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PROGRAM SUMMARY
NC1P-55 (M)
North Beacon Hill (Residential Urban Village)
6,160 SF
The site is generally flat
21,500 SF
17,000 SF
4,500 SF
5,620 SF
30 to 40 Aptment Units, or 6 Townhouse Units
12 Stalls

Zone:
Overlays:
Site Area:
Site Topography:
Gross Floor Area:
	 Residential Area:
	 Commercial Area:
	 Basement Area: 
Number of Dwelling Units:
Number of Parking Stalls:

GENERAL DESCRIPTION
The proposed project is to demolish the existing commercial-use build-
ing and construct a new 5 to 6-story mixed-use building with a full base-
ment. Ground floor is for commercial use (retail), and upper floors are 
for residential use. Parking will be provided at the basement. There are 
very few newer and larger developments in the neighborhood area to 
provide significant amounts of residential units. The intent is to introduce 
new commercial space and quality housing accommodation to this 
neighborhood.

DEVELOPMENT OBJECTIVES & SUMMARY OF PUBLIC OUTREACH
CHECK LIST SECTION [3.1-3.5 & 4.1-4.8]

SUMMARY OF OUTREACH METHODS
Printed Outreach

Electronic / Digital Outreach - 
Website

Electronic / Digital Outreach - 
Survey

Direct mailing to all residences and busi-
nesses within approx. a 500
ft radius of the proposed site. Printed 
outreach was distributed to 63 
residences and businesses along with 15 
neighborhood community groups.

An interactive website was established 
and publicized via poster. The
website contained project information 
and a public commenting function.

An online survey to allow public feed-
back was established and publicized
via poster which contained a link to the 
survey. The survey was also
featured on the website. 

LEGAL DESSCRIPTION
PER KING COUNTY REAL ESTATE EXCISE TAX AFFIDAVIT NO. E2877375
LOT 15 AND 16 IN BLOCK 3 OF LAFAYETTE PLACE, AS PER PLAT RECORDED IN VOL-
UME 13 OF PLATS, PAGE 102, RECORDS OF KING COUNTY AUDITOR.
SITUATE IN THE CITY OF SEATTLE, COUNTY OF KING, STATE OF WASHINGTON.

SURVEY
SUMMARY OF COMMENTS
The survey was open from 10/25/2020 to 11/25/2020 and received no 
comments during this time period.
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URBAN DESIGN ANALYSIS - Zoning Map

KEY

       Neighborhood Commercial

       Lowrise Multi-Family

       Residentail Small Lot

       Neighborhood Residential

RSL

LR2 (M1)

RSL NC1P-55 (M) NR3

LR2 (M1)

S Handford St.

The project site is located in the zone NCIP-55(M). 
Additional upper level setback is required along 
the alley due to the zone RSL across the alley.

CHECK LIST SECTION [5.1]

Project Site
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URBAN DESIGN ANALYSIS - Vicinity Map

KEY

       Landmarks/ Destinations
	 1. Sinclair Gas Station 	
	 2. Kumon Math and Reading Center
	 3. Denise Louie Education Center

       Community Facilities
	 4. Beacon Hill Dental Associates
	 5. USPS Collection Box
	 6. Seattle Fire Station 13

       Cultural Facilities
	 7. Bo ji Zen Temple

       Open Space
	 8. Jefferson Park
	 9. Jefferson Park Golf Course
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Project Site

CHECK LIST SECTION [5.2]
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URBAN DESIGN ANALYSIS - 9 Block Axon

There are very few existing or proposed new 
developments nearby within 9 block axon. 
Most of the existing structures are one or two 
story high.

CHECK LIST SECTION [5.3]

KEY

       Landmarks/ Destinations
	 1. Sinclair Gas Station 	
	 2. Kumon Math and Reading Center
	 3. Denise Louie Education Center

       Community Facilities
	 4. Beacon Hill Dental Associates
	 5. USPS Collection Box
	 6. Seattle Fire Station 13

       Cultural Facilities
	 7. Bo ji Zen Temple
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URBAN DESIGN ANALYSIS - Streetscape

C

A

B

A)  BEACON AVE S WEST VIEW

B)  BEACON AVE S EAST VIEW

C)  S HANFORD ST SOUTH VIEW

Project Site

Project Site

CHECK LIST SECTION [5.4]
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URBAN DESIGN ANALYSIS - Mobility

Access Opportunities and Constraints

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

Pedestrian Access
10 minute walking distance to Jefferson Park and Fire Station. Sidewalks are built on both sides of most streets. All 
grade slopes are gentle and easy for walking.

