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SUMMARY OF PROPOSED ACTION

Council Land Use Action to Rezone three pieces of property from40d8 NC365 and NC3R10 to

NC3R65 and allow a six stgrbuilding containing retail (17,725 sq. ft.) and 10 units at ground level

with 265 apartments above. Properties are bounded by 1st Avenue North, Republican Street and Warren
Avenue North.Parking for @1 vehicles to be provided at and below graBeoposal includes an alley

vacation and the demolition of existing structures.

The following Master Use Permit components are required:

Contract Rezonei To rezone fronNC3-40 to NC365 and from NC3R10 to NC3P6517
SeattleMunicipal CodeSection 23.34

SEPA Environmental Review- Seattle Municipal Code Section 25.05

Design Reviewi Seattle MunicipalCodeSection 23.41 with Development StandBxepartures:
Street Level Standards(SMC 2347A.008B)

Access to parking (SMC 2347A.0832A)

Driveway widthi (SMC 2354.030%

Parking space standard¢$SMC 23.54.030B)

PR

SEPA DETERMINATION : [ ] Exempt [ ]DNS [ ] MDNS [ ] EIS

[X] DNS with conditions

[ ] DNS involving norexempt grading, or demolition, or involving
another agency with jurisdiction.
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SITE AND VICINITY

The site is | ocated i

Queen

Anneds UPAvemwen nei

North and Warren Avenue North. The site consists of theieeefs separated by an alley that runs
north-south from RepublicaStreetto Mercer Street. The alley is unimproved for the north 1/3. The
three parcels together comprise approxetya?/3 of the block bounded by Mercer Street and
Republican Street onémorth and soutand Warren Avenue North and Avenue North on the east

and west. The site slopes up slightly to the northwest with a change in grade of approximately eight

feet.

The site is zoned
Neighborhood Commercial 3
with a 46foot base heifgt limit
(NC3-40). Properties along
Republican Street and to the
north are also zoned NEB.
Properties along®lAvenue
North are NC3R10 (Pedestrian
designated zone). The site in
bounded on the east and sout
by Seattle Center which is
zoned NC3 withan 85foot
height limit(NC3-85). The
zoning changes to NC3 with a
65-foot height limit(NC3-65)

to the southwest.

NC3-40

No portion of the site is
designated as an
Environmentally Critical Area
on City maps. The site is
currently occupied by a paved

NC3P-40

NC3-40

NN
NN

% NC3P-40

NS

NC3-65
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NC3-40

NC3-85

Project Site

Seattle Center

NC3-85

surfaceparking lot and a commercial buidling on the west portion of the site and the vacated QFC

grocery on the east parcel. There are existing mature street trees along all three frontages. There are

existing curbs and sidewalk, and sufficient width to accodatefull sidewalk improvements.

Developmenbn most siteq the vicinity does not approach full zoning potential, suggesting that the

area could experience

Pacific Northwest BalletMcCaw Hall, the Mercer Arts Arena. Immediately to the north of the west
parcel on 1 Avenue North is a small twstory commercial building ith parking located off the alley
to the rear of the building. On the northwest corner of the subject blotkathue North and Mercer

Street is a foustory, 42unit brick apartment building built in 1929 and recently renovated. Adjacent to
the apament building to the east is a surface pay parking lot. On the northeast corner at Mercer Street

and Warren Avenue North is a tvetory retail/office building.

The site is located directly a

cross Regpsudhd8j c an
the Seattle City Council adopted the Seattel Center Century 21 Master Plan. The Plan propgbses that

g

substantial future redeve
edgeandtheidst ri ct 6 s per f or mBeatje Repertos/ Thea IntimansTheate, n c | u d i
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blank outer wall of the current Northwest meeting ro@eeplaced with dive-story,glassclad open
building on the corner of 1st Avenidorth and Republican Streef lower level meeting room fawg a
new campus plazacing southwith the ground floor aboveeveloped as retail apefacing Republican
Streetcompatible with the Uptown Urbane@ter.

PROPOSAL

The applicant proposes a story mixed use building with 1725squarefed of retail space at ground
level fronting on 1 Avenue North and Republic8treetand 25 residential units both at ground level

on Warren Avenue North and on upper levels. Parking9awehicles will beprovided on one level
below grade, one level at grade and another level above that. The proposal includes a request for a
contract rezone to increase the height limit fronfe#to 65 feet. There is also a proposal to vacate
approximately 3,840 smrefed of the platted alley (about ¥ the lengfithe alley) and rededicate

2,880 sauarefed in another location.

