Project #3030253 Contract Rezone Application

February 21, 2019
Carly Guillory
Land Use Planner
City of Seattle, Department of Construction & Inspections
700 Fifth Avenue, Suite 1800
Seattle, WA 98124-4019

CONTRACT REZONE APPLICATION - Project: 3030253
4600 Union Bay Place NE

Dear Ms. Guillory:

Please accept this contract rezone application for our project at 4600 Union Bay Place NE.
Enclosed is our Rezone Application Submittal Info.

As background, the applicant, BarrientosRyan LLC (“applicant” or “Barrientos”) is in the process
of entitling a six-story, mixed use structure on Union Bay Place. Barrientos has a history of
developing responsible mixed-use projects in the City of Seattle.

Throughout the entitlement process, Barrientos has conducted and completed outreach with the
community, both through established community review mechanisms (e.g., Early Design
Guidance), and through informal community review mechanism (e.g., meeting with neighbors
over coffee to discuss the project and any concerns) and with both the Ravenna Community
Council and the Laurelhurst Community Council. The Master Use Permit (“MUP”) submittal
strictly adheres to the Design Review Board’s guidance.

The project requires rezoning the subject property to C2-65 from the MHA city wide upzone of
C2-55. Following below we provide SDCI with the Rezone Application Submittal Information as
required by SDCI’s rezone application form. Following this information, we provide SDCI with a
written analysis of rezone criteria that addresses the submittal requirements as set forth in the
Seattle Municipal Code. The submittal also includes the following: (1) early design guidance from
the Design Review Board, (2) letters of support from property owners and residents located near
the project, and (3) six copies of scale drawings that conforms to the requirements in SDCI TIP
#228.

Please do not hesitate to contact us if you have any questions regarding this submittal.
Our contact information is included below.

Sincerely,

BARRIENTOS RYAN LLC
Attn: Maria Barrientos
maria@barrientosryan.com
(206) 369-6343
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Rezone Application Submittal Information per TIP #228

This property consists of 3 parcels to be redeveloped into one multifamily residential project
located at 4544, 4550 and 4600 Union Bay Place NE — Seattle, WA 98122 together called 4600
Union Bay Place NE

1.

Summary of existing zoning classifications and proposed change:

The three parcels called 4600 Union Bay Place are currently zoned C2-40 and are scheduled
to be upzoned in March 2019 to C2-55 as part of the city-wide MHA upzone that is currently
in legislative review at City Council.

This proposal is to rezone all three (3) parcels from C2-55 to C2-65.
Approximate Size of property/areas to be rezoned: 20,300 sq. ft.

If the site contains or is within 25 feet of an environmentally critical area, provide
information if required pursuant to SMC 25.09.330 and CAM 103B:

This site is within an environmentally critical area (40% Steep Slope) and an ECA Exemption
(relief from prohibition on development in a steep slope/buffer) has been granted by SDCI
on April 25, 2018.

4. Applicant Information:

Owner: PCC Industrial Park, LLC
Attn: Skip Slavin

1421 — 34th Avenue, Suite 300
Seattle, WA 98122

(206) 369-6343

Developer/Owner’s Representative: barrientosRyan LLC
1402 Third Avenue, suite 808

Seattle, WA 98101

maria@barrientosryan.com

(206) 369-6343

5. Property Legal Description

Legal description of property(s) to be rezoned:
e 4544 UBP NE: Tax Parcel No. 2436201000
e 4550 UBP NE: Tax Parcel No. 2436200990
e 4600 UBP NE: Tax Parcel No. 2436200975
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4550 Union Bay Place NE - Tax Parcel ID: 243620-0990

LOTS 16 AND 17, BLOCK 9, EXPOSITION HEIGHTS, ACCORDING TO THE PLAT THEREOF
RECORDED IN VOLUME 15 OF PLATS, PAGE 83, RECORDS OF KING COUNTY,
WASHIGNTON. SITUATE IN THE COUNTY OF KING, STATE OF WASHINGTON.

4544 Union Bay Place NE - Tax Parcel ID: 243620-1000

LOT 18, BLOCK 9, EXPOSITION HEIGHTS, ACCORDING TO THE PLAT THEREOF RECORDED
IN VOLUME 15 OF PLATS, PAGE 83, RECORDS OF KING COUNTY, WASHINGTON. SITUATE
IN THE COUNTY OF KING, STATE OF WASHINGTON

4600 Union Bay Place NE - Tax Parcel ID: 243620-0975

LOTS 14 AND 15, BLOCK 9, EXPOSITION HEIGHTS, ACCORDING TO THE PLAT THEREOF
RECORDED IN VOLUME 15 OF PLATS, PAGE 83, RECORDS OF KING COUNTY,
WASHINGTON. SITUATE IN COUNTY OF KING, STATE OF WASHINGTON.

6. Present use of property
The project site is comprised of 3 consecutive midblock parcels along Union Bay PI NE
between NE 45th St and NE 49th St. There is a brush covered steep slope (gaining
approximately 30’ in elevation) directly to the east of the site leading up to the Burke

Gilman Trail and NE Blakeley St. A portion of this steep slope is an unimproved alley with no
access.

The parcel fronts
approximately 200’ along
Union Bay PI NE, extends
approximately 107’ east,
and fronts approximately
200’ along the unimproved
public east alley. The site
area is 20,300 SF. The
highest elevations on the
site are at 59.5” at top of NE
retaining wall and the
lowest elevations are at
44.3'.
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The present uses shown on the page below include two nondescript single story
warehouse/office buildings and an empty lot as described in item 7.
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What structures will be demolished or removed?

DSTING GONDITION LOOKNG HORTH Two existing warehouse structures are proposed to be
T T demolished. The first located at 4600 Union Bay Pl NE
is occupied by an interior design company. 4550 Union
Bay PI NE is a vacant lot, and a motorcycle repair shop
occupies the structure on 4554 Union Bay PI NE, which
is also to be demolished. The neighboring parcel to the
north is a marine instrument warehouse / liquor bottle
shop and tasting room , and to the south is the Union

Bay Plaza, a mixed retail/office structure that houses a
primary care health facility operated by Swedish Physicians and owned by the same

property owner as these three parcels. Approximately 125’ to the east, approximately 35
up the hill, and across three existing rights of way (the unimproved alley, the Burke Gilman
Trail, and Blakeley Avenue) there is a single family residential neighborhood. A new
multifamily development is beginning construction to the west of the site, across Union Bay
PI NE.

What are the planned uses for the property if a rezone is approved?

A six-story multifamily building of 98-units which will provide more affordable housing
options in this neighborhood. 20% of units will be affordable at levels prescribe by the
MFTE program ranging from 65%-90% AMI. Additionally, we will be participating in the
MHA program at (M) designation. 3,956 square feet of neighborhood-oriented local retail,
including two suites of micro-retail for small businesses. 1,745 square feet of publicly
accessible open courtyard space with partial overhead weather protection.

The requested rezone would provide the underlying zoning needed to complete the
development proposal that advances the neighborhood goals and the City’s focus on
creating more housing. The Union Bay Place project has undergone extensive review
through the Early Design Guidance process. The applicant has also voluntarily reached-out
to the community outside of the EDG process. Through this extensive outreach, the
applicant has identified potential negative impacts and mitigated the same, as identified in
item 11 below:

Does a specific development proposal accompany the rezone application?

Yes, we have a current Master Use Permit 3030253 in review with SDCI.

A Building Permit has also been applied for, #6631858, as well as a Street Use Permit
#373138..

Reason for the requested zoning classification and/or new use.

The rezone would implement the affordability levels of the City’'s MHA/HALA proposal by
upzoning the property and participating in Mandatory Housing Affordability. The rezone
also implements the current Comprehensive Plan, which calls for the greatest density in
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Urban Villages and Centers. The height increase would allow one additional story of
residential use, permitting a reasonable amount of additional residential density in the
neighborhood.

