAACCEE

SEE LEVEL 2 PLAN ON SHEET A-102 &  LEVEL 3 ON SHEET A-103

SEE LEVEL 3  PLAN ON SHEET A-103

SEE DIAGRAM & CALCULATIONS ON SHEET G-101

REFER TO LANDSCAPE SHEETS FOR GREEN 
FACTOR CALCULATION AND DIAGRAMS.
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ABOVE 65' HEIGHT SETBACK CALCULATIONS

  UPPER LEVEL SETBACK FROM STREET LOT LINES:
- PORTIONS OF STRUCTURES ABOVE 65 FEET MUST BE SET BACK FROM THE FRONT LOT LINE BY AN AVERAGE 
DEPTH OF 8 FEET.

AVERAGE SETBACK OVER 65' HEIGHT
AREA / LENGHT OF FACADE = AVERAGE SETBACK
1178.39 SF/ 132' = 8.92' AVG. SETBACK
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G-100

ZONING CODE ANALYSIS

01/08/20 2021020.00

1/16" = 1'-0"
E OLIVE WAY & BELLEVUE AVENUE - BLANK FACADE & TRANSPARENCY DIAGRAM1B

1/16" = 1'-0"
ZONING DIAGRAM - AVERAGE GRADE CALCULATION4

NNOORRTTHH
244.11'

EEAASSTT
230.83'

SOUTH
220.14'

WEST
233.45'

1/16" = 1'-0"
HEIGHT DIAGRAM3

1/16" = 1'-0"
ABOVE 65' HEIGHT -SETBACK AVG CALCULATION2

2

No. Issue Name Date
2 MUP CORR CYCLE 1 2021.11.19

1/16" = 1'-0"
CRAWFORD PLACE - BLANK FACADE AND TRANSPARENCY DIAGRAM1A

AVERAGE GRADE CALCULATION

GRADE AVERAGE: 232.27' 

SSMMCC  2233..8866..000066..AA..11..bb::    AATT  TTHHEE  MMIIDDPPOOIINNTT  OOFF  EEAACCHH  SSIIDDEE  OOFF  TTHHEE  SSMMAALLLLEESSTT  
RREECCTTAANNGGLLEE  TTHHAATT  CCAANN  BBEE  DDRRAAWWNN  TTOO  EENNCCLLOOSSEE  TTHHEE  SSTTRRUUCCTTUURREE..  

LENGTH
146.38'
146.38'
91.97'
91.97'

447766..77''

MIDPOINT ELEVATION
244.11'
220.14'
230.83'
233.45'

TOTAL
35,732.81
32,224.09
21,299.43
21,470.39

111100,,772266..7733

AVERAGE MIDPOINT ELEVATION             
AVERAGE GRADE REFERENCED TO 0'-0" DATUM 

RECTANGLE SIDE
NORTH
SOUTH
EAST
WEST

TTOOTTAALL

PROJECT ELEVATION 0'-0" = SURVEY ELEVATION 331.25'

=
=
=
=

X
X
X
X

(110,726.73/476.7) = 223322..2277''

STREET: BLANK FACADE CALCULATIONS

BBEELLLLEEVVUUEE AAVVEENNUUEE
BBLLAANNKK  FFAACCAADDEE  CCAALLCCUULLAATTIIOONN

TOTAL FACADE LENGTH  119.10' 
COMBINED BLANK FACADE LENGTH 

= 21.33'
MAX ALLOWED BLANK FACADE = 4400%%
PROVIDED BLANK FACADE 

= (21.33/119.10*100) = 1188%%

SSTTRREEEETT  LLEEVVEELL  TTRRAANNSSPPAARREENNCCYY  
CCAALLCCUULLAATTIIOONN

TOTAL FACADE AREA BTW 2' AND 8' 
= 715 SF

TOTAL TRANSPARENT FACADE AREA 
=366 SF

MIN REQUIRED TRANSPARENCY = 6600%%
PROVIDED TRANSPARENCY 

= (366/715 * 100) = 5511%%
DDEEPPAARRTTUURREE  RREEQQUUEESSTTEEDD  -- SSEEEE  SSHHEEEETT  
GG--110044

SSMMCC  2233..4477AA..000088

EEAASSTT  OOLLIIVVEE  WWAAYY
BBLLAANNKK  FFAACCAADDEE  CCAALLCCUULLAATTIIOONN

TOTAL FACADE LENGTH  38.33' 
COMBINED BLANK FACADE LENGTH 

= 2.7'
MAX ALLOWED BLANK FACADE = 4400%%
PROVIDED BLANK FACADE 

= (2.7/38.33*100) = 77%%

SSTTRREEEETT  LLEEVVEELL  TTRRAANNSSPPAARREENNCCYY  
CCAALLCCUULLAATTIIOONN

TOTAL FACADE AREA BTW 2' AND 8' 
= 229.96  SF

TOTAL TRANSPARENT FACADE AREA 
= 213.76 SF

MIN REQUIRED TRANSPARENCY = 6600%%
PROVIDED TRANSPARENCY 

=  (213.76/229.96*100) = 9933%%

CCRRAAWWFFOORRDD  PPLLAACCEE
BBLLAANNKK  FFAACCAADDEE  CCAALLCCUULLAATTIIOONN

TOTAL FACADE LENGTH  132.99' 
COMBINED BLANK FACADE LENGTH 

= 59.96'
MAX ALLOWED BLANK FACADE = 4400%%
PROVIDED BLANK FACADE 

= (59.96/132.99*100) = 4422..2233%%

SSTTRREEEETT  LLEEVVEELL  TTRRAANNSSPPAARREENNCCYY  
CCAALLCCUULLAATTIIOONN

TOTAL FACADE AREA BTW 2' AND 8' 
= 797.94  SF

TOTAL TRANSPARENT FACADE AREA 
=206 SF

MIN REQUIRED TRANSPARENCY = 6600%%
PROVIDED TRANSPARENCY 

=  (206/797.94*100) = 2255..8822%%
DDEEPPAARRTTUURREE  RREEQQUUEESSTTEEDD  -- SSEEEE  SSHHEEEETT  
GG--110044

7.17 7.17

GLAZING

7.17 7.17 7.17 7.17 7.17 7.33

6'
 - 

0"
2'

 - 
0"

2.502.501.831.831.831.83
1.831.831.83

VERTICAL TRELLIS VERTICAL TRELLIS

BELLEVUE AVENUE WIDTH = 119.10

3.42

91
.9

7

146.38

220'

221'

222' 223'

224'

225'

235'

240'

245'

225'

230'

235'

240'

244'