PUBLIC COMMENTS

Ten membersf the public attendethe Early DesignGuidancemeetingheld on March 14, 2009, and

the following comments wengoted:
e Extra curb cut on Warren AvenueNhis unnecessary when there is access at the alley 20 feet

away.

Warren Avenue HNrthis usually quiet except for rush hour when it is busy and traffic is fast.

Prefers chamfered corners on the buildings espg@aatjround level.

Wanted to know if the commercial parking would be available for Seattle Center events. (No).

Concern about safety and security on Warren Averarghidfter dark.

Concern that the alley area is secluded with low visibility and could halibib activities.

Does not support alley vacation as it would compromise parking and commercial deliveries to

the building just north of the site off Avenue North. Suggested improvement of the alley

through to Mercer Street.

¢ (Received by email aftehe EDG meeting) concern about congestion and maneuvering ability of
large trucks and Fire Dapgmentapparatus in proposed new alley; lack of safety and security in
alley; general parking concerns; concern about height, bulk and scale of building YAMeenere
North, | i kes the fAoldero architectural styles
on ' Avenue North,

The applicant applied for a Master Use Permit on April 28, 2009. Notice of Application was published
on May 14, 2009. Noticeras again published on May 21, 2009 because of a mapping error with the
comment period ending June 3, 2009. No comments were received by DPD during this period.

Four members of the public attended the Design Review Recommendation meeting, held 5n July 1
2009 and two people commented as follows:

e Concern about shadowing effect on buildings to the north (shadow studies provided by applicant
showed minimal effect on adjacent buildings); concern about future redevelopment of adjacent
building to the nortton I AvenueNorth and constrained access from rededicated alley

¢ Liked overall massing and how building relates to Seattle Center; suggested opening courtyard
more to allow views from inside upper | evel
together of materials.
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REZONE ANALYSIS

SMC 23.34.004 Contract rezones.

A. Property Use and Development Agreement (PUDA). The Councappagve a map amendment
subject to the execution, delivery aegording of an agreement executed by the legal orflmgale

owner ofthe property to be rezoned to selfposed restrictions upon the umed development of the
property in order to ameliorate adverse impattat could occur from unrestricted use and development
permitted bydevelopment regulations othereiapplicable after the rezone. Adistrictions shall be
directly related to the impacts that maydected to result from the amendment. A rezone shall be
conditionedon performance or compliance with the terms and conditions girtdperty use and
dewelopment agreement. Council may revoke a contemzine or take other appropriate action allowed
by law for failure tocomply with a PUDA. The agreement shall be approved as to form Qytyhe
Attorney, and shall not be construed as a relinquishmertés@ity of its discretionary powers.

The proposal is for a contract rezone in which development would be controlled by the use of a Property
Use and Development Agreement (PUDA). The PUDA would restrict the development of the properties
proposed for rezanto the structure approved through the Design Review processtivbamalysis is

included below. The approved design includes, but is not limited to, the structure design, structure
height, building materials, landscaping, street improvements, patksign and layout, public benefit
features, signage and site lighting and is documented in the approved plarBetdaiader 20, 2009

B. Waiver of Certain Requirements. The ordinance acceptinggiteement may waive specific bulk or
off-street parking ad loadingrequirements if the Council determines that the waivers are necessary
under the agreement to achieve a better development than atbeldvise result from the application
of regulations of the zone. Niver of requirements shall be granted ehivould be materially
detrimental to the public welfare or injurious to property in the zonécinity in which the property is
located.

No waivers are being requested as part of the contract rezone.
SMC 23.34.007 Rezone evaluation.

A. The provisionsf this chapter apply to all rezones exceptrection of mapping errors. In evaluating
proposed rezones, tipeovisions of this chapter shall be weighed and balanced togetldetéomine
which zone or height designation best meets thomésions. In ddition, the zone function statements,
which describeéhe intended function of each zone designation, shall be ussddss the likelihood that
the area proposed to be rezoned wduldction as intended.

B. No single criterion or group of criteria shdle applied as aabsolute requirement or test of the
appropriateness of a zomsignation, nor is there a hierarchy or priority of reza@oasiderations,
unless a provision indicates the intent to constitutequirement or sole criterion.