Anticipated benefits the proposal will provide.

The rezone would contribute to the City’s housing supply and would replace a vacant
property with a pedestrian-oriented, highly-sustainable building, prioritizing work force
housing with at least 20% of which will be set aside as affordable units. In general, this
benefits the City by allowing more people to live in the City, closer to their places of work
along existing transit infrastructure. The proposal will also implement the currently
proposed MHA requirements. Affordable housing is a community benefit.

In addition, the ground-level design will benefit both the neighborhood and local small
businesses. There will be 2,000 square feet of street facing commercial space with a high-
degree of transparency, plus the proposal provides wider sidewalks in order to provide a
more pleasant and safe pedestrian experience. As currently designed, Union Bay Place
advances many of the Neighborhood’s goals, including, but not limited to the following,

e Encourage pedestrian activity along streetscapes;

e Encourage pedestrian-scaled mixed-use development;

e Promote compatibility between commercial and residential uses;

e Enhance the streetscape;

e De-emphasize the industrial strip nature of Union Bay Place NE by concentrating new
commercial development.

_/RENDERING IN PROGRES

See page xx for further zoomed out vicinity map with
pedestrian connections.

RENDERING IN PROGRESS

Contract Rezone Application — Project No. 3030253 Page 5



Project #3030253 Contract Rezone Application

E :..

" iymin. 1506 s e~ \_parallel
“12'max Sidewalk Planting  Curb  Parking
tvaries) Strip

This property is on the one-block street, Union Bay Place NE, adjacent to the Ravenna Bryant
Neighborhood, which has no Neighborhood Plan. This property is sandwiched between the
University Village planning area and Ravenna Bryant. The increased development potential as
realized through the Develop high quality multi-family housing in this neighborhood, and
provides the following:

a. Setbackthe building to create a vibrant open space along the front of the building to both activate
the area and create space for neighborhood interaction;

b. Provide opportunities for successful commercial tenant space that serves the
neighborhood and also provides the opportunity for existing commercial tenants to
return to this location;

c. Enhance the streetscape environment with pedestrian-oriented commercial and to
create landscaping along Union Bay Place to compliment the landscape that is developing
from the two new multi-family developments on the block

d. Provide an entry that co-mingles the residential entry with neighborhood use of the wider
pedestrian frontage created by the building’s setback to activate and create “energy” and
“buzz” at the street-level.

e. Step back the building along Union Bay Place, providing space for additional light to
pedestrian zone and surrounding property; and

Contract Rezone Application — Project No. 3030253 Page 6



Project #3030253 Contract Rezone Application

f. Maximize day light and access to the outdoors through large floor to ceiling windows and

decks for each unit.
g. Design the east facing facade as a prominent elevation facing the Burke Gilman Trail (do

not treat it as a secondary fagade).
12. Summary of potential negative impacts of the proposal on the surrounding area.

The requested rezone would provide the underlying zoning needed to complete the
development proposal that advances the neighborhood goals and the City’s focus on
creating more housing. The Union Bay Place project has undergone extensive review
through the Early Design Guidance process. The applicant has also voluntarily reached-out
to the community outside of the EDG process.

Through this extensive outreach, the applicant has identified potential
negative impacts and mitigated the same, as identified below:

Views. Some neighbors expressed concerns about potential view impacts
of the proposed 65-foot structure. To address this concern, the applicant
is following the Design Review Board’s (“Early Design Guidance”) guidance |
and submitted its MUP application in conformance with Massing Option
Three (3). The DRB commented that this Massing Option does set back the | |
building along Union Bay Place and between the steep slope leading to the : \
Burke Gilman trail coupled with the existing dense tree canopy this project |
does not create additional view blockage. In addition, the applicant is |
treating the roof as a “fifth facade” by incorporating a compelling green |
roof design that maximizes existing views to the lake (see image to the right) |
and view from above. Below is a view of the proposed building height in |
context with the hill to the east.

UNION BAY PL NE ALLEY BURKE GILMAN TRAIL NE BLAKELEY ST
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(B) Vouw from NE Blaksley 51 facing north

@ View trom Burke Gilman Trad facing south
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The fagade facing the residential neighborhood is also provided with additional modulation
and a visible podium deck with extensive planting.

Departure Request.

There is one departure request, for a for an average retail depth of 28’8” for retail space 2.
The need for a shallower retail depth is created by the fact there is a high water table and
parking is located on the east side of level 1.

298"
288"
276"

|
EQ | EQ I
|

323
)
m
o
=
=

RETAIL

The level 1 setback along Union Bay Place supports PL3-C-3 Ancillary Activities and CS2-B-2
Connection to the Street. This paired with a high water table that prevents deep excavations
for required parking below grade and limited space/locations left over for other uses along
this fagade result in the depth available for Retail 002 being less than 30 feet on average.
Although not required by code in C2 zones, the retail space is desired between the parking
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and the facade to promote a pedestrian friendly street frontage (DC1-A arrangement of
Interior Uses).

Sunlight on Union Bay Place The submitted design at the first EDG meeting (March
20, 2018), i.e., Massing Option Three (3), maximizes sunlight onto Union Bay Place,
mitigating concerns regarding sunlight. This decision also furthers the design
review guidelines highlighted by the Design Review Board.

Transition to Residential Neighborhood. Finally, the submitted design addresses
compatibility concerns primarily raised at the first Early Design Guidance meeting. For
example, the project advances the “public life” design review guidelines, which include:
“encourage human interaction and activity at the street-level with clear connection to
building entries and edges.” To advance this priority, the primary entrance is off of the Union
Bay Place and significant attention and discussion surrounded the commercial space on the
edge of the project.

We have conducted a traffic and parking analysis with a transportation planner and have
submitted our results through the SEPA and MUP documents. Impacts from our project to
overall vehicular traffic volume will be minimal based on the project’s anticipated
population and travel patterns. . Accordingly, there will be no significant adverse traffic or
parking impacts.

13. List other permits or approvals being requested in conjunction with the proposal:
No special permits or approvals are necessary other than code-required processes for a
project this scale. Those processes include: SEPA determination, design review approval,
and zoning approval. A Building Permit and Street Improvement Permit, as well as
various other civil permits (side sewer permit, PSCAA permit, for example) will be
required to actually construct the proposal.
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14. Written analysis of rezone criteria (code criteria are in italics):
In order to obtain a rezone, the applicant must demonstrate that the rezone proposal
will meet the applicable criteria of the Seattle Municipal Code, SMC 23.34.007.
Compliance with that section includes analysis of the following code sections:

SMC 23.34.004 Rezone Criteria

SMC 23.34.007 Rezone Evaluation

SMC 23.34.008 General Rezone Criteria

SMC 23.34.009 Height limits of the proposed rezone
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SMC 23.34.004 Contract Rezones.

A. Property Use and Development Agreement. The Council may approve a map
amendment subject to the execution, delivery, and recording of a property use and
development agreement (PUDA) executed by the legal or beneficial owner of the
property to be rezoned containing self-imposed restrictions upon the use and
development of the property in order to ameliorate adverse impacts that could occur
from unrestricted use and development permitted by development regulations
otherwise applicable after the rezone. All restrictions imposed by the PUDA shall be
directly related to the impacts that may be expected to result from the rezone. A
contract rezone shall be conditioned on performance or compliance with the terms
and conditions of the PUDA. Council may revoke a contract rezone or take other
appropriate action allowed by law for failure to comply with a PUDA. The PUDA shall
be approved as to form by the City Attorney, and shall not be construed as a
relinquishment by the City of its discretionary powers.

The subject application is for a contract rezone; a PUDA will be developed as part of the
City Council review.