LAND USE/ZONING CODE SUMMARY

OVERLAY

ZONE NC3-75 (M)

FIRST HILL/CAPITOL HILL URBAN CENTER

ECA 40% STEEP SLOPE,

LOT AREA 15,346 SF APPROXIMATELY

SMC 23.47A.004
PERMITTED USES

PERMITTED OUTRIGHT PER TABLE A FOR 23.47A.004
RESIDENTIAL, COMMERCIAL

SMC 23.47A.013
FLOOR AREA RATIO

LIMIT: 5.5 BASE FAR
MAXIMUM FAR PER INCENTIVES 
(SMC 23.48.220, TABLE B)

PROPOSED: 4.8 FAR

SMC 23.47A.012
STRUCTURE HEIGHT

ALLOWED MAXIMUM STRUCTURE HEIGHT:  
75' MAX FOR STRUCTURES IN NON-RESIDENTIAL OR LIVE-
WORK USE
75' MAX FOR STRUCTURES IN RESIDENTIAL USE

**4' ADDITIONAL ALLOWED FOR PARAPETS AND 
CLERESTORIES
**7' ADDITIONAL ALLOWED FOR SOLAR COLLECTORS
**15' ADDITIONAL ALLOWED FOR STAIR PENTHOUSE (25% 

MAX COVERAGE FOR 
CANOPIES, MECHANICAL, STAIR, ELEVATOR LOBBY)

PROPOSED MAXIMUM STRUCTURE HEIGHT (ABOVE AVERAGE GRADE 
PLANE):

*TO TOP OF ROOF: 72' - 5 1/4"
**TO TOP OF PARAPETS:  73'-4"
**TO TOP OF STAIR PENTHOUSE: 83' - 11 1/4"
**TO TOP OF ELEVATOR PENTHOUSE: 85' - 11 1/4"

SMC 23.47A.014
SETBACK REQUIREMENTS

23.47A.014.C  UPPER LEVEL SETBACK FROM STREET LOT LINES:
- PORTIONS OF STRUCTURES ABOVE 65 FEET MUST BE SET BACK FROM THE 

FRONT LOT LINE BY AN AVERAGE DEPTH OF 8 FEET.
PPRROOPPOOSSEEDD  AAVVEERRAAGGEE  SSEETTBBAACCKK  AABBOOVVEE  6655''  HHEEIIGGHHTT  ==  88..9922''

TTRRAANNSSPPAARREENNCCYY  FFAACCAADDEE  LLIIMMIITT
23.47A.008.B.2 
A MINIMUM OF 60% OF STREET-FACING FACADE  BETWEEN 2 AND 8 FEET MUST BE 
TRANSPARENT, APPLICABLE FOR NON-RESIDENTIAL USES:

MMIINNIIMMUUMM  TTRRAANNSSPPAARREENNCCYY  PPEERRCCEENNTTAAGGEE  ==  6600%%
PPRROOVVIIDDEEDD  TTRRAANNSSPPAARREENNTT  FFAACCAADDEE  ==  SSEEEE  DDIIAAGGRRAAMMSS  AANNDD  CCAALLCCUULLAATTIIOONNSS  OONN  TTHHIISS  
SSHHEEEETT

DDEEPPAARRTTUURREE  RREEQQUUEESSTTEEDD  FFOORR  BBEELLLLEEVVUUEE  AAVVEENNUUEE  &&  CCRRAAWWFFOORRDD  PPLLAACCEE
SSEEEE  SSHHEEEETT  GG--110044

BBLLAANNKK  FFAACCAADDEE  LLIIMMIITT
23.47A.008.A.2
BLANK FACADES ARE LIMITED TO SEGMENTS 20 FEET WIDE 
TOTAL WIDTH OF ALL BLANK FACADE SEGMENTS SHALL NOT EXCEED 40% OF THE 
WIDTH OF THE STREET FACING FACADE OF THE STRUCTURE ALONG THE STREET.
FACADES SHALL BE LOCATED WITHIN 10 FEET OF THE STREET LOT LINE, UNLESS 
WIDER SIDEWALKS, PLAZAS, OR OTHER APPROVED LANDSCAPED OR OPEN SPACES 
ARE PROVIDED.

MMAAXX  AALLLLOOWWEEDD  BBLLAANNKK  FFAACCAADDEE  ==  4400%%
PPRROOVVIIDDEEDD  BBLLAANNKK  FFAACCAADDEE  ==  SSEEEE  DDIIAAGGRRAAMMSS  AANNDD  CCAALLCCUULLAATTIIOONNSS  OONN  TTHHIISS  SSHHEEEETT

DDEEPPAARRTTUURREE  RREEQQUUEESSTTEEDD  FFOORR  CCRRAAWWFFOORRDD  PPLLAACCEE,,  SSEEEE  SSHHEEEETT  GG--110044

SMC 23.47A.008
STREET-LEVEL DEVELOPMENT 
STANDARDS

SEE FAR DIAGRAMS & CALCULATION ON SHEET G-103

SEE AVERAGE GRADE DIAGRAM & CALCULATION ON THIS SHEET

SEE SETBACK CALCULATION ON THIS SHEET AND G-104

SEE STREET LEVEL TRANSPARENCY + BLANK WALL DIAGRAMS ON THIS SHEET..

2

2

2

SMC 23.54.040
SOLID WASTE AND RECYCLABLE 
STORAGE AND ACCESS • REQUIRED STORAGE (OVER 51-100 DWELLING UNITS): 575 SF + 4 SF PER 

ADDITIONAL UNIT ABOVE 100
• FOR DEVELOPMENT W/ MORE THAN 100 DWELLING UNITS, THE REQUIRED MIN 

AREA FOR STORAGE SPACE MAY BE REDUCED BY 15%.
• MIXED USE DEVELOPMENT THAT CONTAINS BOTH RESIDENTIAL AND NON-

RESIDENTIAL USES SHALL MEET THE STORAGE SPACE REQUIREMENTS PLUS 50 
PERCENT OF THE REQUIREMENT FOR NON-RESIDENTIAL DEVELOPMENT. 