This sectionequiresthe consideration ddll applicable rezone iteria with no single criterion being the
determining factar The conclusion at the end of the Rezone Analgsisimarizes the detailed analysis
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C. Compliance with the provisions of this chapter shatistituteconsistency with the Comprehensive
Plan for the purpose of reviewimyoposed rezones, except that Comprehensive Plan Shoreline Area
Objectives shall be used in shoreline environment redesignatigrewaded in SMC Subsection
23.60.060B3.

D. Provisions of this chapter that pertain to areas inside of uiderters or villages shall be effective
only when a boundary for theibject center or village has been established in the Compreh&iaive
Provisions of this chapter that pertain to areagside olurban villages or outside of urban centers
shall apply to all areaghat are not within an adopted urban village or urban center boundary.

The proposal is located within the Uptown Urban Center in the Queen Anne neighborhood.

E. The procedureand locational criteria for shoreline environmaetdesignations are located in
Sections 23.60.060 and 23.60.226spectively.

The proposal is not located within any shoreline area.

F. Mapping errors due to cartographic or clerical mistakes magdreected through process required
for Type V Council land us#ecisions in SMC Chapter 23.76 and do not require the evaluation
contemplated by the provisions of this chapter.

SMC 23.34.008 General rezone criteria.
A. To be approved a rezone shall meetftfiewing standards:

1. In urban centers and urban villages the zoned capacity farethier or village taken as a
whole shall be no less than one hundedntyfive percent (125%) of the growth targets
adopted in th&Comprehensive Plan for that centarvillage.

The proposal isor a height increase in the Neighborhood Commercial 3 zone frorfa@40
height limit to 65foot height limit. This increase in height wouldbay an additional 2 floors
and, as proposedn additional 119 residential unit¥$he additional residential units would
contribute to achieving the 125% of the growth targets for the Uptown Urban Center.

2. For the area within the urban village boundary of hub urblages and for residential
urban villages taken as a whole thenedcapacity shall not be less than the densities
established in the Urbaviillage Element of the Comprehensive Plan.

The proposal is not located within a hub urban village or residential urban village.

B. MatchBetween Zone Criteria and Area CharactedstiThe mosappropriate zone designation shall
be that for which the provisiorier designation of the zone type and the locational criteria for the
specific zone match the characteristics of the area to be rezmetezt than any other zone designation.

The area is zoned Neighborhood Commercial 3 and the project site currently has a 40 foot height limit.
Thediscussion and analysis at SMC 23.34.078 below (page 17) shows thiée theets all of the

functional and locational criteria for Neighborhoodn@uercial 3 and is, therefore, appropriatelyexbn
Neighborhood Commercial 3.
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C. Zoning History and Precedential Effect. Previous and poteriaiing changes both in and around
the area proposed for rezone shiadl examined.

Seattle Center

1957 designated Civic Center

1962 site of Century 21 World's Fair
1967 zoned CG

1982 zoned NC
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Figure 2: Zoning History since 1967

The area anand the project site was zoned Commercial General @& Business Commercial (BC)

for many years until 1982 when all of the @&d BCparcels were rezoned to Neighborhood
Commercial (NC). The Pedwian designation shown as crdsgtchingon the figureabove was put in
place in 1982 as well. Though the Neighborhood Commercial designation has remained in place the
developmenstandard have changed on numerous occasiomsst recentlyn 2006.

The 28acre Seattle Center site was designated a CivicCenten 1957 in anticipat|
which opened in 1962. The center was also designated Neighborhood Comma&sal.in

Conclusion: Theremay besome potential for requests to change the height designation for at least two
of the remaining tiee properties on the subject blodkwo properties, one on®lAvenueNorth and the
other on the southwest corner of Warren AweNorth and Mercer Seetmay request such a zoning
change based on the outcome of the current propdsalapartment buildg at the southeast corner of

1% AvenueNorth and Mercer $¢etis unlikely to redevelop having recently been renovated. It is
guestionable whether such a request would be successful as the proposal for the subject property
includes stepping the heightwdn on the north side of the building to thefd0t height limit of the

adjacent properties.
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D. Neighborhood Plans.

1. For the purposes of this title, the effect of a neighborhood atlopted or amended by the
City Council after January 1, 1995, shdlkas expressly established by the City Council for
each suctmeighborhood plan.