B. Waiver of Certain Requirements. The ordinance accepting the PUDA may waive
specific bulk or off-street parking and loading requirements if the Council determines
that the waivers are necessary under the agreement to achieve a better development
than would otherwise result from the application of regulations of the zone. No
waiver of requirements shall be granted that would be materially detrimental to the
public welfare or injurious to property in the zone or vicinity in which the property is
located.

The applicant does not seek a waiver from bulk or off-street parking and loading
requirements. Departures from Code standards will be addressed through the
Design Review process.
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SMC 23.34.007 Rezone evaluation.

A. The provisions of this chapter apply to all rezones except correction of mapping errors. In
evaluating proposed rezones, the provisions of this chapter shall be weighed and balanced
together to determine which zone or height designation best meets those provisions. In
addition, the zone function statements, which describe the intended function of each zone
designation, shall be used to assess the likelihood that the area proposed to be rezoned
would function as intended.

B. No single criterion or group of criteria shall be applied as an absolute requirement or test of
the appropriateness of a zone designation, nor is there a hierarchy or priority of rezone
considerations, unless a provision indicates the intent to constitute a requirement or sole
criterion.

No provision of the rezone criteria establishes a particular requirement or sole criterion that
must be met for rezone approval. Thus, the various provisions are to be weighed and
balanced together to determine the appropriate zone designation for the property.

C. Compliance with the provisions of this chapter shall constitute consistency with the
Comprehensive Plan for the purpose of reviewing proposed rezones, except that
Comprehensive Plan Shoreline Area Objectives shall be used in shoreline environment
redesignations as provided in SMC Subsection 23.60.60.B.3.

This application complies with every provision of ch. 23.34 SMC.

D. Provisions of this chapter that pertain to areas inside of urban centers or villages shall be
effective only when a boundary for the subject center or village has been established in the
Comprehensive Plan. Provisions of this chapter that pertain to areas outside of urban
villages or outside of urban centers shall apply to all areas that are not within an adopted
urban village or urban center boundary.

The proposal is located to the east of the University Community Urban Village Boundary, on
a one block street sandwiched (and isolated) between this and the Ravenna Bryant
Neighborhood Boundary.

E. The procedures and locational criteria for shoreline environment redesignations are located
in Sections 23.60.060 and 23.60.220, respectively.

The proposal is not located within any shoreline area.

F. Mapping errors due to cartographic or clerical mistakes may be corrected through process
required for Type V Council land use decisions in SMC Chapter 23.76 and do not require the
evaluation contemplated by the provisions of this chapter.

The proposal is not a correction of a mapping error and so should not be evaluated as a Type
VI Council land use decision.
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SMC 23.34.007 Conclusion: The Proposed rezone meets the requirements of
SMC 23.34.007, per the analysis above
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SMC 23.34.008 General rezone criteria.
A. To be approved a rezone shall meet the following standards:

1. Inurban centers and urban villages the zoned capacity for the center or village
taken as a whole shall be no less than one hundred twenty-five percent (125%) of
the growth targets adopted in the Comprehensive Plan for that center or village.

The proposal is to rezone
three parcels of property ; MIO-50-C1-40 €140
(currently zoned C2-40,to |
be upzoned to C2-55
under the city-wide MHA
upzone under current
legislative review by City
Council) to C2-65. The
rezone would allow
additional height and FAR,
thereby authorizing the
construction of a
structure that cannot be
developed under current
zoning. The proposed
structure will include 98
new residential units and
20 work force housing
units. The proposalis to
demolish the two existing

NC2P-40

MIO-37-LR1

single story commercial B C240
buildings at the site and C2-65
build on the existing B Cc140
empty lot. Thus, this SF-5000
proposal will increase the Bl Mi0-50-C1-40
City’s housing supply by a Bl MI0-37-LR1
net of 98 residential units. PR,
B W |niversity Community
Urban Village Boundary
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2. For the area within the urban village boundary of hub urban villages and for
residential urban villages taken as a whole the zoned capacity shall not be less than the
densities established in the Urban Village Element of the Comprehensive Plan.

MI050c140  |¢155 QI _ ; The proposal is not located in a Residential
' Urban Village. The proposed zoning — C2-
65 —is not more than the densities
established in the (University Community
Urban Village) Element of the
Comprehensive Plan. In fact the entire
west side of Union Bay Place. is already
zoned C2-65 and is being upzoned to C2-75
in the city-wide MHA upzone that is under
current legislative review by the City

MI0-37-LRL - Council (The zoning map above identifies
o i o i > ®  the project site. The map shows the entire
c25s west side of this one-block street with the
= v proposed MHA upzone to 75 ft.).

SF-5000

B Mi0-50-C1-40

I MI0-371R1
NC2P-55

B W niversity Community
Urban Village Boundary

B. Match Between Zone Criteria and Area Characteristics. The most appropriate zone
designation shall be that for which the provisions for designation of the zone type and the
locational criteria for the specific zone match the characteristics of the area to be rezoned better
than any other zone designation.

Analysis comparing the characteristics of the area to the location criteria show that all the
property to the west side of the street (UBP) is currently zoned C2-65 and being upzoned to
C2-75. The property to the east is a steep hill. This % of the street is sandwiched between a
75 ft. height zone and a steep hill.

C. Zoning History and Precedential Effect. Previous and potential zoning changes both in and
around the area proposed for rezone shall be examined.

The proposed rezone would slightly increase the zoned capacity of the neighborhood by
one additional floor of housing which contains eighteen additional units. This increase does
not reduce capacity below 125% of the Comprehensive Plan growth targets. Instead the
rezone aids the City’s ability to meet the population growth targets and densities in the
Comprehensive Plan.
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The 2035 Seattle Comprehensive Plan, which became effective on November 16, 2016, did
not change the underlying Comprehensive Plan designation of the project site.
D. Neighborhood Plans.

1. For the purposes of this title, the effect of a neighborhood plan, adopted or amended by the
City Council after January 1, 1995, shall be as expressly established by the City Council for
each such neighborhood plan.

The project site does not lie within any Urban Village or Urban Center. It is across the street
(to the east) of the University Community Urban Village Boundary. There is no
Neighborhood Plan for this area.

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

There is no Neighborhood Plan for this area.

Based on meetings with Ravenna Bryant Community Association, below are Neighborhood
Goals expressed:

The neighborhood goals encourage pedestrian-scaled mixed-use development that provides
neighborhood services.

The project seeks to improve and revitalize Union Bay Place NE with a pedestrian-scaled,
mixed-use development that advances the Neighborhood'’s vision.? For example, the
pedestrian plaza created by the building’s setback provides a wider pedestrian space along
Union Bay Place and the project’s commercial space creates the opportunity for neighborhood
services. Union Bay Place’s design ensures compatible architectural styles of other buildings
near the project site.
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We address the specific neighborhood goals below:

Encourage pedestrian-scaled mixed-use development

The rezone would enable Union Bay Place to diminish the
auto-oriented nature of Union Bay Place by increasing
pedestrian-interest and activity in the commercial node
through the use of an engaging streetscape and density. For
example, the open and neighborhood-scale pedestrian plaza
will encourage pedestrian activity along the street, removal of
existing large curb cuts (red) and construction of sidewalks
where there are none currently.

Union Bay Place design reflects the pedestrian-scaled mixed-
use development envisioned by the neighborhood, with its
pedestrian activated plaza, commercial storefront along
Union Bay Place. and wider-than typical planting area to
create a pedestrian-desirable experience.

In addition to encouraging growth in urban villages, many physical edges surrounding the project
site, thereby reducing any commercial encroachment onto residential uses. An unimproved alley,
the Burke Gilman trail and at the top of the hill NE Blakeley Street are to the east. Union Bay Place
NE is to the west. A tall two-story warehouse is to the north and a two story office building is to
the south.