REQUIRED RESIDENTIAL: 575 + (4 X 4) = 575 + 12 = 587 SF *0.85 = 449999  SSFF (PER 
SMC 23.54.040.C)
REQUIRED COMMERCIAL (LIVE/WORK): 
(5,369.3 SF) < SF  15,000 SF= 175 SF * 0.50 = 8888  SSFF (PER SMC 23.54.040.B)

RREEQQUUIIRREEDD  TTOOTTAALL::  558877  SSFF
PPRROOPPOOSSEEDD::  771100..2255  SSFF
PPRROOPPOOSSEEDD  VVOOLLUUMMEE::    1100  CCYY//WWEEEEKK  RREECCYYCCLLEE,,  1100  CCYY//  WWEEEEKK  GGAARRBBAAGGEE,,  338844  
GGAALL//WWEEEEKK  CCOOMMPPOOSSTT

CCOOMMMMEERRCCIIAALL  CCOONNTTAAIINNEERRSS  
*PER SMC 23.54.040 CONTAINERS SHALL BE SEPARATE FROM RESIDENTIAL UNITS FOR 
RECYCLING AND COMPOST

PPRROOPPOOSSEEDD  VVOOLLUUMMEE::    9966  GGAALL//WWEEEEKK  RREECCYYCCLLEE,,  9966  GGAALL//WWEEEEKK  CCOOMMPPOOSSTT,, GARBAGE 
= ACCOMMODATED BY RESIDENTIAL TRASH CONTAINERS

SMC 23.54.015
REQUIRED PARKING NON-RESIDENTIAL USE:

REQUIRED: NO PARKING IS REQUIRED WITHIN URBAN CENTERS

RESIDENTIAL USE:
REQUIRED: NO PARKING IS REQUIRED WITHIN URBAN CENTERS
PPRROOPPOOSSEEDD::  NNOO  PPAARRKKIINNGG  PPRROOPPOOSSEEDD

BBIICCYYCCLLEE  PPAARRKKIINNGG:: 1 PER DWELLING UNIT (SMC 23.54.015 - TABLE D)
(FOOTNOTE 3): FOR RESIDENTIAL USES, AFTER THE 
FIRST 50 SPACES FOR BICYCLES ARE PROVIDED, 
ADDITIONAL SPACES ARE REQUIRED AT 3/4 THE RATIO 
REQUIRED IN TABLE D

LLOONNGG  TTEERRMM:: 98 TOTAL UNITS
(50 UNITS = 50 STALLS)+ (48 * .75 = 36 STALLS)

TTOOTTAALL  RREEQQUUIIRREEDD  LLOONNGG  TTEERRMM  BBIICCYYCCLLEE  PPAARRKKIINNGG  SSTTAALLLLSS  ==  8866  SSTTAALLLLSS

SSHHOORRTT  TTEERRMM:: 1 PER 20 UNITS 
98 UNITS  = 5 SHORT TERM BICYCLE SPACES

TTOOTTAALL  RREEQQUUIIRREEDD  SSHHOORRTT  TTEERRMM  BBIICCYYCCLLEE  PPAARRKKIINNGG  SSTTAALLLLSS  ==  55  SSTTAALLLLSS

PPRROOPPOOSSEEDD::  LLOONNGG  TTEERRMM 9999  BBIICCYYCCLLEE  SSTTAALLLLSS
SSHHOORRTT  TTEERRMM 66  BBIICCYYCCLLEE  SSTTAALLLLSS

SMC 23.47A.024
AMENITY AREA

REQUIRED: 5% OF GROSS FLOOR AREA IN RESIDENTIAL USE 
= 74,761 SF * .05 = 33,,773388  SSFF AARREEAA  RREEQQUUIIRREEDD
*AMENITY AREAS SHALL NOT BE ENCLOSED

PROPOSED: 33,,998800  SSFF  ((55..66%%))

SMC 23.47A.016
LANDSCAPING

REQUIRED: 00..3300  MMIINNIIMMUUMM  GGRREEEENN  FFAACCTTOORR, 

SMC 23.47A.017
PARKING LOCATION AND 
ACCESS

SEE SITE PLAN ON SHEET A1.10

REQUIRED: ALLEY ACCESS TO PARKING
PPRROOPPOOSSEEDD::  PPAARRKKIINNGG  EENNTTRRYY  OOFFFF  CCRRAAWWFFOORRDD  PPLLAACCEE

SEE LEVEL 2 PLAN ON SHEET A-102 &  LEVEL 3 ON SHEET A-103

SEE LEVEL 3  PLAN ON SHEET A-103

SEE DIAGRAM & CALCULATIONS ON SHEET G-101

REFER TO LANDSCAPE SHEETS FOR GREEN 
FACTOR CALCULATION AND DIAGRAMS.
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AVG. SETBACK ABOVE 65'
8.92

PROPERTY LINE

SSTTAAIIRR  PPEENNTTHHOOUUSSEE  LLIIMMIITT
322.27'

2

PPAARRAAPPEETT  LLIIMMIITT
311.27'

4.
00

15
.0

0

132.00

AVERAGE SETBACK OVER 65' HEIGHT
AREA / LENGHT OF FACADE = AVERAGE SETBACK

1178.39 SF/ 132' = 8.92' AVG. SETBACK

PROPERTY LINE

BELLEVUE AVENUE

8.
921178.39 FS

ABOVE 65' HEIGHT SETBACK CALCULATIONS

  UPPER LEVEL SETBACK FROM STREET LOT LINES:
- PORTIONS OF STRUCTURES ABOVE 65 FEET MUST BE SET BACK FROM THE FRONT LOT LINE BY AN AVERAGE 
DEPTH OF 8 FEET.

AVERAGE SETBACK OVER 65' HEIGHT
AREA / LENGHT OF FACADE = AVERAGE SETBACK
1178.39 SF/ 132' = 8.92' AVG. SETBACK

RREEQQUUIIRREEDD  AAVVEERRAAGGEE  SSEETTBBAACCKK  AABBOOVVEE    6655''  HHEEIIGGHHTT  ==  88''

PPRROOPPOOSSEEDD  AAVVEERRAAGGEE  SSEETTBBAACCKK  AABBOOVVEE  6655''  HHEEIIGGHHTT  ==  88..9922''

PPEERR  SSMMCC  2233..4477AA..001144..CC
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E OLIVE WAY WIDTH = 38.33

2.70

6'
 - 

0"

2'
 - 

0"35.63

206 SF

CRAWFORD PLACE WIDTH = 132.99
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1/16" = 1'-0"
E OLIVE WAY & BELLEVUE AVENUE - BLANK FACADE & TRANSPARENCY DIAGRAM1B

1/16" = 1'-0"
ZONING DIAGRAM - AVERAGE GRADE CALCULATION4

NNOORRTTHH
244.11'

EEAASSTT
230.83'

SOUTH
220.14'

WEST
233.45'

1/16" = 1'-0"
HEIGHT DIAGRAM3

1/16" = 1'-0"
ABOVE 65' HEIGHT -SETBACK AVG CALCULATION2

2

No. Issue Name Date
2 MUP CORR CYCLE 1 2021.11.19

1/16" = 1'-0"
CRAWFORD PLACE - BLANK FACADE AND TRANSPARENCY DIAGRAM1A

AVERAGE GRADE CALCULATION

GRADE AVERAGE: 232.27' 

SSMMCC  2233..8866..000066..AA..11..bb::    AATT  TTHHEE  MMIIDDPPOOIINNTT  OOFF  EEAACCHH  SSIIDDEE  OOFF  TTHHEE  SSMMAALLLLEESSTT  
RREECCTTAANNGGLLEE  TTHHAATT  CCAANN  BBEE  DDRRAAWWNN  TTOO  EENNCCLLOOSSEE  TTHHEE  SSTTRRUUCCTTUURREE..  

