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Project information

Project Address:
Parcel #:
SEATTLE DPD PROJECT#:
Property Owner:
Architect/ Contact:

1040 S KING ST SEATTLE, WA 98104
817010-0070
6705236-CN
668 INVESTMENT LLC
CHAOHUA CHANG/ chcarch@gmail.com

Legal Description

PER QUIT CLAIM DEED RECORDING NO. 20150608001195, RECORDS OF
KING COUNTY, WASHINGTON.LOT 14, BLOCK 1, SYNDICATE ADDITION TO THE CITY OF 
SEATTLE, ACCORDING TO THE PLAT THEREOF RECORDED IN VOLUME 2 OFPLATS, PAGE 44, 
RECORDS OF KING COUNTY, WASHINGTON.
SITUATE IN THE COUNTY OF KING, STATE OF WASHINGTON.

General Description

Construct an 8-story mixed use building with a basement. Ground floor is mainly 
for commercial use (2,612 s.f. of retail or office). Upper floors are for residential 
use of 57 dwelling units, including 32 studios and 25 one-BR units. Basement is 
for storage use. New planting strip and sidewalk in the right-of-way. No parking 
will be provided. Final Design review is requested.

Program Summary

Site Area:
Site Topography:

Number of Proposed Unit:
Number of Parking Stalls:
Gross Floor Area:
Proposed building Height:

6000 SF
This site is gently sloping from NE corner to SW corner.
The highest point is 175' at NE corner and the lowest
point is 166' at SW corner.
57 Units
NONE (NOT REQUIRED, URBAN CENTER VILLAGE)
34,167 SF
77'-0" + 4' (Parapet)

Design Departures

No design departure is requested on any design options
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Site Area:
Site Topography:

Number of Proposed Unit:
Number of Parking Stalls:
Gross Floor Area:
Proposed building Height:

6000 SF
This site is gently sloping from NE corner to SW corner.The 
highest point is 175’ at NE corner and the lowestpoint is 166’ 
at SW corner.
51 Units
NONE (NOT REQUIRED, URBAN CENTER VILLAGE)
34,167 SF
77’-0” + 4’ (Parapet)

General Description

Construct an 8-story mixed use building with a basement. Ground floor is mainly for 
commercial use (2,612 s.f. of retail or office). Upper floors are for residential use of 51 
dwelling units, including 15 studios, 30 one-bedroom units and 6 two-bedroom units. 
Basement is for storage use. New planting strip and sidewalk in the right-of-way. No 
parking will be provided. Final Design review is requested.
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Zoning Map

The project site is zoned for 'DMR/C 75/75-95' which expands to E-W
and N-S. NC2 and LR zones are a couple blocks away to East.

Pedestrian Access
8 minute walking distance to Chinatown main street and 14 minutes to
Union station and Link. Sidewalks are built on both sides of most
streets. All grade slopes are gentle and easy for walking.

Access Opportunities and Constraints 

Transit Access
Bus stops connecting to Seattle metro area are very well distributed
within 10 minute walking distance.

U R B A N  D E S I G N  A N A L Y S I S

SITE

3
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U R B A N  D E S I G N  A N A L Y S I S

1. Row House

2. Mixed-use Apartments

3. Public School/ Asian Resource Center

4. Church

5. Commercial Stores

6. Market

Nine Block Area

The project site and the blocks are DMR/C zoning.
Significant amounts of single and two story commercial stores and markets are existing around the site and couple of 
multi-family buildings in the neighborhood. Church and School/ Asian Resource center are adjacent from the site.
NC 2 and LR zones are two blocks away to North and East.

7. BEAM Apartments

8. Thai Binh Apartments

SITE
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U R B A N  D E S I G N  A N A L Y S I S

Streetscape

Mostly single story commercial stores, surface parking and warehouses are present
around the project site. Also, there are empty properties and surface parking in the 

neighborhood.

A-A 12TH AVE S (LOOKING WEST)

B-B S KING ST (LOOKING SOUTH)

C-C S KING ST (LOOKING NORTH)

SITE
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View from South King Street View from Right of Way
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23.66.302 - International Special Review District goals and objectives

The International District is the urban focal point for the Asian American community. 
The International Special Review District is established to promote, preserve and perpetuate the cultural, economic, historical,
and otherwise beneficial qualities of the area, particularly the features derived from its Asian heritage, by:

A. Reestablishing the District as a stable residential neighborhood with a mixture of housing types. 
Response: Studios, 1-BR , and 2-BR units are proposed for various dwelling options.