The project site lies within the planning area of the Queen Anne Neighborhood Plan which was
adopted as an amendment to the Comprehensive Plan by City Council, March 15y1999,
Ordinance 119403.

2. Council adopted neighborhood plans that apply to the area progoseskzone shall be
taken into consideration.

The following goals and polices in the adopted Queen Anne Neighborhood Plan apply to the
proposed rezone (Goal/Poligyitalics followed by response/analysis)

QA-G3: The Urban Center is a vital residential community as well as a viable and attractive
commercial/lemployment center and mixed use neighborhood which enjoys a strong relationship
to Seattle CenterThe progct, as proposed, will enhance the mixed use character of the
neighborhood with 275 new residential units and 25 sguare feet of small to medium sized

retail spaces. The design of the project with the large public plaza near the entrance to Seattle
Certer emphasizes the relationship to the center.

QA-P1. Seek to create and maintain attractive pedestdeaanted streetscapes and enhance
Queen Anneds community character witThme open s
proposed project includeslditional setbacks for wider than required sidewaktensive

streetscape landscaping and a large public plaka.17,725 square feet of retail space at street

level on ' Avenue North and on Republic&treetwill contribute to a vibrant pedestrian

oriented streetscape.

QA-P3. Seek to maintain and establish quality design in the Queen Anne area. Through
neighborhood design guidelines and design review, consider unique or particular local design
characteristics, and include consideration of signaagjacent public ROWSs, and historic
boulevardssThe proposed project design has under gc
was approved by the Queen Anne/Magnolia Design Review Board on July 15, 2009. Design
aspects considered during Design Revieshidectural context, commercial signage, commercial

and residential lighting, and rigbf-way improvements including landscaping consistent with

t he OesigryRedewGuidelines for Multifamily and Commercial Buildings.

QA-P9. Enhance the unique dlaater of each business districthis area othe UptownUrban
Centeris characterized by small to medium sized retail establishments and restaurants. The
proposed project includes 125square feet of small retail spaces lofigAtenueNorth and
Repubican Street

QA-P31. Promote a humascale and character within the heart of the Urban Center and strive
to reduce industrial through trafficThe proposed project will enhance the human scale through
improvements to the pedestrian environment, indgadne large public plaza, wider sidewalks,
ground level retail, overhead weather protection, landscaping and public art.
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QA-P40. Strive to provide urban charactern hanci ng 1 mprovements to
such as sidewalk improvements, transitlfaes, landscaping, and appropriate lighting.he

project includes urban character enhancing improvements to the streets, including the pedestrian
plaza,increasedetbacks, ground level retail, overhead weather protection, landscaping and
public art.

QA-P41. Seeko alleviate parking problems in the Queen Anne planning aBsgause of its
location on the Uptown Urban Center, no parking is required by the Land Use Code for the
proposed project. However, the project includes 42 parking spaces éantingercial
establishments and 228paces for the residential units.

QA-P42. Strive to ensure adequate facilities, such as lighting, for safety in pedestrian and
par king areas i n Qu e eThe pijechdesiga, abpwposed, énslugdesd i st r
extensive use of commercial and pedestrian lighting to ensure safe pedestrian travel through the

area.

QAP 4 3. Strive to ensure that Queen Annebs c
from crime. The proposed project is a sstory, mixed use bilding with 17,25 square feet of
commercial space at the stréetelintendedtocreate vi br ant, fAeyes on th

environment in an area that has suffered from lack of activity in recent years.

3. Where a neighborhood plan adopted or amenddtidoity Councibfter January 1, 1995
establishes policies expressly adopted forghgpose of guiding future rezones, but does not
provide for rezones gfarticular sites or areas, rezones shall be in conformance witrettane
policies of such neigldshood plan.

The adopted Queen Anne Neighborhood Plan contains no policies for guiding future rezones.
4. If it is intended that rezones of particular sites or arndastified in a Council adopted
neighborhood plan are to be requirgtien the rezones alh be approved simultaneously with

the approval othe pertinent parts of the neighborhood plan.

There are no particular sites or areas identified for rezoning in the Queen Anne Neighborhood
Plan.