LENGTH
146.38'
146.38'
91.97'
91.97'

447766..77''

MIDPOINT ELEVATION
244.11'
220.14'
230.83'
233.45'

TOTAL
35,732.81
32,224.09
21,299.43
21,470.39

111100,,772266..7733

AVERAGE MIDPOINT ELEVATION             
AVERAGE GRADE REFERENCED TO 0'-0" DATUM 

RECTANGLE SIDE
NORTH
SOUTH
EAST
WEST

TTOOTTAALL

PROJECT ELEVATION 0'-0" = SURVEY ELEVATION 331.25'

=
=
=
=

X
X
X
X

(110,726.73/476.7) = 223322..2277''

STREET: BLANK FACADE CALCULATIONS

BBEELLLLEEVVUUEE AAVVEENNUUEE
BBLLAANNKK  FFAACCAADDEE  CCAALLCCUULLAATTIIOONN

TOTAL FACADE LENGTH  119.10' 
COMBINED BLANK FACADE LENGTH 

= 21.33'
MAX ALLOWED BLANK FACADE = 4400%%
PROVIDED BLANK FACADE 

= (21.33/119.10*100) = 1188%%

SSTTRREEEETT  LLEEVVEELL  TTRRAANNSSPPAARREENNCCYY  
CCAALLCCUULLAATTIIOONN

TOTAL FACADE AREA BTW 2' AND 8' 
= 715 SF

TOTAL TRANSPARENT FACADE AREA 
=366 SF

MIN REQUIRED TRANSPARENCY = 6600%%
PROVIDED TRANSPARENCY 

= (366/715 * 100) = 5511%%
DDEEPPAARRTTUURREE  RREEQQUUEESSTTEEDD  -- SSEEEE  SSHHEEEETT  
GG--110044

SSMMCC  2233..4477AA..000088

EEAASSTT  OOLLIIVVEE  WWAAYY
BBLLAANNKK  FFAACCAADDEE  CCAALLCCUULLAATTIIOONN

TOTAL FACADE LENGTH  38.33' 
COMBINED BLANK FACADE LENGTH 

= 2.7'
MAX ALLOWED BLANK FACADE = 4400%%
PROVIDED BLANK FACADE 

= (2.7/38.33*100) = 77%%

SSTTRREEEETT  LLEEVVEELL  TTRRAANNSSPPAARREENNCCYY  
CCAALLCCUULLAATTIIOONN

TOTAL FACADE AREA BTW 2' AND 8' 
= 229.96  SF

TOTAL TRANSPARENT FACADE AREA 
= 213.76 SF

MIN REQUIRED TRANSPARENCY = 6600%%
PROVIDED TRANSPARENCY 

=  (213.76/229.96*100) = 9933%%

CCRRAAWWFFOORRDD  PPLLAACCEE
BBLLAANNKK  FFAACCAADDEE  CCAALLCCUULLAATTIIOONN

TOTAL FACADE LENGTH  132.99' 
COMBINED BLANK FACADE LENGTH 

= 59.96'
MAX ALLOWED BLANK FACADE = 4400%%
PROVIDED BLANK FACADE 

= (59.96/132.99*100) = 4422..2233%%

SSTTRREEEETT  LLEEVVEELL  TTRRAANNSSPPAARREENNCCYY  
CCAALLCCUULLAATTIIOONN

TOTAL FACADE AREA BTW 2' AND 8' 
= 797.94  SF

TOTAL TRANSPARENT FACADE AREA 
=206 SF

MIN REQUIRED TRANSPARENCY = 6600%%
PROVIDED TRANSPARENCY 

=  (206/797.94*100) = 2255..8822%%
DDEEPPAARRTTUURREE  RREEQQUUEESSTTEEDD  -- SSEEEE  SSHHEEEETT  
GG--110044
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LAND USE/ZONING CODE SUMMARY

OVERLAY

ZONE NC3-75 (M)

FIRST HILL/CAPITOL HILL URBAN CENTER

ECA 40% STEEP SLOPE,

LOT AREA 15,346 SF APPROXIMATELY

SMC 23.47A.004
PERMITTED USES

PERMITTED OUTRIGHT PER TABLE A FOR 23.47A.004
RESIDENTIAL, COMMERCIAL

SMC 23.47A.013
FLOOR AREA RATIO

LIMIT: 5.5 BASE FAR
MAXIMUM FAR PER INCENTIVES 
(SMC 23.48.220, TABLE B)

PROPOSED: 4.8 FAR

SMC 23.47A.012
STRUCTURE HEIGHT

ALLOWED MAXIMUM STRUCTURE HEIGHT:  
75' MAX FOR STRUCTURES IN NON-RESIDENTIAL OR LIVE-
WORK USE
75' MAX FOR STRUCTURES IN RESIDENTIAL USE

**4' ADDITIONAL ALLOWED FOR PARAPETS AND 
CLERESTORIES
**7' ADDITIONAL ALLOWED FOR SOLAR COLLECTORS
**15' ADDITIONAL ALLOWED FOR STAIR PENTHOUSE (25% 

MAX COVERAGE FOR 
CANOPIES, MECHANICAL, STAIR, ELEVATOR LOBBY)

PROPOSED MAXIMUM STRUCTURE HEIGHT (ABOVE AVERAGE GRADE 
PLANE):

*TO TOP OF ROOF: 72' - 5 1/4"
**TO TOP OF PARAPETS:  73'-4"
**TO TOP OF STAIR PENTHOUSE: 83' - 11 1/4"
**TO TOP OF ELEVATOR PENTHOUSE: 85' - 11 1/4"

SMC 23.47A.014
SETBACK REQUIREMENTS

23.47A.014.C  UPPER LEVEL SETBACK FROM STREET LOT LINES:
- PORTIONS OF STRUCTURES ABOVE 65 FEET MUST BE SET BACK FROM THE 