Finally, with its street-front massing, with the rezone, at the same bulk, height and scale as the
current opposite side of the street., Union Bay Place would mirror all of the projects across the
street to the west, but step down one story from the future 75’ zone. This, paired with the 30-
40’ hill between the project and the single-family zone to the east, create an appropriate zoning
transition.

Massing is two opposing bent forms reflecting the diverging street grid and the history of the old
railroad spur line to Yesler Sawmill at nearby Lake Washington. Union Bay Place will have a strong
base that anchors the building to the ground with light-colored exterior featuring large sections
of glazing opening to street-level commercial and residential leasing/lounge spaces. Decorative
art panels integrating maps of the region appear along the portions of the facade that cannot be
as transparent. The upper-floors incorporate floor-to-ceiling windows grouped together and
surrounded by high quality patterned metal cladding. Most of the units incorporate a variety of
balconies and ‘juliet’ rails creating a facade that is further layered. Ultimately, Union Bay Place
will be characterized by its lush landscape which and interactive street-level facade.

Encourage residential growth

Union Bay Place will assist in accommodating projected comprehensive plan growth by providing
98 total residential units. More specifically, this rezone will allow up to 20 more units than are
allowed by the new MHA zoning.

Neighborhood Goals - Transportation Element

Among other items, the Neighborhood goals includes a vision statement that seeks to
create a safe environment, so community members are able to walk, bike and drive motor
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vehicles without fear of injury or death. Union Bay Place is currently an unsafe street with
no sidewalks thus limiting and discouraging pedestrian activity.

Neighborhood Goals Conclusion:

The neighborhood goals conclude that Union Bay Place is perceived as an industrial street
and tends to lack a true commercial and residential identity. Union Bay Place does not
provide its residents with a sufficient amount of retail and service-oriented businesses,
which are prerequisites to the highly sought-after pedestrian activity. With the proposed
rezone, Union Bay Place will link and extend the existing commercial/residential corridor
that has begun to emerge with the two new multi-family projects, thereby contributing to a
contiguous, ground-level commercial streetscape strengthening existing business and
enabling future businesses to thrive. The increased density, engaging-streetscape, and
open space will create opportunities for successful commercial businesses in this location.
Union Bay Place seeks to be the catalyst for the transformation of Union Bay Place from a
thoroughfare to a pedestrian friendly, active and interesting destination.

In response to the Design Review Board and neighborhood comments with concerns about
massing and scale, Union Bay Place will have engaging street-oriented commercial uses with
a light-colored exterior and maximum glazing on residential floors above the commercial.
By virtue of the 30 to 35 ft. sloping grade from the old railroad grade on the east side of the
property that is the Burke Gilman Trail, the east facing fagade will provide a similar design
experience as the west side. The proposed contract rezone will enable Union Bay Place to
provide the neighborhood with new residents and retail customers, extending and linking
together the existing commercial zone to increase and strengthening and supporting the
commercial activity.
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E. Zoning Principles. The following zoning principles shall be considered:

1. The impact of more intensive zones on less intensive zones or industrial and
commercial zones on other zones shall be minimized by the use of transitions
or buffers, if possible. A gradual transition between zoning categories,
including height limits, is preferred.

As background, the west side of Union Bay Place is currently zoned C2-65 and is
in process of being upzone dot C2-75. The east side of Union Bay Place is
currently zoned C2-40 and is in process of being upzoned to C2-55. To the south
and north of the project site, predominantly zoned C2-40, being upzoned to C2-
55. The proposal is to rezone these three parcels to C2-65.

The project site is immediately bordered by an unimproved alley that is part of a
steep slope that creates the Burke Gilman Trail to the east.

The proposed 65-foot high mixed-use structure will incorporate the Design
Review Board’s guidance through the execution and recording of a Property Use
and Development Agreement (“PUDA”). Specifically, the PUDA will include
massing design and street scape elements that mitigate impacts to view,
shading, while activating the street. Thus, the proposal is consistent with
preferred zoning principles of gradual transitions between zoning categories,
including height limits.

Additionally, placing rooftop equipment, solar array, greenhouse and other
elements as far from single family lots as possible and set-back from edge of
building, further reducing visibility from neighboring lots and street. This, along
with placement of green roof along the western edge of the roof provides
further set-backs from the lower zoned lots to the west, protecting their privacy
from views and from shadows.

2. Physical buffers may provide an effective separation between different uses and
intensities of development. The following elements may be considered as buffers:

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

b. Freeways, expressways, other major traffic arterials, and railroad tracks;

c. Distinct change in street layout and block orientation;

d. Open space and greenspaces.

There are significant physical buffers that separate the project site in each
direction where there is a different use and/or lower intensity of development.
The topography slopes down from east to west. The topography on the
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proposed parcel follows this pattern and slopes down to the site. There is very
little topographic change from this site to the west along Union Bay Place.

3. Zone Boundaries.
a. In establishing boundaries the following elements shall be considered:
(1) Physical buffers as described in subsection E2 above;
(2) Platted lot lines.

b. Boundaries between commercial and residential areas shall generally be
established so that commercial uses face each other across the street on which
they are located, and face away from adjacent residential areas. An exception
may be made when physical buffers can provide a more effective separation
between uses.

Zone boundaries would continue to follow platted lot lines and/or street rights
of way. Both sides of Union Bay Place are currently zoned for commercial-use.
The proposed rezone to C2-65 would maintain the established orientation of
commercial uses facing each other across Union Bay Place NE.

4. In general, height limits greater than forty (40) feet should be limited to urban
villages. Height limits greater than forty (40) feet may be considered outside of
urban villages where higher height limits would be consistent with an adopted
neighborhood plan, a major institution's adopted master plan, or where the
designation would be consistent with the existing built character of the area.

The proposal to increase the allowable height limit from the new MHA C2-55 feet to
C2-65 feet is appropriate with the proposed new MHA 75 ft. height on the west side
of this street and the 35 to 40 ft. hill on the east side of the property which
increases to 40-45 ft. in height up to the yards of the single family homes along
Blakely.

F. Impact Evaluation. The evaluation of a proposed rezone shall consider the possible negative
and positive impacts on the area proposed for rezone and its surroundings.
1. Factors to be examined include, but are not limited to, the following:
a. Housing, particularly low-income housing

The future project will have a positive impact on the supply of housing in the
neighborhood and surrounding area by providing additional residential and
commercial space where none currently exists. The rezone will add needed
housing capacity and retail activity to this neighborhood taking pressure off rent
escalation.
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b. Public services;

Public services will be available to the project due to its location in a highly developed
urban area. No appreciable impacts to public services are anticipated due to the
additional one story of housing made possible by the zone change. The project has
obtained confirmation that adequate water, sewer, transit, storm water, and electrical
services exist to serve the proposed project. The Preliminary Assessment Report is part
of the MUP record reflecting these adequacies.

c. Environmental factors, such as noise, air and water quality, terrestrial and aquatic
flora and fauna, glare, odor, shadows, and energy conservation;

No adverse impacts are anticipated from the change in zone.

The proposed rezone will allow one story of additional height. That additional story
will contain eighteen new additional family-sized units. The additional story will not
appreciably increase shadows as a result of set-backs and building design (See
Exhibit D - comparative shadow study). The proposed materials do not produce
glare. No odor- or noise-producing uses are proposed as part of the project.

Noise will be limited to that typically generated by neighborhood-commercial and
residential activities. All construction-related noise will be conditioned through the
MUP.

Terrestrial flora and fauna are largely inapplicable to this redevelopment project as
the property is currently an empty lot with no vegetation and a one story
commercial building with no vegetation. Aquatic flora and fauna are inapplicable
here.