Project Site

Jefferson
Park

1

2
3

1. Bus Stops

2. Jefferson Park

3. Seattle Fire Station 13

CHECK LIST SECTION [5.6-5.7]
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ZONING DATA - Land Use Code Summary

Zoning:                                  
Urban Village Overlay:       
ECA:                                     
Site Area:                            

SMC 23.47A.008 - Street-level development standards
•	 Blank segments of the street-facing façade between 2 feet and 8 feet above the sidewalk not to exceed 20 feet in width
•	 For non-residential use, 60% of the street-facing facade between 2 feet and 8 feet above the sidewalk shall be transparent; the transparent portions of the facade shall allow unobstructive  view 

from the outside into the structure.
•	 Non-residential uses shall extend an average depth of at least 30 feet and a minimum depth of 15 feet from the street-level street-facing facade.
•	 Non-residential usesat street level shall have a floor-to-floor height of at least 13 feet.
•	 The total of all blank façade segments not to exceed 40% of the width of the façade of the structure along the street.

   Proposed design: All of three design options have large non-residential use floor area at the street level with large street-facing façade.

SMC 23.47A.012 - Structure height
•	 Base Height: 55 ft.

   Proposed structure height: ± 54 ft.

SMC 23.47A.013 - Floor area ratio
•	 FAR limit: 3.75 (23,100 s.f.)

   Proposed FAR: ± 3.50 (21,500 s.f.)

SMC 23.47A.014 - Setback requirements
•	 An upper-level setback is required along any rear or side lot line that abuts a lot in a neighborhood residential zone, that is across an alley from a lot in a neighborhood residential zone:
     a. Fifteen feet for portions of structures above 13 feet in height to a maximum of 40 feet; and
     b. For each portion of a structure above 40 feet in height, additional setback at the rate of 3 feet of setback for every 10 feet by which the height of such portion exceeds 40 feet

 Upper floors facing the alley have the setbacks per codes.

SMC 23.47A.016 - Landscaping and screening standards
•	 Green Factor score: 0.30 or greater.

   Most of landscaping area will be on the roof deck.

SMC 23.47A.024 - Amenity area
•	 Amenity areas are required to be 5% of the total gross floor area
•	 Common amenity area to have a minimum horizontal dimension of 10ft. and a minimum total area of 250 square feet.
•	 Private balconies and decks to have a minimum area of 60 square feet and minimum horizontal dimension of 6 ft.

   Amenity area will be provided on roof deck.

SMC 23.47A.032 - Parking location and access
•   None.
  12 parking stalls will be provided even though no parking requirements by the codes.

NC1P-55(M)
North Beacon Hill (Residential Urban Village)
No
6,160 SF

CHECK LIST SECTION [6.1]
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CS2. Urban Pattern and Form
B. Adjacent Sites, Streets, and Open Spaces
This corner lot faces two major streets. The commercial floor area on both street facing façades at the street level is maximized to provide more connection to the streets. 
C. Relationship to the Block
The non-residential street-level entrance might be considered to locate at the street corner with extra open space. 
The street corner dwelling units at upper floors may have distinctive designs for highlighting.
D. Height, Bulk, and Scale
There are very few new developments nearby within this NC zone along Beacon Avenue S., and most of the existing structures are one or two story high. 
Thus this project will be adequately designed on the height, bulk, and scale based on the future developments in the vicinity.
The site is facing the Neighborhood Residential zone across the alley at west, thus western portion of the building has structural setback per code. 

CS3. Architectural Context and Character
A. Emphasizing Positive Neighborhood Attributes
The contemporary design with proportions and articulation of the buildings
provides positive impact to complement the architectural style and siting
patterns of neighborhood buildings.

PL1. Connectivity
B. Walkways and Connections
Additional 4’ deep of landscaping strip between the sidewalk and the building is provided for pedestrian amenities along S. Hanford Street. 

PL3. Street Level Interaction
A. Entries
Residential entry is located at the building corner away from retail entries in the preferred design option. Weather protections will be provided. 
The ensemble of elements for retail and residential entries will be distinguished and distinctive.
C. Retail Edges
Visibility into the building interior and merchandise displays will be maximized.

DC1 Project Uses and Activities
B. Vehicular Access and Circulation 
Both of vehicular and bicycle parking access are located at the alley, separated from pedestrian entries.

DC2. Architectural Concept
A. Massing
The corner of the building massing is to reflect the non-right-angle corner of the site in the preferred design scheme.
B. Architectural and Facade Composition
Transparency will be maximized at retail space at the street level. 
C. Secondary Architectural Features
More detailed designs for residential and non-residential uses will be provided at the next design phase.

DC4. Exterior Elements and Materials
A. Building materials
Durable and maintainable materials that are attractive will be used.