Conclusion: The proposed contract rezone is consistetit all applicable polies containedn the
Compr ehensi v eQuPdn AnméNeighhbahmag tPland

E. Zoning Principles. The following zoning principles shaltbasidered:

1. The impact of more intensive zones on less intensive zanedsisirial and commercial
zones omother zones shall be minimizedthye use of transitions or buffers, if possible. A
gradual transitionbetween zoning categories, including height limits, is preferred.



Project 3005778
Pagel0of 33

The project site, currently zoned N@8, is bounded on tlemuth and east sides by Seattle
Center which is zoned NG&5. The area south of Republican Street west @fvenueNorthis
zoned NC3F65. As proposed, tHauilding design includes a stepping down in height from 65
feet to 40 feet on the north sidetbé structure to respect the adjacent propetttigisarezoned
NC3-40. A rezone to NGB5 and NC3F65 for the site, subject to a Property Use and
Development Agreement that limits the height on the north side of the structure, is consistent

with prefered zoning principles of gradual transitions between zoning categories, including
height limits.

2. Physical buffers may provide an effective separation betdrferent uses and intensities
of development. The following elementay be considered as berfs:

a. Natural features such as topographic breaks, lakes, riggesams, ravines and
shorelines;

b. Freeways, expressways, other major traffic arterials, and railtoacks;
c. Distinct change in street layout and block orientation;
d. Open spce and greenspaces.
There are no physical buffers of any kind separating different uses and intensity of development.
All surrounding properties are zoned Neighborhood Commercial 3 with varying heightdirdits
are allowed the same uses and intensiifetevelopment
3. Zone Boundaries.
a. In establishing boundaries the following elements shatbinsidered:
(1) Physical buffers as described in subsection E2 above;
(2) Platted lot lines.
b. Boundaries between commercial and residential asba#i generallybe
established so th@bmmercial uses face each other acrossstheet on which they
are located, and face away from adjaceggtidential areas. An exception may be

made when physical buffers carovide a more effective separation betweses.

The proposed rezone from N@B to NC365 and NC3R10 to NC3P65 will be
along platted lot lines.

The project is surrounded by Neighborhood Commercial zoning for several blocks in
each diretton. There are no residentiahly areas nearby.

4.1n general, height limits greater than forty (40) feet shoultirb#ed to urban villages.
Height limits greater than forty (40) feetay be considered outside of urban villages where
higher height limitsvould be consistent with an adopted neighborhdad,@ major
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institution's adopted master plan, or where the designation wouwdrmstent with the existing
built character of the area.

The proposal to increase the height limit from 40 feet to 65 feet is located within the Uptown
UrbanCenter

Concluson: The proposal, as designed, is consistent with the zoning principles stated above: the design
incorporates a gradual transition in height from thdéd height at the adjacent Seattle Center on the

south to the lower 4ot limit of the adjacentnqoperties to the north; there are no physical buffers

present all surrounding properties are zoned NC3; the proposal for tfieodheight is located within

the Uptown UrbarCenter.

F. Impact Evaluation. The evaluation of a proposed rezone stiadider the possible negative and
positive impacts on the argmoposed for rezone and its surroundings.

1. Factors to be examined include, but are not limited tofa@wving:
a. Housing, particularly lowncome housing;
The proposal includes 275 new g units on a site where no housing currently
exists. There are no housing units being displaced by the proposal. There is-no low
income housing included in the proposal.

b. Public services;

There will be a increase in demand on public services ftbepropose®75
residential units and 17,725 square feet of retail, and parking for 291 vehicles.

Development Development Development Proposal at | Difference
Component Potential at NC340 | NC3-65

# residential units 156 275 +119

# parking (auto/bike) 19041 288/71 +98/30
Sq. ft. retail 17,725 17,725 0
Amenity area 15,013 15,013 0
Solid waste area 537 sq ft 769 sq ft +232 sq ft

Fire and police service needs will likely increase related to the 275 residensal unit
not previously existing. Service needs related to the commercial space will likely
remain unchangeas the proposed commercial space is equal to, or less than that
which existed

c. Environmental factors, such as noise, air and water quaditgestrid and aquatic
flora and fauna, glare, odor, shadows, agnkergy conservation;

There is little increase inoise, air and water qualitynpacts expected with the
proposed increase in heighterrestrial and aquatic flora and faunaould likely not
be affeted bylandscaping requirements are based on lot area and not gross floor
area Glare and odoimpacts would likely not changend these are mostly
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associated with street level uses which would be the same regardless of structure
height.