FRONT LOT LINE BY AN AVERAGE DEPTH OF 8 FEET.
PPRROOPPOOSSEEDD  AAVVEERRAAGGEE  SSEETTBBAACCKK  AABBOOVVEE  6655''  HHEEIIGGHHTT  ==  88..9922''

TTRRAANNSSPPAARREENNCCYY  FFAACCAADDEE  LLIIMMIITT
23.47A.008.B.2 
A MINIMUM OF 60% OF STREET-FACING FACADE  BETWEEN 2 AND 8 FEET MUST BE 
TRANSPARENT, APPLICABLE FOR NON-RESIDENTIAL USES:

MMIINNIIMMUUMM  TTRRAANNSSPPAARREENNCCYY  PPEERRCCEENNTTAAGGEE  ==  6600%%
PPRROOVVIIDDEEDD  TTRRAANNSSPPAARREENNTT  FFAACCAADDEE  ==  SSEEEE  DDIIAAGGRRAAMMSS  AANNDD  CCAALLCCUULLAATTIIOONNSS  OONN  TTHHIISS  
SSHHEEEETT

DDEEPPAARRTTUURREE  RREEQQUUEESSTTEEDD  FFOORR  BBEELLLLEEVVUUEE  AAVVEENNUUEE  &&  CCRRAAWWFFOORRDD  PPLLAACCEE
SSEEEE  SSHHEEEETT  GG--110044

BBLLAANNKK  FFAACCAADDEE  LLIIMMIITT
23.47A.008.A.2
BLANK FACADES ARE LIMITED TO SEGMENTS 20 FEET WIDE 
TOTAL WIDTH OF ALL BLANK FACADE SEGMENTS SHALL NOT EXCEED 40% OF THE 
WIDTH OF THE STREET FACING FACADE OF THE STRUCTURE ALONG THE STREET.
FACADES SHALL BE LOCATED WITHIN 10 FEET OF THE STREET LOT LINE, UNLESS 
WIDER SIDEWALKS, PLAZAS, OR OTHER APPROVED LANDSCAPED OR OPEN SPACES 
ARE PROVIDED.

MMAAXX  AALLLLOOWWEEDD  BBLLAANNKK  FFAACCAADDEE  ==  4400%%
PPRROOVVIIDDEEDD  BBLLAANNKK  FFAACCAADDEE  ==  SSEEEE  DDIIAAGGRRAAMMSS  AANNDD  CCAALLCCUULLAATTIIOONNSS  OONN  TTHHIISS  SSHHEEEETT

DDEEPPAARRTTUURREE  RREEQQUUEESSTTEEDD  FFOORR  CCRRAAWWFFOORRDD  PPLLAACCEE,,  SSEEEE  SSHHEEEETT  GG--110044

SMC 23.47A.008
STREET-LEVEL DEVELOPMENT 
STANDARDS

SEE FAR DIAGRAMS & CALCULATION ON SHEET G-103

SEE AVERAGE GRADE DIAGRAM & CALCULATION ON THIS SHEET

SEE SETBACK CALCULATION ON THIS SHEET AND G-104

SEE STREET LEVEL TRANSPARENCY + BLANK WALL DIAGRAMS ON THIS SHEET..

2

2

2

SMC 23.54.040
SOLID WASTE AND RECYCLABLE 
STORAGE AND ACCESS • REQUIRED STORAGE (OVER 51-100 DWELLING UNITS): 575 SF + 4 SF PER 

ADDITIONAL UNIT ABOVE 100
• FOR DEVELOPMENT W/ MORE THAN 100 DWELLING UNITS, THE REQUIRED MIN 

AREA FOR STORAGE SPACE MAY BE REDUCED BY 15%.
• MIXED USE DEVELOPMENT THAT CONTAINS BOTH RESIDENTIAL AND NON-

RESIDENTIAL USES SHALL MEET THE STORAGE SPACE REQUIREMENTS PLUS 50 
PERCENT OF THE REQUIREMENT FOR NON-RESIDENTIAL DEVELOPMENT. 

REQUIRED RESIDENTIAL: 575 + (4 X 4) = 575 + 12 = 587 SF *0.85 = 449999  SSFF (PER 
SMC 23.54.040.C)
REQUIRED COMMERCIAL (LIVE/WORK): 
(5,369.3 SF) < SF  15,000 SF= 175 SF * 0.50 = 8888  SSFF (PER SMC 23.54.040.B)

RREEQQUUIIRREEDD  TTOOTTAALL::  558877  SSFF
PPRROOPPOOSSEEDD::  771100..2255  SSFF
PPRROOPPOOSSEEDD  VVOOLLUUMMEE::    1100  CCYY//WWEEEEKK  RREECCYYCCLLEE,,  1100  CCYY//  WWEEEEKK  GGAARRBBAAGGEE,,  338844  
GGAALL//WWEEEEKK  CCOOMMPPOOSSTT

CCOOMMMMEERRCCIIAALL  CCOONNTTAAIINNEERRSS  
*PER SMC 23.54.040 CONTAINERS SHALL BE SEPARATE FROM RESIDENTIAL UNITS FOR 
RECYCLING AND COMPOST

PPRROOPPOOSSEEDD  VVOOLLUUMMEE::    9966  GGAALL//WWEEEEKK  RREECCYYCCLLEE,,  9966  GGAALL//WWEEEEKK  CCOOMMPPOOSSTT,, GARBAGE 
= ACCOMMODATED BY RESIDENTIAL TRASH CONTAINERS

SMC 23.54.015
REQUIRED PARKING NON-RESIDENTIAL USE:

REQUIRED: NO PARKING IS REQUIRED WITHIN URBAN CENTERS

RESIDENTIAL USE:
REQUIRED: NO PARKING IS REQUIRED WITHIN URBAN CENTERS
PPRROOPPOOSSEEDD::  NNOO  PPAARRKKIINNGG  PPRROOPPOOSSEEDD

BBIICCYYCCLLEE  PPAARRKKIINNGG:: 1 PER DWELLING UNIT (SMC 23.54.015 - TABLE D)
(FOOTNOTE 3): FOR RESIDENTIAL USES, AFTER THE 
FIRST 50 SPACES FOR BICYCLES ARE PROVIDED, 
ADDITIONAL SPACES ARE REQUIRED AT 3/4 THE RATIO 
REQUIRED IN TABLE D

LLOONNGG  TTEERRMM:: 98 TOTAL UNITS
(50 UNITS = 50 STALLS)+ (48 * .75 = 36 STALLS)

