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SUMMARY OF PROPOSED ACTION 
 
Land Use Application to allow a five story building containing 5,714 sq. ft. of retail, 39,126 sq. ft. 
of office, and 2,188 sq. ft. of restaurant space.  Parking for 112 vehicles to be provided below and 
at grade.  Existing 17 unit apartment building to be demolished.  Project includes 10,764 cubic 
yards of grading. 
 
The following approval is required: 
 

SEPA - Environmental Determination - Chapter 25.05 SMC 
 
 
SEPA DETERMINATION:   [   ]   Exempt   [   ]   DNS   [   ]   MDNS   [   ]   EIS 
 

  [X]   DNS with conditions 
 

[   ]   DNS involving non-exempt grading, or demolition, or 
involving another agency with jurisdiction. 

 
 
BACKGROUND DATA 
 
Zoning 

The site is within the Fremont Hub Urban Village.  It is zoned Industrial Buffer with a height limit 
of 65 feet for most commercial uses (IB U/65).  This zoning continues across 35th to the north.  To 
the west and south the zoning changes to General Industrial (IG 2 U/65) and to the east across 
Evanston it is Neighborhood Commercial (NC 3-65).  Surrounding development reflects area 
zoning and consists of a diverse mix of office, multi-family, light manufacturing, and commercial 
uses. 
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SITE

Site Location and Description 

The subject site is located at the 
southwest corner of N 35th Street and 
Evanston Avenue N, in Seattle’s 
Fremont neighborhood.  The site 
currently contains six separate 
buildings, all to be demolished as part 
of this project.  The buildings, 
constructed between 1947 and 1953, 
comprise 17 small apartments housed 
within 3 structures along with 3 small 
outbuildings (a meter/laundry room 
and wood-frame garages). 
 
The 18,787 square foot site drops 
approximately 22 feet from the high 
point at the corner of 35th Street and 
Evanston to the low point at the west 
end of the alley along the south side of 
the site.  The site contains steep 
slopes, but has received an exemption due to the fact that the slopes are less than 20 feet in height 
and appear to have been created through previous legal grading and construction activities.  The 
site is still subject to landslide prone and general ECA development standards.   
 
 
 

 

   
  SITE 

 

 

 

 

 

Proposal Description 

The proposal is to construct a five story building containing 5,714 sq. ft. of retail, 39,126 sq. ft. of 
office, and 2,188 sq. ft. of restaurant space.  Parking for 112 vehicles is proposed, 19 at grade and 
in 93 in two levels of a partially underground garage that would be accessed from the alley.  The 
existing apartment buildings and outbuildings will be demolished.  Regrading the site and 
constructing the foundation and parking garage will require 10,764 cubic yards of grading.  Frontal 
improvements will be constructed along both adjacent streets and two feet of additional R-O-W 
will be dedicated along the alley.  
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Public Comment

One comment from a current tenant on the site was received during the comment period which 
ended on January 30, 2008. 
 
ANALYSIS - SEPA 
 

Environmental review resulting in a Threshold Determination is required pursuant to the Seattle 
State Environmental policy Act (SEPA), WAC 197-11, and the Seattle SEPA Ordinance (SMC 
Chapter 25.05).  
 

Disclosure of the potential impacts from this project was made in the following documents:  The 
Environmental Checklist dated November 21, 2007, a Transportation Impact Analysis prepared by 
Heffron Transportation (revised 2/26/08) and the geotechnical report prepared by Geotech 
Consultants Inc.  The information in the SEPA checklist, the supplemental information described 
above, and the experience of the lead agency with the review of similar projects form the basis for 
this analysis and decision. 
 