B. Encouraging the use of street-level spaces for pedestrian-oriented retail specialty shops with colorful and interesting 
displays.
Response: Retail use is proposed at front of street level, and non-street facing space will be other ID preferred uses.

C. Protecting the area and its periphery from the proliferation of parking lots and other automobile-oriented uses.
Response: No parking will be provided on site due to the limitation of lot size.

D. Improving the visual and urban design relationships between existing and future buildings, parking garages, open spaces 
and public improvements within the International District.
Response: Study of historic and contemporary buildings is performed.

E. Exercising a reasonable degree of control over site development and the location of off-street parking and other 
automobile-oriented uses.
Response: No parking will be provided. Bus stops and light rail station are within 5-to-10-minute walking distance.

23.66.308 - International District preferred uses east of Interstate 5

Preferred uses for that portion of the International District that lies east of Interstate 5 include restaurants, retail shops, 
residential uses, and other small- and medium-scale commercial uses. Commercial businesses and uses with an Asian 
product, service or trade emphasis are preferred. Preferred uses should contribute to the International District's business core
or to the function and purposes of the International District east of Interstate 5.
Response: Proposed uses include residential, Asian products retails, Asian association and organizations, travel agency, 
medical clinics, etc.

23.66.332 - Height and rooftop features

A. Maximum structure height is as designated on the Official Land Use Map, Chapter 23.32, except as provided in this Section 
23.66.332.

Response: Proposed structure height complies with the codes.
B. Rooftop features

1. The Special Review Board and the Director of Neighborhoods shall review rooftop features to preserve views from Kobe 
Terrace Park.
Response: No impact on views from Kobe Terrace Park

2.. Open railings, planters, clerestories, skylights, play equipment, parapets and firewalls may extend up to 4 feet above the
maximum height limit and may have unlimited rooftop coverage.
Response: Parapets are under 4 feet above the maximum height limit.

3. Stair and elevator penthouses may extend above the applicable height limit up to 15 feet provided that the combined 
rooftop coverage of stair and elevator penthouses and all features listed in subsection 23.66.332.B.5 does not exceed 15 
percent of the roof area. 
Response: Stair penthouse is 9’ above the height limit.

4. Screening of rooftop features. Measures may be taken to screen rooftop features from public view subject to review by 
the Special Review Board and approval by the Director of Neighborhoods. The amount of roof area enclosed by rooftop 
screening may exceed the maximum percentage of the combined coverage of rooftop features listed in subsection 
23.66.332.B.5. In no circumstances shall the height of rooftop screening exceed 15 feet above the maximum height limit.
Response: Roof garden is proposed to soften the roof line.

23.66.336 - Exterior building finishes

A. General Requirements. To retain and enhance the visual order of the District, which is created by existing older buildings
that provide unique character and form through their subtle detailing and quarter-block and half-block coverage, new 
development, including exterior remodeling, should respect the architectural and structural integrity of the building in which
the work is undertaken, through sympathetic use of colors, material and style. Exterior building facades shall be of a scale 
compatible with surrounding structures. Window proportions, floor height, cornice line, street elevations and other 
elements of the building facades shall relate to the scale of the existing buildings in the immediate area.
Response: Various exterior building finishes are proposed based on the analysis of surrounding new and historic 
buildings.

B. Exterior Building Design Outside the Asian Design Character District. Outside the Asian Design Character District, earthen
colors and masonry construction with nonmetallic surfaces are preferred. Concrete construction will also be permitted if 
treated in a manner or incorporated into a design that provides visual interest and avoids large unbroken surface areas.
Response: Bricks and stone veneers are proposed for lower level façade, with fiber-cement panels for high level façade.