TTOOTTAALL  RREEQQUUIIRREEDD  LLOONNGG  TTEERRMM  BBIICCYYCCLLEE  PPAARRKKIINNGG  SSTTAALLLLSS  ==  8866  SSTTAALLLLSS

SSHHOORRTT  TTEERRMM:: 1 PER 20 UNITS 
98 UNITS  = 5 SHORT TERM BICYCLE SPACES

TTOOTTAALL  RREEQQUUIIRREEDD  SSHHOORRTT  TTEERRMM  BBIICCYYCCLLEE  PPAARRKKIINNGG  SSTTAALLLLSS  ==  55  SSTTAALLLLSS

PPRROOPPOOSSEEDD::  LLOONNGG  TTEERRMM 9999  BBIICCYYCCLLEE  SSTTAALLLLSS
SSHHOORRTT  TTEERRMM 66  BBIICCYYCCLLEE  SSTTAALLLLSS

SMC 23.47A.024
AMENITY AREA

REQUIRED: 5% OF GROSS FLOOR AREA IN RESIDENTIAL USE 
= 74,761 SF * .05 = 33,,773388  SSFF AARREEAA  RREEQQUUIIRREEDD
*AMENITY AREAS SHALL NOT BE ENCLOSED

PROPOSED: 33,,998800  SSFF  ((55..66%%))

SMC 23.47A.016
LANDSCAPING

REQUIRED: 00..3300  MMIINNIIMMUUMM  GGRREEEENN  FFAACCTTOORR, 

SMC 23.47A.017
PARKING LOCATION AND 
ACCESS

SEE SITE PLAN ON SHEET A1.10

REQUIRED: ALLEY ACCESS TO PARKING
PPRROOPPOOSSEEDD::  PPAARRKKIINNGG  EENNTTRRYY  OOFFFF  CCRRAAWWFFOORRDD  PPLLAACCEE

SEE LEVEL 2 PLAN ON SHEET A-102 &  LEVEL 3 ON SHEET A-103

SEE LEVEL 3  PLAN ON SHEET A-103

SEE DIAGRAM & CALCULATIONS ON SHEET G-101

REFER TO LANDSCAPE SHEETS FOR GREEN 
FACTOR CALCULATION AND DIAGRAMS.
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BELLEVUE AVENUE
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ABOVE 65' HEIGHT SETBACK CALCULATIONS

  UPPER LEVEL SETBACK FROM STREET LOT LINES:
- PORTIONS OF STRUCTURES ABOVE 65 FEET MUST BE SET BACK FROM THE FRONT LOT LINE BY AN AVERAGE 
DEPTH OF 8 FEET.

AVERAGE SETBACK OVER 65' HEIGHT
AREA / LENGHT OF FACADE = AVERAGE SETBACK
1178.39 SF/ 132' = 8.92' AVG. SETBACK

RREEQQUUIIRREEDD  AAVVEERRAAGGEE  SSEETTBBAACCKK  AABBOOVVEE    6655''  HHEEIIGGHHTT  ==  88''

PPRROOPPOOSSEEDD  AAVVEERRAAGGEE  SSEETTBBAACCKK  AABBOOVVEE  6655''  HHEEIIGGHHTT  ==  88..9922''
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ZONING CODE ANALYSIS

01/08/20 2021020.00

1/16" = 1'-0"
E OLIVE WAY & BELLEVUE AVENUE - BLANK FACADE & TRANSPARENCY DIAGRAM1B

1/16" = 1'-0"
ZONING DIAGRAM - AVERAGE GRADE CALCULATION4

NNOORRTTHH
244.11'

EEAASSTT
230.83'

SOUTH
220.14'

WEST
233.45'

1/16" = 1'-0"
HEIGHT DIAGRAM3

1/16" = 1'-0"
ABOVE 65' HEIGHT -SETBACK AVG CALCULATION2

2

No. Issue Name Date
2 MUP CORR CYCLE 1 2021.11.19

1/16" = 1'-0"
CRAWFORD PLACE - BLANK FACADE AND TRANSPARENCY DIAGRAM1A

AVERAGE GRADE CALCULATION

GRADE AVERAGE: 232.27' 

SSMMCC  2233..8866..000066..AA..11..bb::    AATT  TTHHEE  MMIIDDPPOOIINNTT  OOFF  EEAACCHH  SSIIDDEE  OOFF  TTHHEE  SSMMAALLLLEESSTT  
RREECCTTAANNGGLLEE  TTHHAATT  CCAANN  BBEE  DDRRAAWWNN  TTOO  EENNCCLLOOSSEE  TTHHEE  SSTTRRUUCCTTUURREE..  

LENGTH
146.38'
146.38'
91.97'
91.97'

447766..77''

MIDPOINT ELEVATION
244.11'
220.14'
230.83'
233.45'

TOTAL
35,732.81
32,224.09
21,299.43
21,470.39

111100,,772266..7733

AVERAGE MIDPOINT ELEVATION             
AVERAGE GRADE REFERENCED TO 0'-0" DATUM 

RECTANGLE SIDE
NORTH
SOUTH
EAST
WEST

TTOOTTAALL

PROJECT ELEVATION 0'-0" = SURVEY ELEVATION 331.25'

=
=
=
=

X
X
X
X

(110,726.73/476.7) = 223322..2277''