DESIGN GUIDELINES
CHECK LIST SECTION [7.1-7.3]
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ARCHITECTURAL MASSING CONCEPT(S) 

SCHEME A - COURTYARD

Opportunities:
•	 Open court yard for residents above the 

ground level
•	 Largest retail floor area

Constraints:
•	 Least dwelling units
•	 Loest F.A.R.

Building Gross (GSF):

Building + Parking:

Net Rentable (NSF)

Area Under FAR:

Unit Total:

Parking Stalls:

SCHEME B - CODE COMPLIANT

Opportunities:
•	 Most dwelling units
•	 More central location of residential en-

trance emphasizing the major use of the 
building

Constraints:
•	 Retail Space is divided into two portions 

with irregular shapes

Building Gross (GSF):

Building + Parking:

Net Rentable (NSF)

Area Under FAR:

Unit Total:

Parking Stalls:

SCHEME C - PREFERRED

Opportunities:
•	 Efficiently utilizing and reflecting non-rect-

angular site corner by placing the exterior 
wall following the lot line along Beacon 
Avenue S.

•	 Completely separated residential en-
trance from retail use

Constraints:
•	 Less open space near the street level

Building Gross (GSF):

Building + Parking:

Net Rentable (NSF)

Area Under FAR:

Unit Total:

Parking Stalls:

16,130 SF

21,745 SF

11,592 SF

4,538 SF

6 Townhouse Units

12

20,556 SF

26,171 SF

13,064 SF

3,196 SF

36 SEDU’s

11

22,630 SF

27,245 SF

13,240 SF

3,074 SF

31 Mixed of SEDU,
1-BR, and 2-BR units

11

S Handford St

S Handford St

S Handford St
Beacon Ave S

Beacon Ave S

Beacon Ave S

CHECK LIST SECTION [8.1-8.3]
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SITE PLAN - Scheme A
CHECK LIST SECTION [4.0]

S Handford St

Beacon Ave S
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ARCHITECTURAL MASSING CONCEPT(S) - Scheme A

KEY

       RESIDENTIAL LOBBY / AMENITY
	

       COMMERCIAL
	

       RESIDENTIAL UNITS

       CIRCULATION

       UTILITY

CHECK LIST SECTION [8.4]



14CHC ARCHITECT
RENDERINGS - Scheme A

NE PERSPECTIVE

NW PERSPECTIVE

SE PERSPECTIVE

SW PERSPECTIVE

CHECK LIST SECTION [8.5-8.7]

S Handford StBeacon Ave S

Beacon Ave S

S Handford St
Alley

Alley
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ARCHITECTURAL MASSING CONCEPT(S) - Scheme A Shadow Study
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CHECK LIST SECTION [8.9]
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SITE PLAN - Scheme B
CHECK LIST SECTION [4.0]

S Handford St

Beacon Ave S
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ARCHITECTURAL MASSING CONCEPT(S) - Scheme B 

KEY

       RESIDENTIAL LOBBY / AMENITY
	

       COMMERCIAL
	

       RESIDENTIAL UNITS

       CIRCULATION

       UTILITY

CHECK LIST SECTION [8.4]
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RENDERINGS - Scheme B

NE PERSPECTIVE

NW PERSPECTIVE

SE PERSPECTIVE

SW PERSPECTIVE

CHECK LIST SECTION [8.5-8.7]

S Handford St
Beacon Ave S Beacon Ave S

S Handford St Alley
Alley

Beacon Ave S
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ARCHITECTURAL MASSING CONCEPT(S) - Scheme B Shadow Study
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CHECK LIST SECTION [8.9]
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SITE PLAN - Scheme C
CHECK LIST SECTION [4.0]

S Handford St

Beacon Ave S

chcar
Typewritten Text
(Preferred)
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ARCHITECTURAL MASSING CONCEPT(S) - Scheme C 

KEY

       RESIDENTIAL LOBBY / AMENITY
	

       COMMERCIAL
	

       RESIDENTIAL UNITS

       CIRCULATION

       UTILITY

CHECK LIST SECTION [8.4]

chcar
Typewritten Text
(Preferred)
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RENDERINGS - Scheme C

NE PERSPECTIVE

NW PERSPECTIVE

SE PERSPECTIVE

SW PERSPECTIVE

CHECK LIST SECTION [8.5-8.7]

S Handford StBeacon Ave S

Beacon Ave S

S Handford St
Alley

Alley

chcar
Typewritten Text
(Preferred)
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ARCHITECTURAL MASSING CONCEPT(S) - Scheme C Shadow Study 
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CHECK LIST SECTION [8.9]