I N T E R N A T I O N A L  D I S T R I C T  C O D E  R E V I E W  

C O M M U N I T Y  O U T R E A C H  C O M M E N T S
FRIENDS OF LITTLE SIGON
Street front space will be retail, tea shops, or similar. The internal space will be retail, restaurants, or Asian culture related
uses (languages, art, events, etc). Providing TI will be definitely considered. King Street is a City of Seattle designated 
Greenway, which means it is more pedestrian friendly. The city has plans/recommendations for any street and 
landscaping improvements.
The designed planting strip, benches, and awning will be provided. Since your building faces Beam Apartments to the 
west with an alley/marketplace, make sure this side of the building is attractive and complements the activation that is 
happening in the alley space.

SUMMIT PUBLIC SCHOOLS: SIERRA
Thank you for seeking our input. I am very concerned that there will be no onsite parking. There is already so little parking
in the CID. Our parking lot is full for just staff parking, so when parents or outside partners visit, they must park on the 
street. Given that residents of this unit will need to also park on the street, this is a concern that it would take away 
available parking for our community. How do you plan to address this? In addition, in your documents, you have our 
school listed as "Public School/Asian Resource Center". We are no longer the Asian resource Center and have not been 
for over 8 years. Please fix this.

SEATTLE POLICE DEPARTMENT
My main concern, based on the level of detail these plans provide, is the entrance off S King St for residential users and 
for visitors to the interior commercial space. It would be great to see more detail on this and all entries and exits as these
are the areas of the building where good design can have the greatest impact on uses and safety. It appears this entrance 
will be below grade of King St and set back from the street 28 + feet. The CPTED ideal is for building design, lighting and 
landscaping to maximize the visibility of people at building entries and pathways allowing pedestrians to see that the area 
is safe before entering or leaving the building. With this plan, the combined effect of the below grade entrance and set 
back from street view may present challenges to access control and potential safety issues as it can provide a hiding 
place for someone to engage in unwanted behavior - the loiterer wanting to gain access to the building by “tailgating” or 
whose presence is a strategy to intimidate their way into building entrance, or by providing screening from street view, 
enabling the use the area as a toilet or place to sleep. I also have questions about the interior lobby where it appears it will be 
used for access to the residential area and the interior commercial space. I assume this means that while the business is open, this 
entrance will also be open for public entry. The level of detail of the plans doesn’t provide any information about how access to the 
lobby and private residential areas will be controlled. From a general CPTED perspective, allowing public access to interior of 
buildings increases the level of risk of unauthorized access to private areas with potential of unwanted encounters and conflict, as 
well as other crime/safety issues including trespass, package theft and vandalism. Shared entrances for residential and commercial 
purposes can also present challenges for police officers to enforce trespass as there are more factors that officers need to establish 
before any enforcement action can be taken. Interior retail spaces also present challenges for wayfinding (can potential customers 
find this business?) and potential safety and security concerns to staff and customers as the space is not visible from the street, 
limiting potential for intervention in the event of criminal activity. I can share other CPTED notes and observations on the 
plans but wanted to get these initial thoughts out to you as they relate to fundamental choices in how space is accessed 
and used and the potential I see for conflicting uses, as described above. 7



1

Project Address:
Parcel #:
DPD PROJECT#:
ZONE:
SITE AREA:

6

Z O N I N G  D A T A  &  S I T E  P L A N

1040 S KING ST, 98104
817010-0070
6705236-CN
DMR/C 75/75-95
6,000 SF

Z O N I N G  D A T A  &  S I T E  P L A N
BUILDING SETBACKS (SMC 23.45.518):
Front: 10’ Portion of structures Btw 65’ to 85’
(Green Street Setback SMC 23.49.166 B1)
Side: NOT REQ’D IF BUILDING IS 120’ OR LESS

AVERAGE GRADE (Formula 1)
= (A+B+C+D)/4
= (174.5+174+168+172)/ 4
= 172.125'
BASE HEIGHT LIMIT: 172.125'+85'=257.125'
STAIR PENTHOUSE HEIGHT: 257.125'+10'=267.125’

GREEN STREET
King Street is a designated Green Street.