STREET: BLANK FACADE CALCULATIONS

BBEELLLLEEVVUUEE AAVVEENNUUEE
BBLLAANNKK  FFAACCAADDEE  CCAALLCCUULLAATTIIOONN

TOTAL FACADE LENGTH  119.10' 
COMBINED BLANK FACADE LENGTH 

= 21.33'
MAX ALLOWED BLANK FACADE = 4400%%
PROVIDED BLANK FACADE 

= (21.33/119.10*100) = 1188%%

SSTTRREEEETT  LLEEVVEELL  TTRRAANNSSPPAARREENNCCYY  
CCAALLCCUULLAATTIIOONN

TOTAL FACADE AREA BTW 2' AND 8' 
= 715 SF

TOTAL TRANSPARENT FACADE AREA 
=366 SF

MIN REQUIRED TRANSPARENCY = 6600%%
PROVIDED TRANSPARENCY 

= (366/715 * 100) = 5511%%
DDEEPPAARRTTUURREE  RREEQQUUEESSTTEEDD  -- SSEEEE  SSHHEEEETT  
GG--110044

SSMMCC  2233..4477AA..000088

EEAASSTT  OOLLIIVVEE  WWAAYY
BBLLAANNKK  FFAACCAADDEE  CCAALLCCUULLAATTIIOONN

TOTAL FACADE LENGTH  38.33' 
COMBINED BLANK FACADE LENGTH 

= 2.7'
MAX ALLOWED BLANK FACADE = 4400%%
PROVIDED BLANK FACADE 

= (2.7/38.33*100) = 77%%

SSTTRREEEETT  LLEEVVEELL  TTRRAANNSSPPAARREENNCCYY  
CCAALLCCUULLAATTIIOONN

TOTAL FACADE AREA BTW 2' AND 8' 
= 229.96  SF

TOTAL TRANSPARENT FACADE AREA 
= 213.76 SF

MIN REQUIRED TRANSPARENCY = 6600%%
PROVIDED TRANSPARENCY 

=  (213.76/229.96*100) = 9933%%

CCRRAAWWFFOORRDD  PPLLAACCEE
BBLLAANNKK  FFAACCAADDEE  CCAALLCCUULLAATTIIOONN

TOTAL FACADE LENGTH  132.99' 
COMBINED BLANK FACADE LENGTH 

= 59.96'
MAX ALLOWED BLANK FACADE = 4400%%
PROVIDED BLANK FACADE 

= (59.96/132.99*100) = 4422..2233%%

SSTTRREEEETT  LLEEVVEELL  TTRRAANNSSPPAARREENNCCYY  
CCAALLCCUULLAATTIIOONN

TOTAL FACADE AREA BTW 2' AND 8' 
= 797.94  SF

TOTAL TRANSPARENT FACADE AREA 
=206 SF

MIN REQUIRED TRANSPARENCY = 6600%%
PROVIDED TRANSPARENCY 

=  (206/797.94*100) = 2255..8822%%
DDEEPPAARRTTUURREE  RREEQQUUEESSTTEEDD  -- SSEEEE  SSHHEEEETT  
GG--110044

7.17 7.17

GLAZING

7.17 7.17 7.17 7.17 7.17 7.33
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 - 
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 - 
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2.502.501.831.831.831.83
1.831.831.83
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LAND USE/ZONING CODE SUMMARY

OVERLAY

ZONE NC3-75 (M)

FIRST HILL/CAPITOL HILL URBAN CENTER

ECA 40% STEEP SLOPE,

LOT AREA 15,346 SF APPROXIMATELY

SMC 23.47A.004
PERMITTED USES

PERMITTED OUTRIGHT PER TABLE A FOR 23.47A.004
RESIDENTIAL, COMMERCIAL

SMC 23.47A.013
FLOOR AREA RATIO

LIMIT: 5.5 BASE FAR
MAXIMUM FAR PER INCENTIVES 
(SMC 23.48.220, TABLE B)

PROPOSED: 4.8 FAR

SMC 23.47A.012
STRUCTURE HEIGHT

ALLOWED MAXIMUM STRUCTURE HEIGHT:  
75' MAX FOR STRUCTURES IN NON-RESIDENTIAL OR LIVE-
WORK USE
75' MAX FOR STRUCTURES IN RESIDENTIAL USE

**4' ADDITIONAL ALLOWED FOR PARAPETS AND 
CLERESTORIES
**7' ADDITIONAL ALLOWED FOR SOLAR COLLECTORS
**15' ADDITIONAL ALLOWED FOR STAIR PENTHOUSE (25% 

MAX COVERAGE FOR 
CANOPIES, MECHANICAL, STAIR, ELEVATOR LOBBY)

PROPOSED MAXIMUM STRUCTURE HEIGHT (ABOVE AVERAGE GRADE 
PLANE):

*TO TOP OF ROOF: 72' - 5 1/4"
**TO TOP OF PARAPETS:  73'-4"
**TO TOP OF STAIR PENTHOUSE: 83' - 11 1/4"
**TO TOP OF ELEVATOR PENTHOUSE: 85' - 11 1/4"

SMC 23.47A.014
SETBACK REQUIREMENTS

23.47A.014.C  UPPER LEVEL SETBACK FROM STREET LOT LINES:
- PORTIONS OF STRUCTURES ABOVE 65 FEET MUST BE SET BACK FROM THE 

FRONT LOT LINE BY AN AVERAGE DEPTH OF 8 FEET.
PPRROOPPOOSSEEDD  AAVVEERRAAGGEE  SSEETTBBAACCKK  AABBOOVVEE  6655''  HHEEIIGGHHTT  ==  88..9922''

TTRRAANNSSPPAARREENNCCYY  FFAACCAADDEE  LLIIMMIITT
23.47A.008.B.2 
A MINIMUM OF 60% OF STREET-FACING FACADE  BETWEEN 2 AND 8 FEET MUST BE 
TRANSPARENT, APPLICABLE FOR NON-RESIDENTIAL USES:

MMIINNIIMMUUMM  TTRRAANNSSPPAARREENNCCYY  PPEERRCCEENNTTAAGGEE  ==  6600%%
PPRROOVVIIDDEEDD  TTRRAANNSSPPAARREENNTT  FFAACCAADDEE  ==  SSEEEE  DDIIAAGGRRAAMMSS  AANNDD  CCAALLCCUULLAATTIIOONNSS  OONN  TTHHIISS  
SSHHEEEETT

DDEEPPAARRTTUURREE  RREEQQUUEESSTTEEDD  FFOORR  BBEELLLLEEVVUUEE  AAVVEENNUUEE  &&  CCRRAAWWFFOORRDD  PPLLAACCEE
SSEEEE  SSHHEEEETT  GG--110044

BBLLAANNKK  FFAACCAADDEE  LLIIMMIITT
23.47A.008.A.2
BLANK FACADES ARE LIMITED TO SEGMENTS 20 FEET WIDE 
TOTAL WIDTH OF ALL BLANK FACADE SEGMENTS SHALL NOT EXCEED 40% OF THE 
WIDTH OF THE STREET FACING FACADE OF THE STRUCTURE ALONG THE STREET.
FACADES SHALL BE LOCATED WITHIN 10 FEET OF THE STREET LOT LINE, UNLESS 
WIDER SIDEWALKS, PLAZAS, OR OTHER APPROVED LANDSCAPED OR OPEN SPACES 
ARE PROVIDED.

MMAAXX  AALLLLOOWWEEDD  BBLLAANNKK  FFAACCAADDEE  ==  4400%%
PPRROOVVIIDDEEDD  BBLLAANNKK  FFAACCAADDEE  ==  SSEEEE  DDIIAAGGRRAAMMSS  AANNDD  CCAALLCCUULLAATTIIOONNSS  OONN  TTHHIISS  SSHHEEEETT

DDEEPPAARRTTUURREE  RREEQQUUEESSTTEEDD  FFOORR  CCRRAAWWFFOORRDD  PPLLAACCEE,,  SSEEEE  SSHHEEEETT  GG--110044

SMC 23.47A.008
STREET-LEVEL DEVELOPMENT 
STANDARDS

SEE FAR DIAGRAMS & CALCULATION ON SHEET G-103

SEE AVERAGE GRADE DIAGRAM & CALCULATION ON THIS SHEET

SEE SETBACK CALCULATION ON THIS SHEET AND G-104

SEE STREET LEVEL TRANSPARENCY + BLANK WALL DIAGRAMS ON THIS SHEET..

