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SUMMARY OF PROPOSED ACTION
 

Land Use Application to allow a fifth (5th) floor addition (approximately 7,000 square feet) on 
existing retail and office building (Doyle Building).  A Certificate of Approval from the 
Department of Neighborhoods is also required.  
 
The following approval is required: 
 
 SEPA - Environmental Determination – Chapter 25.05, Seattle Municipal Code 
 
 
SEPA DETERMINATION:   [   ]   Exempt   [   ]   DNS   [   ]   MDNS   [   ]   EIS 
 

       [X]   DNS with conditions 
 

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

 
 
BACKGROUND INFORMATION
 
Site and Vicinity Description 
 
The project site consists of one parcel totaling 
approximately 8,985 sq. ft. of land located at 119 Pine 
Street (the Doyle Building) in downtown Seattle.  The 
parcel is currently developed with an existing four-story 
building, approximately 48,000 square feet in size.  Parking 
spaces are provided at the basement level, with first floor 
retail and three additional floors of office space.  
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The topography of the site is generally flat, with grades descending from 140 feet above sea 
level, near the northeastern portion of the site, to 137 feet to the south.   
 
The subject property is zoned Downtown Mixed Commercial (DMC) 240/290-400. In this 
district, 240 feet is the height limit for portions of a structure containing nonresidential and live-
work units, while 290 feet is the base height limit that pertains to portions of a structure in 
residential use.  400 feet is the highest possible applicable height limit for a structure that utilizes 
the bonus available under SMC 23.49.015 and has no nonresidential or live-work uses above 240 
feet.  
 
The adjacent parcels to the north, south, and east of the subject property are similarly zoned 
DMC 240/290-400, while parcels adjacent to the west are zoned DMC-125.  
 
Proposal 
 

The applicant proposes to construct a fifth-floor addition (approximately 7,000 square feet) for 
office use on an existing retail and office building (the Doyle Building).  The existing basement 
parking, first floor retail, and three floors of office use will remain as they currently exist. 
 
The Doyle Building is listed as a historical landmark building by the Seattle Landmarks 
Preservation Board and will require the Certificate of Approval from the Department of 
Neighborhoods.  
 
Public Comments 
 

No comments were received during the two-week public comment period, which ended 
November 21, 2007. 
 
 
ANALYSIS - SEPA
 

The initial disclosure of the potential impacts from this project was made in the annotated 
environmental checklist (September 26, 2007). The information in the checklist 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 D) clarifies the relationship between codes, 
policies, and environmental review.  Specific policies for each element of the environment, 
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/circumstances (SMC 
25.05.665 D1-7) mitigation can be considered.  Thus, a more detailed discussion of some of the 
impacts is appropriate. 
 
Short-term Impacts 
 

The following temporary or construction-related impacts are expected:  decreased air quality due 
to increased dust and other suspended air particulates during demolition and construction; and 
increased traffic and parking demand from construction personnel.  These impacts are not 
considered significant because they are temporary and/or minor in scope. 
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Compliance with existing ordinances, such as the Street Use Ordinance and the Noise Ordinance 
will provide sufficient mitigation for most impacts.  The other impacts not noted here as 
mitigated by codes or conditions (e.g., increased traffic and parking demand from construction 
personnel) are not sufficiently adverse to warrant further mitigation by conditioning.  These 
impacts are not considered significant; however some of the impacts warrant further discussion 
and review. 
 
Air Quality 
 

Construction of the proposed additional story and demolition of the existing elevator penthouse 
will create dust, leading to an increase in the level of suspended particulates in the air, which 
could be carried by winds out of the construction area.  The Street Use Ordinance (SMC 15.22) 
requires watering the site, as necessary, to reduce dust.  In addition, the Puget Sound Clean Air 
Agency (PSCAA regulation 9.15) requires that reasonable precautions be taken to avoid dust 
emissions.  Construction and demolition activities could require the use of heavy trucks and 
smaller equipment such as generators and compressors.  These engines would emit air pollutants 
that would contribute slightly to the degradation of local air quality.  Since the demolition of the 
elevator penthouse would be of relatively short duration, the associated impact is anticipated to 
be minor, and does not warrant mitigation under SEPA. 
 