FLOOR AREA RATIO (FAR) LIMITS (SMC 23.49.011 Table A): 4.5 in DMR/C 95/75
SMC 23.49.011.B.1.f
Residential use may be exempted from FAR calculations.
LOT COVERAGE (SMC TABLE B for 23.49.158)
65' OR LESS: NO LIMIT, GREATER THAN 65' UP TO 85' : 75%

PROPOSED ABOVE-GRADE FLOOR AREA
GROSS FLOOR AREA: 34,167 SF
1st FLOOR: 4,274 SF
2nd FLOOR: 5,019 SF
3rd- 6th FLOOR: 18,728 SF (4,682 SF Each FLOOR)
7th FLOOR: 3,073 SF < 4,500 SF (6,000 SF X 75% = 4,500 SF)
8th FLOOR: 3,073 SF < 4,500 SF

BUILDING HEIGHT SMC (23.49.008):
BASE STRUCTURAL HEIGHT: 65'
SMC 23.49.008.C.4: 85'
If the applicant qualifies for extra floor area under Section 23.49.023 and 
23.58A and the structural has no nonresidential or live-work use above 65’.
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NUMBER

1038 M
IXED USE PROJECT

1040  SOUTH  KING  STREET
SEATTLE  W

A  98104

13301 SE 79th PL, Unit A205, NEW
CASTLE, W

A 98059
(M) 425.785.3992  chcarch@

gmail.com

CITY STAMP

03-28-2021
BUILDING PERMIT SET SUBMITTAL

SHEET NUMBER

SHEET NAME

SITE PLAN

A100
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SCALE: 1/4" = 1'-0"
BASEMENT PLAN 
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SCALE: 1/4" = 1'-0"
1st FLOOR PLAN 
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SCALE: 1/4" = 1'-0"
2nd FLOOR PLAN 
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SCALE: 1/4" = 1'-0"
3rd FLOOR PLAN 
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SCALE: 1/4" = 1'-0"
4th - 6th FLOOR PLAN 
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SCALE: 1/4" = 1'-0"
7th - 8th FLOOR PLAN 
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SCALE: 1/4" = 1'-0"
ROOF PLAN 
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16DESIGN GUIDELINES

Design Guidelines for Awning, Canopies, Facade Alterations, 
Security and Signs

I. Awnings and Canopies 

No Awnings proposed.
C. Awnings over sidewalks shall overhang the sidewalk an min 5’-0”
D. Canopies
	 Metal Canopies with wood soffit proposed. 5’-0” overhang.

II. Storefront and Building Design Guidelines

All glass and Storefront areas shall be clear and appearance does not impact the primary facade.

III. Security Systems

No permanent window and door security bars shall be proposed. Clear storefront window will provide trans-
parency and the facade design with Cedar siding and fiber cement board exterior material will provide a sense 
of security and interest in the neighborhood.

IV. Signage

Design Guidelines for Signs
No Sign plan proposed. Sign plan to be applied to the board in the future.

Sidewalk Display Racks
No Sidewalk Display Racks proposed. The plan to be applied to the city and the International Special Review 
District Board in the future.
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U R B A N  D E S I G N  A N A L Y S I S  .  F E N E S T R A T I O N   &   M A T E R I A L

The Alps Hotel2766 S Jackson StThe Governor

STONE

Tahi Binh Apt. BEAM Apt.

PODIUM

OPENINGS

17



1. CEDAR WOOD 
SIDING

2. FIBER CEMENT 
PANEL (LIGHT)

METAL RAILING

4. BRICK

5. STONE CLADDING

METAL CANOPY

ALUM. STOREFRONT

METAL GATE

VINYL WINDOW

BALCONY W/ 
METAL RAILING

1/2" REVEAL, TYP.

18SOUTH ELEVATION - FRONT

1. WOOD

2. FIBER CEMENT 
(LIGHT)

3. FIBER CEMENT 
(MEDIUM)

4. BRICK

5. STONE 
CLADDING



2. FIBER CEMENT 
PANEL (LIGHT)

1. CEDAR WOOD 
SIDING

4. BRICK

5. STONE CLADDING

METAL CANOPY

ALUM. STOREFRONT

BALCONY W/ 
METAL RAILING

1/2" REVEAL, TYP.