2

2

2

SMC 23.54.040
SOLID WASTE AND RECYCLABLE 
STORAGE AND ACCESS • REQUIRED STORAGE (OVER 51-100 DWELLING UNITS): 575 SF + 4 SF PER 

ADDITIONAL UNIT ABOVE 100
• FOR DEVELOPMENT W/ MORE THAN 100 DWELLING UNITS, THE REQUIRED MIN 

AREA FOR STORAGE SPACE MAY BE REDUCED BY 15%.
• MIXED USE DEVELOPMENT THAT CONTAINS BOTH RESIDENTIAL AND NON-

RESIDENTIAL USES SHALL MEET THE STORAGE SPACE REQUIREMENTS PLUS 50 
PERCENT OF THE REQUIREMENT FOR NON-RESIDENTIAL DEVELOPMENT. 

REQUIRED RESIDENTIAL: 575 + (4 X 4) = 575 + 12 = 587 SF *0.85 = 449999  SSFF (PER 
SMC 23.54.040.C)
REQUIRED COMMERCIAL (LIVE/WORK): 
(5,369.3 SF) < SF  15,000 SF= 175 SF * 0.50 = 8888  SSFF (PER SMC 23.54.040.B)

RREEQQUUIIRREEDD  TTOOTTAALL::  558877  SSFF
PPRROOPPOOSSEEDD::  771100..2255  SSFF
PPRROOPPOOSSEEDD  VVOOLLUUMMEE::    1100  CCYY//WWEEEEKK  RREECCYYCCLLEE,,  1100  CCYY//  WWEEEEKK  GGAARRBBAAGGEE,,  338844  
GGAALL//WWEEEEKK  CCOOMMPPOOSSTT

CCOOMMMMEERRCCIIAALL  CCOONNTTAAIINNEERRSS  
*PER SMC 23.54.040 CONTAINERS SHALL BE SEPARATE FROM RESIDENTIAL UNITS FOR 
RECYCLING AND COMPOST

PPRROOPPOOSSEEDD  VVOOLLUUMMEE::    9966  GGAALL//WWEEEEKK  RREECCYYCCLLEE,,  9966  GGAALL//WWEEEEKK  CCOOMMPPOOSSTT,, GARBAGE 
= ACCOMMODATED BY RESIDENTIAL TRASH CONTAINERS

SMC 23.54.015
REQUIRED PARKING NON-RESIDENTIAL USE:

REQUIRED: NO PARKING IS REQUIRED WITHIN URBAN CENTERS

RESIDENTIAL USE:
REQUIRED: NO PARKING IS REQUIRED WITHIN URBAN CENTERS
PPRROOPPOOSSEEDD::  NNOO  PPAARRKKIINNGG  PPRROOPPOOSSEEDD

BBIICCYYCCLLEE  PPAARRKKIINNGG:: 1 PER DWELLING UNIT (SMC 23.54.015 - TABLE D)
(FOOTNOTE 3): FOR RESIDENTIAL USES, AFTER THE 
FIRST 50 SPACES FOR BICYCLES ARE PROVIDED, 
ADDITIONAL SPACES ARE REQUIRED AT 3/4 THE RATIO 
REQUIRED IN TABLE D

LLOONNGG  TTEERRMM:: 98 TOTAL UNITS
(50 UNITS = 50 STALLS)+ (48 * .75 = 36 STALLS)

TTOOTTAALL  RREEQQUUIIRREEDD  LLOONNGG  TTEERRMM  BBIICCYYCCLLEE  PPAARRKKIINNGG  SSTTAALLLLSS  ==  8866  SSTTAALLLLSS

SSHHOORRTT  TTEERRMM:: 1 PER 20 UNITS 
98 UNITS  = 5 SHORT TERM BICYCLE SPACES

TTOOTTAALL  RREEQQUUIIRREEDD  SSHHOORRTT  TTEERRMM  BBIICCYYCCLLEE  PPAARRKKIINNGG  SSTTAALLLLSS  ==  55  SSTTAALLLLSS

PPRROOPPOOSSEEDD::  LLOONNGG  TTEERRMM 9999  BBIICCYYCCLLEE  SSTTAALLLLSS
SSHHOORRTT  TTEERRMM 66  BBIICCYYCCLLEE  SSTTAALLLLSS

SMC 23.47A.024
AMENITY AREA

REQUIRED: 5% OF GROSS FLOOR AREA IN RESIDENTIAL USE 
= 74,761 SF * .05 = 33,,773388  SSFF AARREEAA  RREEQQUUIIRREEDD
*AMENITY AREAS SHALL NOT BE ENCLOSED

PROPOSED: 33,,998800  SSFF  ((55..66%%))

SMC 23.47A.016
LANDSCAPING

REQUIRED: 00..3300  MMIINNIIMMUUMM  GGRREEEENN  FFAACCTTOORR, 

SMC 23.47A.017
PARKING LOCATION AND 
ACCESS

SEE SITE PLAN ON SHEET A1.10

REQUIRED: ALLEY ACCESS TO PARKING
PPRROOPPOOSSEEDD::  PPAARRKKIINNGG  EENNTTRRYY  OOFFFF  CCRRAAWWFFOORRDD  PPLLAACCEE

SEE LEVEL 2 PLAN ON SHEET A-102 &  LEVEL 3 ON SHEET A-103

SEE LEVEL 3  PLAN ON SHEET A-103

SEE DIAGRAM & CALCULATIONS ON SHEET G-101

REFER TO LANDSCAPE SHEETS FOR GREEN 
FACTOR CALCULATION AND DIAGRAMS.
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ABOVE 65' HEIGHT SETBACK CALCULATIONS

  UPPER LEVEL SETBACK FROM STREET LOT LINES:
- PORTIONS OF STRUCTURES ABOVE 65 FEET MUST BE SET BACK FROM THE FRONT LOT LINE BY AN AVERAGE 
DEPTH OF 8 FEET.

AVERAGE SETBACK OVER 65' HEIGHT
AREA / LENGHT OF FACADE = AVERAGE SETBACK
1178.39 SF/ 132' = 8.92' AVG. SETBACK
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HEIGHT DIAGRAM3
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