Noise 
 

Proposed demolition of the elevator penthouse and the construction of the fifth-floor addition are 
not expected to have adverse impacts due to the composition of surrounding retail and 
commercial land uses.  The limitations of the Noise Ordinance are found to be adequate to 
mitigation the potential noise impacts.  Accordingly, no additional conditioning is warranted 
pursuant to SEPA policies. 
 
Long-term Impacts 
 

Long-term or use-related impacts are also anticipated as a result of approval of this proposal 
including:  increased bulk and scale on the site; increased demand for public services and 
utilities; and alterations to a historical landmark building. 
 
Several adopted City codes and/or ordinances provide mitigation for some of the identified 
impacts.  Specifically these are:  the Stormwater, Grading and Drainage Control Code which 
requires on site collection of stormwater with provisions for controlled tight line release to an 
approved outlet and may require additional design elements to prevent isolated flooding; the City 
Energy Code which will require insulation for outside walls and energy efficient windows; and 
the Land Use Code which 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 sufficient mitigation of most long 
term impacts and no further conditioning is warranted by SEPA policies, except as noted below. 
 
Height, Bulk and Scale 
 

There will be increased height, bulk and scale on this site due to the proposed project. Building 
height with the new build-out will be approximately 69 feet from the lowest existing grade to the 
topmost portion of the exterior wall parapet.  The increased height proposed by this application 
is acceptable pursuant to the provisions of the Land Use Code.  As such, no additional height, 
bulk, or scale SEPA mitigation is warranted pursuant to the SEPA height, bulk and scale policy. 
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Historic Preservation 
 

The Doyle Building is designated as a historical landmark building by the Seattle Landmarks 
Preservation Board. 
 
The SEPA Overview Policy (SMC 25.05.665E), Relationship to Federal, State and Regional 
Regulations states that the City may defer to another agency with jurisdiction.  This policy 
allows for special land use and zoning controls and, in addition, requires review by the 
Department of Neighborhoods (DON). 
 
Certificates of Approval are official notices issued by the Director of DON.  They are required 
before the City will issue permits for work that result in any change to the exterior appearance of 
any historical landmark structure, including façade alterations, new construction, demolition, or 
remodeling.  They are also required before building use permits can be issued.  DON can only 
issue such certificates after the MUP decision in published and the appeal period has expired.  
The applicant is working with the Pioneer Square Preservation Board to secure the required 
approvals. 
 
DON has jurisdiction in this case and compliance with their regulations will adequately mitigate 
impacts to this historic building.  No SEPA conditioning is necessary. 
 
 
Summary 
 

The Department of Planning and Development has reviewed the environmental checklist 
submitted by the project applicant; reviewed the project plans and any additional information in 
the file; and any comments which may have been received regarding this proposed action have 
been considered.  As indicated in the checklist and this analysis, this action will result in 
probable adverse impacts to the environment.  However, due to their temporary nature and 
limited effects, the impacts are not expected to be significant. 
 
 
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 43.21C), 
including the requirement to inform the public agency decisions pursuant to SEPA. 
 

[X] Determination of Non-Significance.  This proposal has been determined to not have a 
significant adverse impact upon the environment.  An EIS is not required under 
RCW 43.21C.030 2C. 

 
[   ] 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 2C. 
 



Application No. 3008085 
Page 5  
 
CONDITIONS – SEPA 
 
Prior to Issuance of the Master Use Permit 
 

1. A Certificate of Approval from the Department of Neighborhoods is required and shall be 
provided to DPD prior to the issuance of the MUP. 

 
 
 
Signature:    (signature on file)              Date:  March 3, 2008 

Mike Reid, Land Use Planner 
 Department of Planning and Development 
 
 
MR:ga 
H:\DOCS\SEPA\3008085\3008085_draft_decision.doc  
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