Shadowingon agacent streets and buildings would increase with increasing height.
The proposal includes a stepping down in height on the north facade adjacent to
properties that will remain at the 4ot height limitto minimize shadowing effects

Energyconsumptiorwould be increased witlhe expected additional 119 residential
units. A study performed by Rushing Engineering, dated August 27, 2009, estimates
that though the unit increase wittideed height is approximely 44%, the energy
consumption increase is apgimately 25%. The applicants propose a number of
energy conservation strategies includBiglt Green certification.

d. Pedestrian safety;
Pedestrian safety will be positively impacted by the proposed wider sidewalRs on 1
AvenueNorth, Republican S¢etand Warren AveueNorth. In addition, the
proposeodutiob ualtb t he | nt &trestand \WarrenrAveaef Re p u kb
Northwill decrease the crossing distance at this location making it safer for
pedestrians entering Seattle Center.
e. Manufaatring activity;
There is no manufacturing activity existing or proposed at this location.
f. Employment activity
The proposal includes 17,725 sq. ft. of retail space which will take the place of the
previously existing 17,596 sq. ft. retail groceryll2,045 specialty retail, both of
which are now closed. Therefore, employment opportunities are expected to be
somewhat less than with the previous retail establishments.
g. Character of areas recognized for architectural or historic value;
There areno designated landmark areas or structures close to the proposal. However,
the design, as proposed, will reflect the materials and scale of the older buildings in
the area with extensive use of brick but in a modern context.
h. Shoreline view, publiaccess and recreation.
The proposal is not located within or near any shoreline area.
2. Service Capacities. Development which can reasonably be anticlgeged on the
proposeddevelopment potential shall not exceed skeevice capacities which casasonably be

anticipated in the areancluding:

a. Street access to the area;
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The site was the location of a former 17,596 square foot QFC grocery store, a surface
parking lot and a 12,045 specialty retail building. The structures are currently.vacan
A traffic study, dated April 27, 2009 and performed by Gibson Traffic Consultants

has taken these uses into account in their analysis of the impact of the proposed
development. The study concluded that the proposed develgpnadunding the

vacationof a portion of the existing nortsouth alleywould represent an overall
improvement in conditions at the study intersections of Mercer Stredtaehue

North, Mercer Street at Warren AweeNorth, and #' AvenueNorth at Republican

Street. In altases the PM peak delays were improved from 0.1 seconds to 36.9
seconds.

b. Street capacity in the area;

The above traffic study also performed a concurrency or capacity analysis. Utilizing
the citybds screenline c¢on cdedthattheqproposedt h o
development presents no measurable change in volume to capacity ratios compared

to the previous development consisting of a grocery store and specialty retalil
establishment.

c. Transit service;

The site is served by six transit restalong T AvenueNorth (1, 2, 8, 13, 15, and 18)
and two routes along Mercenr&t Depending upon destination, ridership on some
or all of these routes is likely to increase with the addition of 275 residential units.
Though parking is proposed forost of the units (229 spaces), the excellent
availability of transit service makes it likely that transit would be the preferred choice
for commutingincreasing ridership

d. Parking capacity;

Because the site is located within an urban center, ningaskrequired by the Land

Use Code (SMC 23.54.015B2). However, as indicated above, there are 229 parking
spaces proposed for the 275 proposed residential units and 59 spaces proposed for the
proposed commercial uses. According to the parking anatysig within the

Traffic Study performed by Gibson Traffic Consultants, residential parking demand

for 275 units would be 229 spaces. Demand for 18,000 square feet of commercial
would be 42 spaces. Coupled with the location adjacent to excellent travisi,se

there is adequate esite parking being provided.

e. Utility and sewer capacity;

Sewer Capacity:
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The applicants submitted a Sewer Capacity Analysis perform&d B Consulting
Engineers, December 2009 which analyzes the existing conditieoesnparison to
the rezone conditions.

The existing combined sewer adjacent to the site in Warren Avenue North consists of
an 8inch pipe beginning at Roy Street to the north and flowing south and east
through Seattle Center and connects to the KingnGoMetro Trunk line at Mercer

Street and Broad Street. Portions of this network have been upgradeditech 42

pipe in conjunction with the Gates Foundation project"aygenue North and

Mercer Street. The existing combined sewer adjacent to thim it Avenue North
consistf an 8inch pipe beginning at Aloha Street to the north flowing south and
west where it connects to the King County Metro Trunk line in Elliott Avenue.