Energy consumption will be increased with the net gain of 98 new residential units.
The project will comply with all relevant energy code and attain a Seattle Green
Factor score of at least 0.3.

d. Pedestrian safety;

The proposed rezone will enable the development to enhance the streetscape with
landscaping that will provide some buffering of the sidewalk (pedestrians) to the
street (cars). Additionally, ample green-space and commercial-activity that will
likely have a dampening effect on the speed of car-related traffic on the Union Bay
Place arterial, thus making UBP a more pedestrian-friendly and safe environment.
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efore and ater image/renrin
e. Manufacturing activity;

Not applicable.
f. Employment activity;

Additional employment will occur on the site due to both the property
management and maintenance staff to be added as well as the retail spaces
proposed in the project.

g. Character of areas recognized for architectural or historic value;.

There are no notable buildings with architectural character in the surrounding
neighborhood as all the buildings are one to two story commercial buildings. There
is one new multi-family building that was completed in 2018 and a new large multi-
family project currently under construction across the street, on the west side of
Union Bay Place.

h.  Shoreline view, public access and recreation.
Not applicable.

2. Service Capacities. Development which can reasonably be anticipated based on the
proposed development potential shall not exceed the service capacities which can
reasonably be anticipated in the area, including:

Street access to the area;

Street capacity in the area;

Transit service;

Parking capacity;

Utility and sewer capacity;

Shoreline navigation.

TN Q0N T e

The proposal has completed a detailed traffic, parking and transit study to address items
(2a-2d). Those have been submitted with our MUP application. There is no parking,
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capacity or access issues anticipated as a result of the proposal. Sufficient capacity exists
for the total estimated daily trips created. The site has vehicular access only from Union
Bay Place.

Union Bay Place will provide approximately 60-65 parking stalls. Per the Seattle Municipal
Code, 53 parking stalls are currently required.

With respect to wet utilities, the Preliminary Assessment Report reveals no issues for
domestic or fire water supply, nor sewer capacity given infrastructure upgrades
implemented by SPU or otherwise generally required by this proposal.

Item (2f) Shoreline Navigation is not applicable.

Conclusion: There is an anticipated need for police and fire services for the 98 new
residential units (of which 18 new units are attributable to the requested rezone) and
commercial uses at Union Bay Place. There are no adverse environmental impacts
associated with the project that are not mitigated below a level of significance by
existing regulations. Positive impacts include pedestrian safety, improved pedestrian
street-scape, commercial revitalization of Union Bay Place NE., and providing additional
housing units. Adequate utility capacity exists to serve the site. Although there would
be increased energy consumption, Union Bay Place, built in conformance with updated
energy codes will be significantly more energy efficient per dwelling unit than the
existing buildings at the project site.

G. Changed Circumstances. Evidence of changed circumstances shall be taken into
consideration in reviewing proposed rezones, but is not required to demonstrate the
appropriateness of a proposed rezone. Consideration of changed circumstances shall
be limited to elements or conditions included in the criteria for the relevant zone and/or
overlay designations in this chapter.

Two changed circumstances are relevant: the demolition and cleanup of the project
site, opening it up for redevelopment, and the current MHA/HALA rezone proposal
which proposes to upzone the C2-40 zone on the site to C2-55 then to C2-65 with this
contract rezone application. There are also changed circumstances in the City generally
with the gradual urbanization/densification strategy of sites along commercial and
transit corridors. This upzone is consistent with those changed conditions, and
proposed changed conditions.

Significant changes in state law, city planning, and population demographics have
occurred since the City of Seattle last rezoned property in this neighborhood . In 1990,
the State Legislature enacted the Growth Management Act (“GMA,” Ch. 36.70A. RCW).
The GMA directs planning jurisdictions, such as the City of Seattle, to encourage
development in urban areas, encourage the development of housing, and to encourage
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economic development.? The GMA directs local governments to advance these goals
through coordinated comprehensive planning.

In 1994, in response to the GMA, the City of Seattle adopted a Comprehensive Growth
Plan. The most recent comprehensive plan establishes four broad goals: (1) diverse
housing and employment growth, (2) pedestrian and transit-oriented communities, (3)
the provision of services and infrastructure targeted to support that growth, and ()
enhancements to the natural environment. The Comprehensive Plan also recognizes
that compact urban growth has environmental benefits:

Locating more residents, jobs, stores and services in close proximity can reduce the
reliance on cars for shopping and other daily trips and decrease the amount of fossil
fuels burned and the amount of greenhouse gases emitted. Increasing residential and
employment densities in key locations makes transit and other public services
convenient for more people and therefore makes these services more efficient.3

The Comprehensive Plan allows Neighborhoods to have more autonomy and flexibility
to accommodate growth.

H. Overlay Districts. If the area is located in an overlay district, the purpose and
boundaries of the overlay district shall be considered.

The site is not in an overlay.

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

The site is not located in or adjacent to a critical area.

J. Incentive Provisions. If the area is located in a zone with an incentive zoning suffix, a
rezone shall be approved only if one of the following conditions are met...

The site and area are not located in a zone with an incentive zoning suffix.
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SMC 23.34.008 Conclusion: The Proposed rezone meets the requirements of
SMC 23.34.008, per the analysis above. The Proposed rezone also
substantively advances the Growth Management Act and the City’s urban
growth strategy.
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SMC 23.34.009 Height Limits of the Proposed Rezone.

Where a decision to designate height limits in commercial or industrial zones is independent of
the designation of a specific zone, in 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 with the type and scale of development
intended for each zone classification. The demand for permitted goods and services and the
potential for displacement of preferred uses shall be considered.

The proposed rezone would allow an additional ten feet of height, thereby authorizing a
structure that is sixty five feet . This height is consistent with the C2 zone classification. All
of the property on the west side of Union Bay Place are currently zoned C2-65 and in
process of being upzoned to C2-75 through the city-wide MHA Upzone that is before City
Council..

The proposed rezone would allow the same multifamily residential uses that are allowed in
the existing zone, so there is no potential to displace preferred uses.

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

The site is relatively flat to the west with a natural topography and steep slope of 40 to 45 ft
to the east of the site with no access at the unimproved alley there. The project has the
potential to block views of a handful of single family homes located 125 ft across 3 rights of
way on the east side of NE Blakeley Street. The topography places the ground floor of these
houses approximately even with the eye level of the 4" floor and the second floor of these
houses is approximately even with the eye level of the top floor of the proposed building.
The hill continues to rise up the hill so views from houses farther up are not blocked at all.
To mitigate for this potential (and at the DRB'’s request), the roof has been designed to
become the “fifth facade” of the structure, along with an attractive east facing facade and
setbacks along the east side. The east facing facade incorporates additional modulation and
detailing, plantings at level 2 and rooftop features are all located on the far side of the
building away from the single-family zone.

SDCI HAS REQUESTED GRAPHIC REPRESENTATION OF THE FOLLOWING:

Address the likelihood of view blockage, and provide a graphic demonstration of the
impacts of this project on views to Union Bay.

Demonstrate how views will be impacted by:
a. Build out of current zoning at 40 ft.

b. Build out of MHA zoning of 55 ft.
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c. Build out to the proposed zoning of 65 ft.

Section, photos and East elevation photo-match view below show current 40’ zoning
envelope, 55" MHA Upzone zoning envelope and proposed building at 65’ height. They
also show the MHA Upzone 75’ zone across Union Bay Place NE from the site and the
topography change to the east of the project. The proposed increase of one floor still
maintains a step-down zoning transition especially considering the 40+ foot elevation
change between the ground floors of the project site and the houses to the east.
Additionally any buildings built at current 65’ or under the MHA Upzone height of 75’
across the street will block any views of Union Bay (territorial view) that are currently
enjoyed by the single family houses. Many of the views from these houses are already
blocked by the trees and other landscaping along the Burke Gilman Trail. Finally the hill
to the east of the site continues to gain altitude quickly making the houses further up the
hill well above any possible view blockages.

ALLEY BURKE GILMAN TRAIL NE BLAKELEY ST
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UNION BAY PL NE

62" ROM.