The SEPA Overview Policy (SMC 25.05.665) clarifies the relationship between codes, policies, 
and environmental review.  Specific policies for each element of the environment, and certain 
neighborhood plans and other policies explicitly referenced, may serve as the basis for exercising 
substantive SEPA authority.  The Overview Policy states, in part, “Where City regulations have 
been adopted to address an environmental impact, it shall be presumed that such regulations are 
adequate to achieve sufficient mitigation” subject to some limitations.  Under such limitations or 
circumstances (SMC 25.05.665 D) mitigation can be considered.  Thus, a more detailed discussion 
of some of the impacts is appropriate.  Short-term and long-term adverse impacts are anticipated 
from the proposal. 
 
Short-term Impacts 

The following temporary demolition and construction related impacts are expected: temporary soil 
erosion; decreased air quality due to vehicular emissions, dust and other suspended air particulate; 
increased noise from construction operations and equipment; increased traffic and parking demand 
from construction personnel; tracking of mud onto adjacent streets by construction vehicles; 
conflict with normal pedestrian movement adjacent to the site; and consumption of renewable and 
nonrenewable resources.  Due to the temporary nature and limited scope of these impacts, they are 
not considered significant.  Although not significant, these impacts warrant further discussion and 
in some cases mitigation.  
 
Earth/Soils 

The ECA Ordinance and Director’s Rule 33-2006 require submission of a soils report to evaluate 
the site conditions and provide recommendations for safe construction in areas with landslide 
potential and/or a history of unstable soil conditions.  Though the project received an exemption 
from the steep slope development standards, it is still subject to the general development standards 
at SMC 25.09.060 including the April through October grading window, erosion control plan and 
best management practices.  The applicant has submitted a geotechnical memo prepared by 
Geotech Consultants.  The construction plans, including shoring of excavations as needed and 
erosion control techniques, are receiving separate review by DPD. Any additional information 
showing conformance with applicable ordinances and codes (ECA ordinance, The Stormwater, 
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Grading and Drainage Control Code, Director’s Rule 33-2006) will be required prior to issuance of 
building permits.  Applicable codes and ordinances provide extensive conditioning authority and 
prescriptive construction methodology to assure safe construction techniques are utilized; 
therefore, no additional conditioning is warranted pursuant to SEPA policies.  
 
Air Quality 

The contractor must provide 10 days notice to the Puget Sound Clean Air Agency prior to 
demolition of any structures greater than 120 sq. ft. in coverage.  If asbestos is present in the 
existing buildings, Puget Sound Clean Air Agency, Department of Labor and Industry, and EPA 
regulations will provide for the safe removal and disposal of asbestos encountered during building 
demolition.  OSHA requirements shall be followed to determine any special handling or disposal 
requirements for demolition debris.  No SEPA conditioning of air quality impacts during 
construction is necessary.  
 
Drainage 

Compliance with applicable provisions of the grading and drainage control ordinance will be 
required.  During excavation, measures must be taken to avoid surface water run-off impacts and 
erosion impacts.  These measures are required by the Seattle Stormwater, Grading and Drainage 
Control Code.  No conditioning pursuant to SEPA policy authority is necessary.  
 
Construction Noise 

The proposal site is located within 100 feet of buildings containing 150 multi-family residential 
units.  The SEPA Noise Policy (SMC 25.05.675B) lists mitigation measures for construction noise 
impacts.  Most of the initial construction activities including excavation, foundation work, and 
framing will require loud equipment and will have adverse impacts on nearby residences.  The 
protection levels of the Noise Ordinance are considered inadequate for the potential noise impacts 
on these nearby residential uses.  The impacts upon residential uses would be especially adverse in 
the early morning, in the evening, and on weekends. The SEPA Overview Policy (SMC 25.05.665) 
and the SEPA Construction Impacts Policy (SMC 25.05.675B) allow the reviewing agency to limit 
the hours of construction in order to mitigate adverse noise impacts.  Pursuant to this policy, and 
because there are residences in the vicinity, the applicant will be required to limit periods of 
construction which involve high levels of noise per the following condition: 
 

o All construction activities are subject to the limitations of the Noise Ordinance. 
Construction activities (including but not limited to demolition, grading, excavation, 
augercast pier installation, deliveries, concrete pouring, framing carpentry, roofing, and 
painting) shall be limited to non-holiday weekdays from 7 am to 6 pm. Holidays recognized 
by the City of Seattle are listed on the City website, 
http://www.seattle.gov/personnel/services/holidays.asp.  Interior work that involves 
mechanical equipment, including compressors and generators, may be allowed on Saturdays 
between 9 am and 6 pm once the shell of the structure is completely enclosed, provided 
windows and doors remain closed.  Non-noisy activities, such as site security, monitoring, 
weather protection shall not be limited by this condition. 