Stormwater discharge from the existing site is directed into threadliateas two
flowing to Warren Avenue North and one thAvenue North. The total of the
existing discharge is estimated at 0.60 cubic feet per second (@K®)is the
maximum allowed for the site.

Proposed drainage control strategies consist bialgtention planters directly flow

flow from roof drains to planters located in the plaza; 2) bioswales located on Warren
Avenue North to provide detention of discharge from the new alley at the north edge
of the site; 3) aletentionvault will provide flow control for the remainder of the site

that is notdischargingo biorgention planters.The projected peak flow of

stormwater with the above strategies is 0.58 CFS.

Basedoreattl e Public Utilities6é capacity
(wastewater) flow for the site based on existing zoning would be 0.04 CFS. Total
flow for the proposed rezone would be 0.06 CFS. The project proposesificie 6
connections from the siiethree connections t6"Avenue North and two

connections to WarreAvenue North. To account for the increase in sewer flow due
to the rezone, the stormwater discharge will be -o\etained.

As designed thproposed project with the rezone will not increase discharges into the
public combined sewer as shown in thdddielow:

Stormwater discharge Sewer discharge Combined discharge

Existing Discharge 0.60 CFS 0.04 CFS 0.64 CFS

Discharge with Rezone 0.58 CFS 0.04 CFS 0.64 CFS

Electrical Service:

An electrical load analysis was performed by Rushing Engineekungyst 27, 2009,
comparing service loads for 156 units (existing zoning) to the proposed 275 units for
the rezone. The analysis concluded that the project 44% increase in the number of
units would require only 25% increase in service loa@dcording to Sattle City

Light Engineering Divigon, there is adequate capacity in the area to accommodate
the increase in service load.



Project 3005778
Pagel5 of 33

f. Shoreline navigation.
The project site is not located within or near any shoreline area.

Conclusion: There is anticipatednaincreasd need forpolice and fireservices related to the 275

residential units while other environmental impacts related to height increase would be minimal.

Positive impacts include increased pedestrian safety, improvement in traffic conditiohe anavision

of a vibrantpedestriarstreetscapeSewer capacity needs would not be increased due to the rezone

based on proposed detention strategies for stormwakare would an estimaténcrease in energy
consumption mitigated in part by the appant 6 s i ntention to i ncorpor at
features. Adequate parking will peovided and transit service is excellent

G. Changed Circumstances. Evidence of changed circumstances dasdébeénto consideration in
reviewing proposed repes, but is notequired to demonstrate the appropriateness of a proposed
rezone Consideration of changed circumstances shall be limited to elemecdsiditions included in
the criteria for the relevant zone andfaverlay designations in this chapter.

Thereis no evidence of changed circumstances related to the zoning designation, the rezone criteria, or
the Uptown Center district that would have any bearing on this rezone application.

H. Overlay Districts. If the area is located in an overlay disttiog purpose and boundaries of the
overlay district shall beonsidered.

The site is not located in an overlay district.

l. Critical Areas. If the area is located in or adjacent to a critiaeda (SMC Chapter 25.09), the effect
of the rezone on the dital area shall be considered.

The project site is not located within or near any Environmentally Critical Area.

SMC 23.34.009 Height limits of the proposed rezone.

Where a decision to designate height limits in commercialdurstrial zones is indepeadt of the
designation of a specific zorie,addition to the general rezone criteria of Section 23.34.008 the
following shall apply:

A. Function of the Zone. Height limits shall be consistent withyibe and scale of development
intended for each zone dlsification.The demand for permitted goods and services and the potential
for displacement of preferred uses shall be considered.

The proposal for a mixed use structure with 17,725 square feet of retail and 275 residential units is
consistent with the pe of development intendédr this zone. The proposal to increase the height of

the NC3 designation for this site from 40 feet to 65 feet is consistent with type and scale of development
intended for this zoning designation at this location. Thesitsli i n a fAknuckl| es0 bout
by Seattle Center, which is zoned N83. Diagonally across 1st AreeNorthto the southwest the

zoning is NC365 (See Figure 1 Zoning Map). As propodbé structure is stepped down on the north
facade to respethe sites that will remain at the 40 foot height limit. At the 65 foot height limit, the
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structure will transition smoothly from the 40 foot height limit to the north to the 85 foot height limit to
the east and south.