Bl
L

e e e e

~

jy =—Penthouse Beyond: + 40"
% of building length only

Hf 40" Zoning Ervelope
withallowed +49 [

ui
4
m ke | o
|
[m

T & T edlcalon 260" =T Dadication (55 e T80
£62 10 Adj. Building + 125" to SF Residential

Views Section

@ View from Burke Gilman Trail facing south (8) View from NE Blakeley St facing north (®) View from NE Blakeley St facing west (@ View from NE Blakeley St facing south View Legend
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(PROPOSED)

55’ ENVELOPE
(MHA UPZONE)

- 40" ENVELOPE

75" ENVELOPE e
(MHA UPZONE ACROSS STREET)

e Ll

Photo above is at one of the few cleared areas along the Burke Gilman trail. See SDCI GIS map of
tree canopy coverage below.
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This photo shows the MHA Upzone to 75 ft. immediately across the street, to the west of our
site.

C. Height and Scale of the Area.
1. The height limits established by current zoning in the area shall be given consideration.

2. In general, permitted height limits shall be compatible with the predominant height and scale
of existing development, particularly where existing development is a good measure of the
area's overall development potential.

The current zoning authorizes 40-foot heights, with an additional four-foot bonus for a
mixed-use building subject to thirteen-foot floor to floor for the commercial uses and is in
the midst of a city-wide MHA upzone to 55 ft.

The proposed 65-foot height limit is consistent with existing zoning on the west side of
Union Bay Place. In the immediate vicinity, a 65 ft mixed use apartment building is under
construction and several properties along the west side are slated for redevelopment.

BELOW ARE SOME AXIOMETRIC VIEWS OF THE SITE:
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a. An Axiometric of an area approximately 800 ft. around the site and should
demonstrate the existing building envelope and topography

CONTRACT REZONE
POTENTIAL VIEW BLOCKAGE - EXISTING SITE CONDITIONS

— NEW 65" BUILDING UNDER
CONSTRUCTION

U VILLAGE BEYOND SINGLE FAMILY HOUSES
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b. A second Axiometric of the same area that shows the allowed zoning envelope and
the proposed building envelope

CONTRACT REZONE
POTENTIAL VIEW BLOCKAGE - ALLOWED + PROPOSED ZONING

— 275 (MHA) €2-65 (PROPOSED)

£2-55 (MHA)
€240 (CURRENT)

SAFEWAY
SF-5000 (CURRENT UNCHANGED IN MHA)

U VILLAGE BEYOND
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c. The third Axiometric should show the info. in item b above and include reference to
all physical buffers established in previous sections

CONTRACT REZONE
POTENTIAL VIEW BLOCKAGE - PHYSICAL BUFFERS

==T75" FORTHCOMING ZONE ACROSS UNION BAY PLACE WILL BE
TALLER THAN PROPOSED BUILDING AND WILL BLOCK ANY VIEWS
OF UNION BAY THAT THE PROPOSED BUILDING MIGHT.
PRESENT AND FUTURE TREE GROWTH BLOCKS MUCH OF THE
VIEWS FOR THE FIRST FEW ROWS OF HOUSES.
THREE (3) RIGHTS OF WAY BETWEEN SF ZONE AND SITE
(15" ALLEY + 50" BURKE GILMAN + 60’ NE BLAKELEY ST. = 125’
+ 30" GRADE CHANGE FROM SITE UP TO BURKE GILMAN TRAIL (+
40-45" TO FIRST FLOOR LEVELS OF HOUSES FACING NE BLAKELY
ST.) SETS PERCEIVED HEIGHT OF PROPOSED BUILDING MORE LIKE

A 40" BUILDING THAN THE PROPOSED 65’ FROM THOSE HOMES
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Axonometric views of the project vicinity below (from the DRB Recommendation package)
show the proposed building, current 40’ zoning envelope and city wide MHA upzone 55’ zoning
envelope.

C2-75

U VILLAGE BEYOND
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D. Compatibility with Surrounding Area.

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

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

As described above, the proposed 65-foot height limit is consistent with existing zoning on
the west side of Union Bay Place. and with new projects under construction across the
street. See the zoning map to the right.

E. Neighborhood Plans.

1. Particular attention shall be given to height recommendations in business district plans or
neighborhood plans adopted by the City Council subsequent to the adoption of the 1985 Land
Use Map.

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 this section and Section 23.34.008

There is no Neighborhood Plan so there are no specific height recommendations.

Conclusion: The increased height that would result from rezoning the property from
the MHA C2-55 and satisfies the criteria of SMC 23.34.009, as described above. More
specifically, the increased height is consistent with existing zoning on the west side of
Union Bay Place, and it will authorize development and uses that are envisioned by
Seattle’s Comprehensive plan and the Ravenna Bryant’s neighborhood goals.
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SMC 23.34.076.A.

Raising the zoning to C2-65 results in a project that is consistent with the type and scale
of development intended for the C2 zone. The proposal does not displace a preferred
use but instead replaces a vacant lot and a single story office building that detract from
the vibrancy of the neighborhood. Per the Neighborhood Plan, a mixed-use building in
the form of the proposal is desired by the neighborhood in this location.

There are no topographical features present that make the rezone inappropriate.
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Compliance with 2035 Relevant Comprehensive Plan Goals and Policies

Growth Strategy Goal 1: Accommodate a majority of the city’s expected household growth
in urban centers and urban villages and a majority of employment growth in urban centers
(Greenwood/Phinney Residential Urban Village is slated for 30% Expected Growth Rate
beyond the actual number of housing units present in 2015).

Policy GS 2.3: Accommodate a substantial portion of the city’s growth in hub and
residential urban villages.

The project supports the goal and policy to direct density and growth to the Urban Village
and while this property is not in an urban village it is immediately across the street from
one and there is a large hill immediately to the east which contributes to the
appropriateness of the upzone.

Policy GS 2.4: Work toward a distribution of growth that eliminates racial and social
disparities by growing great neighborhoods throughout the city, with equitable access for
all and with community stability that reduces the potential for displacement.

The project includes affordable residential units in this neighborhood and the City.

Policy GS 3.3: Encourage design that recognizes natural systems and integrates ecological
functions such as stormwater filtration or retention with other infrastructure and
development projects.

The project will include green stormwater infrastructure techniques to the greatest extent
feasible.

Policy GS 3.7: Promote the use of native plants for landscaping to emphasize the region’s
natural identity and foster environmental health.

The project will include native landscaping.

Policy GS 3.11: Use zoning tools and natural features to ease the transitions from the
building intensities of urban villages and commercial arterials to lower-density
developments of surrounding areas.

Please see our discussion of transitions and setbacks to appropriate to the steep slope
adjacent to the proposed new building.

Policy GS 3.14: Design urban villages to be walkable, using approaches such as clear street
grids, pedestrian connections between major activity centers, incorporation of public open
spaces, and commercial buildings with retail and active uses that flank the sidewalk.
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The project meets this policy and encourages walkability through the widened sidewalk
and retail spaces.

Policy GS 3.16: Encourage designs for buildings and public spaces that maximize use of
natural light and provide protection from inclement weather.

The project’s design will protect and use natural light and provide appropriate overhead
weather protection.

Policy GS 3.18: Use varied building roof forms and heights to enhance attractive and
walkable neighborhoods.

The project’s design will provide attractive roof forms and heights; the addition of some
height to this project provides attractive variation in design adding to neighborhood
walkability.

Policy GS 3.21: Limit the negative impacts of tall buildings on public views and on sunlight
in public streets and parks by defining upper-level building setbacks and lot coverage or by
using other techniques.

See discussion regarding transition and setbacks above.

Policy GS 3.25: Promote well-defined outdoor spaces that can easily accommodate
potential users and that are well integrated with adjoining buildings and spaces.

The project includes a wider sidewalk for pedestrians well-integrated with adjoining
buildings and the subject project to encourage usability.