 
 

Pedestrian Circulation 
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The Street Use Ordinance includes regulations which mitigate dust, mud, and circulation within the 
public right-of-way.  Temporary closure of the sidewalk and/or traffic lane(s) is controlled with a 
street use permit through the Seattle Transportation Department.  Adequate mitigation is provided 
for by the Street Use Ordinance if the sidewalk and/or traffic lane is closed.  Additional mitigation 
under SEPA is not warranted.  
 
Construction Related Traffic and Parking 

During construction, parking demand will increase due to additional demand created by 
construction personnel and equipment.  Parking resources in the area, both on street and off, are 
well utilized.  Once the parking garage on the site is constructed, it should be made available to 
meet construction worker parking demand.  The garage would be available when the number of 
construction workers on site is at its highest levels.  
 
It is the policy of the City to minimize or prevent temporary adverse impacts associated with 
construction activities, including measures to address transportation impacts during construction. 
SMC 25.05.675 B(2)(g).  Pursuant to this authority the following conditions shall be imposed to 
help mitigate construction impacts.  
 

o Contractors must schedule truck deliveries and other construction traffic to avoid PM peak 
hour trips between 4:00 to 6:00 on the surrounding street system.  

 
o Site work must be conducted in a manner that would interfere as little as possible with 

public travel: vehicular, pedestrian and other non-motorized forms of circulation. 
Temporary traffic control or pedestrian obstructions during construction (if any) must be 
managed in accordance with the current City of Seattle “Traffic Control Manual for In-
Street Work” and “Manual of Uniform Traffic Control Devices.”  In the event that work 
requires closure of an entire sidewalk or travel lane, a signing plan and traffic control plan 
must be prepared for approval by the City of Seattle.  

 
o The contractors are responsible for ensuring that construction workers do not park on-street.  

Options include securing off-street parking on a nearby lot for the workers, shuttling them 
from a remote lot, or encouraging them to take transit.  Once the parking garage on the site 
is constructed, it should be made available to meet construction worker parking demand. 

 
Long Term Impacts 

Long-term or use-related impacts anticipated by the proposal would primarily consist of increased 
surface water runoff due to greater site coverage by impervious surfaces; increased bulk and scale 
on the site; increased demand for public services and utilities; increased traffic in the area and 
increased demand for parking.  Several adopted City codes and/or ordinances provide mitigation 
for some of the identified impacts.  The Stormwater, Grading and Drainage Control Code requires 
provisions for controlled tightline release to an approved outlet and may require additional design 
elements to prevent isolated flooding.  The City Energy Code will require insulation for outside 
walls and energy efficient windows.  The Land Use Code controls site coverage, setbacks, building 
height and use and contains other development and use regulations to assure compatible 
development.  Compliance with these applicable codes and ordinances is adequate to achieve 
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sufficient mitigation of most long term impacts, however some of these impacts warrant further 
discussion and review.  
 
Historic and Cultural Preservation 

The applicant prepared a report about the structures on the site in conformance with the procedures 
in CAM 3000.  This was submitted to the Historic Preservation Officer at the Seattle Department of 
Neighborhoods for review for possible landmark status.  DON made a determination that the 
structures are unlikely to meet the criteria for designation as City of Seattle Historic Landmarks 
and therefore may be demolished. 
 