CONCRETE COLUMN

KITCHEN/ BATHROOM 
EXHAUST CAP TO 
MATCH FINISH COLOR

MECH. LOUVERS

19

1. WOOD

2. FIBER CEMENT 
(LIGHT)

3. FIBER CEMENT 
(MEDIUM)

4. BRICK

5. STONE 
CLADDING

WEST ELEVATION - LEFT



1. CEDAR WOOD 
SIDING

2. FIBER CEMENT 
SIDING (LIGHT)

METAL RAILING

3. FIBER CEMENT 
PANEL (MEDIUM)

5. STONE 
CLADDING

METAL 
CANOPY

4. BRICK

METAL FENCE

KITCHEN/ BATHROOM 
EXHAUST CAP TO 
MATCH FINISH COLOR

MECH. LOUVERS

20EAST ELEVATION - RIGHT

1. WOOD

2. FIBER CEMENT 
(LIGHT)

3. FIBER CEMENT 
(MEDIUM)

4. BRICK

5. STONE 
CLADDING



2. FIBER CEMENT 
PANEL (LIGHT)

METAL RAILING

3. FIBER CEMENT 
PANEL (MEDIUM)

KITCHEN/ BATHROOM 
EXHAUST CAP TO 
MATCH FINISH COLOR

1/2" REVAEL, TYP.

21NORTH ELEVATION - REAR

1. WOOD

2. FIBER CEMENT 
(LIGHT)

3. FIBER CEMENT 
(MEDIUM)

4. BRICK

5. STONE 
CLADDING



22EXTERIOR PERSPECTIVE



23EXTERIOR PERSPECTIVE - FACING NORTHEAST



24EXTERIOR PERSPECTIVE - FACING NORTHWEST
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25ENLARGED FRONT ELEVATION - STREET LEVEL
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(LIGHT)
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4. BRICK 5. STONE 
CLADDING



26PERSPECTIVE - STREET LEVEL



27PERSPECTIVES - STREET LEVEL
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C O L O R  /  M A T E R I A L

EQUITONE FIBER CEMENT FAÇADE 

THIN BRICK – STONE BROWN IRONSPOT SM

STONE EXTERIOR CLADDING 
BRECCIA ONICIATA MARBLE

EWOOD EXTERIOR CLADDING – CYPRESS 

Tectiva TE 10

Tectiva TE 60

28COLOR AND MATERIAL



29FACADE DETAILS - GLAZING SPECIFICATION

Guardian Clear Float
Double Glazed
Windows/ Glazed Doors
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D E T A I L S

DETAIL # 1: BRICK VENEER

DETAIL # 2: FIBER CEMENT PANEL

DETAIL # 3: OPEN-JOINT CLADDING

DETAIL #4: BALCONY

DETAIL #5: SPIDER FITTING GLASS AWNING SYSTEM

30FACADE DETAILS - FINISHES AND LOUVER



31FACADE DETAILS - CANOPY AND METAL FENCE



LANDSCAPE DESIGN PLANPOWER POLE

STREET CHARACTER
S KING STREET SECTION AA’

PLANTING STRIP SIDEWALK

T1 AMERICAN  HORNBEAM

A A’

32



S1 MOCK ORANGE S2 ENGLISH 
LAVENDER

G1 HEATHER G2 BLUE FASCUE G3 LILYTURFS3 DWARF OAK LEAF 
HYDRANGEA

LANDSCAPE PLANTING PLAN

P
LA

N
TS

G3

G3

G2

G1
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ROOF GARDEN PLAN

T2 DWARF MAPLE

GREEN ROOF

G4 SEDUM 
DASYPHYLLUM

G4

G5

G6

S4 DWARF 
HEAVENLY BAMBOO

G5 SEDUM 
DIVERGENS

S5 PURPLE-AZALEA

WOOD DECK & PLANTER OUTDOOR FURNITURE

G6 SEDUM LAXUM
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ROOF TREES
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S6 MEXICAN ORANGE

T3 POM POM PINE TREE
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F 
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A
R

A
C

TE
R
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TREE UP LIGHTING

BOLLARD LIGHTING

BOLLARD LIGHTING (TALL)

LIGHTING PLAN
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L I G H T I N G  S P E C I F I C A T I O N
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L I G H T I N G  S P E C I F I C A T I O N
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L I G H T I N G  S P E C I F I C A T I O N
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B E N C H  S P E C I F I C A T I O N
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