Land Use Goal G1: Achieve a development pattern consistent with the urban village
strategy, concentrating most new housing and employment in urban centers and villages,
while also allowing some infill development compatible with the established context in
areas outside centers and villages.

The project supports the urban village strategy by permitting additional density in this
neighborhood, which is adjacent to the University Village area.

Police LU 1.1: Use the Future Land Use Map to identify where different types of
development may occur in support of the urban village strategy.

The Future Land Use Map designates this parcel as “Mixed Use/Commercial” and is an
appropriate place for additional density, consistent with the urban village growth strategy.

Policy LU 1.2: Promote this plan’s overall desired land use pattern through appropriate
zoning that regulates the mix of uses as well as the size and density of development to
focus new residential and commercial development in urban centers and urban villages,
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and integrate new projects outside of centers and villages into the established
development context.

The project is consistent with new mixed use development in the city.

Policy LU 1.3: Provide for a wide range in the scale and density permitted for multifamily
residential, commercial, and mixed use projects to generally achieve the following overall
density and scale characteristics, consistent, at a minimum with the guidelines in Growth
Strategy Figure 1:
e Inurban centers, a moderate to high-density and scale of development
e NI hub urban villages, a moderate density and scale of development
e Inresidential urban villages, a low to moderate density and scale of
development
e Consider higher densities and scale of development in areas near light rail
stations.

The project self-limits its height to 65 feet, which is only 10 feet taller than the imminent
C2-55 zone. The modest increase in density by a floor beyond existing zoning is

consistent with the density and scale of development anticipated for this area.

Policy LU 1.4: Provide a gradual transition in building height and scale inside urban centers
and urban villages where they border lower-scale residential areas.

See transition and setback discussion above.

Policy LU 1.5: Require Future Land Use Map amendments only when needed to achieve a
significant change to the intended function of a large area.

No FLUM amendment is proposed or necessary for this rezone proposal.
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Response to Additional Neighborhood Goals

Land use & community character goals

Our proposal provides a sidewalk and pedestrian-oriented frontages on Union Bay Place, where
none currently exists. Retail strategy is for an inclusive and diverse array of uses throughout all
times of day, with particular emphasis on providing for basic needs for families in the local
community. The ground level design will have weather protection, public areas for seating that
creates additional frontages and places to gather.

A neighborhood with streets that are green, tree-lined, pedestrian and bicycle friendly, and
contribute to an integrated open space system.

Our proposal will improve our frontage to create new sidewalks and tree wells to
provide the widest possible area for both pedestrians and new, large tree plantings.
Where possible, we are keeping healthy mature trees, recommended by our arborist
and landscape architects.

Our proposal is consistent with the overall growth of the neighborhood, concentrating
new housing and services on the few larger parcels adjacent to the Urban Village. The
redevelopment of our site into much needed residential mixed-use housing is consistent
with the neighborhood growth pattern.

The character of our proposal is also designed to be compatible with the surrounding
context. Our architectural strategy is to follow the lines of the street and the old
railroad spur line which existed previously. Also, the scale of our facade material,
window size and fenestration design are all designed to complement and reflect the
existing character of the buildings in the neighborhood.

Our architecture team has a commitment to creating a building of high-quality design
and identity. Our design strategy is to create a building with a timeless character.

The project is being reviewed through the Design Review process and will comply with
the relevant Ravenna Bryant neighborhood design guidelines.

Our proposal is within a commercial zone (C2). The scale and character is consistent and
compatible with the neighborhood as described above and again here:

Our proposal is consistent with the overall growth of the neighborhood, concentrating
new housing and services on the few larger parcels adjacent to the University Urban
Village. The redevelopment of our site into residential mixed-use housing is consistent
with the neighborhood growth pattern.

Our project is located along Union Bay Place NE. We will be improving the ROW in our
frontages to improve pedestrian, bicycle and transit access. We will maximize the
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sidewalks and create new planter strips and landscaping along with overhead weather
protection.
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Appendix A — Community Support

We have engaged the community through many meetings, and we have met individually with
neighboring landowners, retailers and attended scheduled meetings with community
organizations, including the Ravenna Bryant Community Association and the Laurehurst
Community Council.

Following are letters of support for our project.
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January 29% 2018

Mr. Rob Johnson
Seattle City Council

PO Box 34025

Seattle, WA 98124-4025

Re: Zoning Change to 65 along Union Bay Place NE

Dear Mr. Johnson,

| have been a resident in the northwest neighborhood of Seattle for many years (east of University
Village). 1 am aware that there is a request to extend the upzone boundary across Union Bay Place, to
the east (next to the Burke Gilman Trail). This would revise the proposed zoning along east side of
Union Bay Place NE from a 55’ height limit to a 65’ height under the city wide rezone proposed by the

City of Seattle.

| fully support this requested boundary extension to a 65’ height and believe it will encourage more
housing development with the appropriate amount of density for this location.

Thank you in advance for your efforts to facilitate this change.
Let me know if you have any questions.

Sincerely,
A
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Seattle, WA 98105




February 1, 2018

Mr. Rob Johnson
Seattle City Council

PO Bax 34025

Seattle, WA 98124-4025

Re: Zoning Change to 65" along Union Bay Place NE

Dear Mr. Johnson,

I'have been a resident in the northwest neighborhood of Seattie for many years (east of University
Village). |am aware that there is a request to extend the upzone boundary across Union Bay Place, to
the east (next to the Burke Gilman Trail). This would revise the proposed zoning along east side of
Union Bay Place NE from a 55’ height limit to a 65’ height under the city wide rezone proposed by the

City of Seattle.

I fully support this requested boundary extension to a 65" height and believe it will encourage more
housing development with the appropriate amount of density for this location.

Thank you in advance for your efforts to facilitate this change.

Let me know if you have any questions.

Sincerely, ‘(
Scott Smith

5508 NE 55th ST,
Seattle, WA 98105




January 29", 2018

Mr. Rob Johnson
Seattle City Council

PO Box 34025

Seattle, WA 98124-4025

Re: Zoning Change to 65’ along Union Bay Place NE

Dear Mr. Johnson,

[ have been a resident in the northeast neighborhocd of Seattle for many years (east of University

Village). 1 am aware that there is a request to extend the upzone boundary across Union Bay Place, to
the east (next to the Burke Gilman Trail), This would revise the proposed zoning along the east side of
Union Bay Place NE from a 55 height limit to a 65’ height under the city-wide rezone proposed by the

City of Seattle.

| fully support this requested boundary extension to a 65" height and believe it will encourage more
housing development with the appropriate amount of density for this location.

Thank you in advance for your efforts to facilitate this change.
Let me know if you have any questions,

Sincerely,

<
Nick Glant

3532 45 Ave NE
Seattle, WA 98105




February 1, 2018

Mr. Rob Johnson
Seattle City Council

PO Box 34025

Seattle, WA 98124-4025

Re: Zoning Change to 65’ along Union Bay Place NE

Dear Mr. Johnson,

We have been residents in the northeast neighborhood of Seattle eleven years (east of University
Village). We are aware that there is a request to extend the upzone boundary across Union Bay Place,
to the east (next to the Burke Gilman Trail). This would revise the proposed zoning along the east side
of Union Bay Place NE from a 55’ height limit to a 65’ height under the city-wide rezone proposed by the

City of Seattle. -

We fully support this requested houndary extension to a 65’ height and believe it will encourage more
housing development with the appropriate amount of density for this location, and also provide current
residence with more street level amenities. My wife and | walk to the Village all the time in the summer
and would fove to see more restaurants, coffee shops, etc. along Union Bay Place,

Thank you in advance for your efforts to facilitate this change.
Let me know if you have any questions.