Traffic and Parking 

The proposed uses would be retail, restaurant, and office space.  The applicant has stated that the 
proposed uses would employ approximately 175 people and the net increase in vehicle trips to site 
would be 500 per day.  Five adjacent intersections were analyzed and none showed a drop in level 
of service (LOS) due to the project.  The intersection of 35th Street and Evanston currently operates 
at LOS B and conversion to an all-way stop would enable it to operate at LOS A.  Based on this 
analysis no improvements would be needed to accommodate the project. 
 
The peak parking demand for the businesses in the building is estimated at 110 spaces on weekday 
afternoons.  This would be accommodated by the proposed 112 spaces, therefore no spillover 
parking impacts are expected. 
 
 
DECISION – SEPA 
 
This decision was made after review by the responsible official on behalf of the lead agency of a 
completed environmental checklist and other information on file with the responsible department.  
This constitutes the Threshold Determination and form.  The intent of this declaration is to satisfy 
the requirements of the State Environmental Policy Act (RCW 43.21.C), including the requirement 
to inform the public of agency decisions pursuant to SEPA. 
 
[X] Determination of Non-Significance.  This proposal has been determined to not have 

significant adverse impacts upon the environment.  An EIS is not required under RCW 
43.21C.030(2)(c). 

 
[   ] Determination of Significance.  This proposal has or may have a significant adverse impact 

upon the environment.  An EIS is required under RCW 43.21C.030(2)(C). 
 
 
CONDITIONS – SEPA  
 
During Construction 
 
The following condition(s) to be enforced during construction shall be posted at the site in a location on 
the property line that is visible and accessible to the public and to construction personnel from the street 
right-of-way.  If more than one street abuts the site, conditions shall be posted at each street.  The 
conditions will be affixed to placards prepared by DPD.  The placards will be issued along with the 
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building permit set of plans.  The placards shall be laminated with clear plastic or other waterproofing 
material and shall remain posted on-site for the duration of the construction. 
 

1.  Contractors must schedule truck deliveries and other construction traffic to avoid PM peak hour 
trips between 4:00 to 6:00 on the surrounding street system.  

 
2. Site work must be conducted in a manner that would interfere as little as possible with public 

travel: vehicular, pedestrian and other non-motorized forms of circulation.  Temporary traffic 
control or pedestrian obstructions during construction (if any) must be managed in accordance 
with the current City of Seattle “Traffic Control Manual for In-Street Work” and “Manual of 
Uniform Traffic Control Devices.” In the event that work requires closure of an entire sidewalk 
or travel lane, a signing plan and traffic control plan must be prepared for approval by the City 
of Seattle.  

 
3. The contractors are responsible for ensuring that construction workers do not park on-street.  

Options include securing off-street parking on a nearby lot for the workers, shuttling them 
from a remote lot, or encouraging them to take transit.  Once the parking garage on the site is 
constructed, it should be made available to meet construction worker parking demand. 

 
4. All construction activities are subject to the limitations of the Noise Ordinance. 

Construction activities (including but not limited to demolition, grading, excavation, 
augercast pier installation, deliveries, concrete pouring, framing carpentry, roofing, and 
painting) shall be limited to non-holiday weekdays from 7 am to 6 pm.  Holidays 
recognized by the City of Seattle are listed on the City website, 
http://www.seattle.gov/personnel/services/holidays.asp.  Interior work that involves 
mechanical equipment, including compressors and generators, may be allowed on Saturdays 
between 9 am and 6 pm once the shell of the structure is completely enclosed, provided 
windows and doors remain closed.  Non-noisy activities, such as site security, monitoring, 
weather protection shall not be limited by this condition. 

 
Construction activities outside the above-stated restrictions may be authorized by the Land 
Use Planner when necessitated by unforeseen construction, safety, or street-use related 
situations.  Requests for extended construction hours or weekend days must be submitted to 
the Land Use Planner at least three (3) days in advance of the requested dates in order to 
allow DPD to evaluate the request. 

 
 
Signature:    (signature on file)      Date:  March 27, 2008 

Nora Gierloff, Land Use Planner 
Department of Planning and Development 
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