B. Topography of the Area and Bsirroundings. Height limits shakinforce the natural topography of
the area and its surroundings, atite likelihood of view blockage shall be considered.

The topography of the site is generally flat changing only eight feet north to south over 3QG6fet
slope). The proposed stepwn to 40 feet on the north fagade in on the high side of the site. The area
surrounding the site is also generally flat until it reaches Roy $tvedtiocks to the north where the
topography begins to rise up QueemAHiill. The only residential structure in the near vicinity is the
four-story apartment building on the subject block at the cornet Af&nueNorth and Republican

Street. Theres little view, if any, from this building. As the remaining sites los lblock redevelop,

view blockage may be an issue. However, from this location in Uptown, view opportunities are limited.

C. Height and Scale of the Area.
1. The height limits established by current zoning in the areals@ajiven consideration.

The curent zoning, NC310 and NC3R10 establishes the 400t height limit for subject

block. To the east across Warren Avehlaeth and to the south across Republican Street is
Seattle Center which is zoned N@3. Directly to the west of Seattle Center tbaing is

NC3-65. To the west of the subject block acro$&tenue South the zoning is N&®.
Consideration should be given to the |l ocat.i
two sides by Seattle Center with thef®bt height limit.

2. In general, permitted height limits shall be compatible withpifeelominant height and
scale ofexisting development, particulanyhere existing devgbment is a good measure of the
area's overaldevelopment potential.

Existing development in the surraling areaangesrom one and twtory older buildings to

the Key Arena and Bagley Wright Theatre at Seattle Center which, though zonedfabta 85
height limit, exceed that height. There is some limitedaeclopment in the area that conforms
to the underlying zoning heights (40 feet and 65 feet). The proposed rezone-foat 68ight

limit with a scaling down to 40 feet on the north side would fit well with existing development
and provide the desired height transition from the 85 feet at thecatigeattle Center to the-40
foot limit on the north.

D. Compatibility with Surrounding Area.

1. Height limits for an area shall be compatible with actual and ztweéghts in surrounding
areas excluding buildings developed under Majstitution heightimits; height limits
permitted by the underlyingpne, rather than heights permitted by the Major Institution
designation, shall be used for the rezone analysis.

The proposal is not located in a Major Institution designation. The proposed increaghtin he
limit from 40 feet to 65 feet would be compatible with zoned and actual heights in the area.
Seattle Center is zoned N@B5 and Key Arena and Repertory Threatre both more than 85 feet
in height. Across L AvenueNorthto the southwest the US PalsService building is Zoned
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NC3R65 and the building is 65 feet in height. Located as it is, with 85 foot height zoning on
two sides, the structure at 65 would be compatible with surrounding structures. (See Figure 3
West Elevation Study).

2. A gradud transition in height and scale and level of actiogtween zones shall be
provided unless major physical buffers,described in Subsection 23.34.008D2, are present.

The proposed structure will provide for a gradual transition from the 40 foott lieigton the
north, the proposed 65 foot height, to the 85 foot height limit at Seattle Center. Both the Key
Arena structure to the south and the Repertory Theathe east are taller than 85 feet.

Figure 3: West Elevation Study

E. Neighborhood Plans.

1. Particular attentbn shall be given to height recommendationiguginess district plans or
neighborhood plans adopted by the Gtyuncil subsequent to the adoption of the 1985 Land
Use Map.

There are no height recommendations found in the QueenMeighborhood Rn adoped by
City Council as part of the Comprehensive Plan.

2. Neighborhood plans adopted or amended by the City Council after January 1, 1995 may
require height limits different than those that would otherwise be established pursuant to the
provisions of ths section and Section 23.34.008.

There are no height limit requirements in the Queen Afgighborhood Rin adopted or
amended by City Council as part of the Comprehensive Plan.

Conclusion: The proposed rezone from the-#®t height limit to a 6500t height limitfit with the
function, topography and the height and scale of the area. The proposed height is compatible with
development in the surrounding area. The Neighborhood Plan contains no height recommendations
for the area.

SMC 23.34.072 Degnation of commercial zones.

A. The encroachment of commercial development into residential siiteh$e discouraged.