Sincerely,

/W/ﬁ/" J hanon Yo

Matt & Shannon Hermsen
4546 East Laurel Drive NE
Seattle, WA 98101
206-898-2655




January 29%, 2018

Mr. Rob Johnson
Seattle City Council

PO Box 34025

Seattle, WA 98124-4025

Re: Zoning Change to 65’ along Union Bay Place NF

Dear Mr. Johnson,

I have been a resident in the northwest neighborhood of Seattle for many years (east of University
Village). | am aware that there is a request to extend the upzone boundary acrass Union Bay Place, to
the east (next to the Burke Gilman Trail). This would revise the proposed zoning along east side of
Union Bay Place NE from a 55’ helght limit to a 65’ height under the city wide rezone proposed by the

City of Seattle.

I fully support this requested boundary extension to a 65 height. This part of the neighborhood has
always been underutilized and something of an eyesore. [ believe the extension will encourage more
housing development with the appropriate amount of density for this location.

Thank you in advance for your efforts to facilitate this change.
Let me know if you have any questions.

Sincerely,

77

Thomas F. Jbhnson

4844 NE 42" Street
Seattle, WA 98105




January 29", 2018

Mr. Rob Johnson
Seattle City Council

PO Box 34025

Seattle, WA 98124-4025

Re: Zoning Change to 65’ along Union Bay Place NE

Dear Mr. Johnson,

| have been a resident in the northwest neighborhood of Seattle for many years (east of University
Village). 1 am aware that there is a request to extend the upzone boundary across Union Bay Place, to
the east (next to the Burke Gilman Trail). This would revise the proposed zoning along east side of
Union Bay Place NE from a 55’ height limit to a 65’ height under the city wide rezone proposed by the

City of Seattle.

[ fully support this requested boundary extension to a 65’ height and believe it will encourage more
housing development with the appropriate amount of density for this location.

Thank you in advance for your efforts to facilitate this change.
Let me know if you have any questions.

Sincerely,

7700‘%Forest Drive NE
~
Seattle, WA 98115




January 29%, 2018

Mr. Rob Johnson
Seattle City Council

PO Box 34025

Seattle, WA 98124-4025

Re: Zoning Change to 65’ along Union Bay Place NE

Dear Mr. Johnson,

I have been a resident in the northwest neighborhood of Seattle for many years (east of University
Village). | am aware that there is a request to extend the upzone boundary across Union Bay Place, to
the east (next to the Burke Gilman Trail). This would revise the proposed zoning along east side of
Union Bay Place NE from a 55’ height limit to a 65’ height under the city wide rezone proposed by the

City of Seattle.

| fully support this reque;ted boundary extension to a 65’ height and believe it will encourage more
housing development with the appropriate amount of density for this location.

Thank you in advance for your efforts to facilitate this change.
Let me know if you have any questions.
7700 Forest Drive NE

Seattle, WA 98115




January 29" 2018

Mr. Rob Johnson
Seattle City Council

PO Bax 34025

Seattle, WA 98124-4025

Re: Zoning Change to 65’ along Union Bay Place NE

Dear Mr. fohnson,

I have been a resident in the northwest neighborhood of Seattle for many years (east of University
Village). 1 am aware that there is a request to extend the upzone boundary across Union Bay Place, to
the east (next to the Burke Gilman Traif). This would revise the proposed zoning along east side of
Union Bay Place NE from a 55’ height limit to a 65’ height under the city wide rezone proposed by the

City of Seattle. -

| fully support this requested boundary extension to a 65’ height and believe it will encourage more
housing development with the appropriate amount of density for this location.

Thank you in advance for your efforts to facilitate this change.
Let me know if you have any guestions.

Sincerely,

John Bratrud
6539 NE Windermere Road
Seattle, WA 98105




January 29%, 2018

Mr. Rob Johnson
Seattle City Council

PO Box 34025

Seattle, WA 98124-4025

Re: Zoning Change to 65’ along Union Bay Place NE

Dear Mr. Johnson,

I have been a resident in the northwest neighborhood of Seattle for many years {east of University
Village). | am aware that there Is a request to extend the upzone boundary across Union Bay Place, to
the east (next to the Burke Gilman Trailj. This would revise the proposed zoning along east side of
Union Bay Place NE from a 55’ height limit to a 65’ height under the city wide rezone proposed by the

City of Seattle,

I fully support this requested boundary extension to a 65’ helght and believe it will encourage more
housing development with the appropriate amount of density for this location.

Thank you in advance for your efforts to facilitate this change.
Let me know if you have any questions,

Sincerely,

fen Casey
7522 Crest Dr NE
Seattle, WA 98115




January 29%, 2018

Mr. Rob Johnson
Seattle City Council

PO Box 34025

Seattle, WA 98124-4025

Re: Zoning Change to 65’ along Union Bay Place NE

Dear Mr. Johnson,

I have been a resident in the northwest neighborhood of Seattle for many years {east of University
Village). | am aware that there Is a request to extend the upzone boundary across Union Bay Place, to
the east (next to the Burke Gilman Trail). This would revise the proposed zoning along east side of
Union Bay Place NE from a 55' height limit to a 65’ height under the city-wide rezone proposed by the

City of Seattle.

I fully support this requested boundary extension to a 65’ height and believe it will encourage more
housing development with the appropriate amount of density for this location,

Thank you in advance for your efforts to facilitate this change.
Let me know if you have any questions.
Sincerely,
WW
Scott Summers
3650 42™ Avenue NE
Seattle, WA 98105




lanuary 29%, 2018

Mr. Rob Johnson
Seattle City Council

PO Box 34025

Seattle, WA 98124-4025

Re: Zoning Change to 65’ along Union Bay Place NE

Dear Mr. Johnson,

I'have been a resident in the northwest neighborhood of Seattle for many years (east of University
Village). | am aware that there is a request to extend the upzone boundary across Union Bay Place, to
the east (next to the Burke Gilman Trail). This would revise the proposed zoning along east side of
Union Bay Place NE from a 55’ height limit to a 65’ height under the city wide rezone proposed by the

City of Seattle.

! fully support this requested boundary extension to a 65’ height and believe it will encourage more
housing development with the appropriate amount of density for this location.

Thank you in advance for your efforts to facilitate this change.
Let me know if you have any questions.

Sincerely,

— D0

PLBEL- 00T/
U B v o ) Py

Seattle, WA 98105




January 29", 2018

Mr. Rob Johnson
Seattle City Council

PO Box 34025

Seattle, WA 98124-4025

Re: Zoning Change to 65" along Union Bay Place NE

Dear Mr. Johnson,

I have been a resident in the northwest neighborhood of Seattle for many years (east of University
Village). | am aware that there is a request to extend the upzone boundary across Unlon Bay Place, to
the east (next to the Burke Gilman Trail). This would revise the proposed zoning along east side of
Union Bay Place NE from a 55’ height limit to a 65’ height under the city wide rezone proposed by the

City of Seattle.

I fully support this requested boundary extension to a 65° height and believe it will encourage more
housing development with the appropriate amount of density for this location.

Thank you In advance for your efforts to facilitate this change.,

Let me know if you have any questions.

Sincerely,
S

Qe Snwg
2247 S Ave Aoe

Seattle, WA 98115




January 29th, 2018

Mr. Rob Johnson
Seattle City Council

PO Box 34025

Seattle, WA 98124-4025

Re: Zoning Change to 65’ along Union Bay Place NE

Dear Mr. Johnson,

| have been a resident in the northwest neighborhood of Seattle for many years (east of University
Village). 1am aware that there is a request to extend the upzone boundary across Union Bay Place, to
the east (next to the Burke Gilman Trail). This would revise the proposed zoning along east side of
Union Bay Place NE from a 55’ height limit to a 65’ height under the city wide rezone proposed by the

City of Seattle.

I fully support this requested boundary extension to a 65’ height and believe it will encourage more
housing development with the appropriate amount of density for this location.

Thank you in advance for your efforts to facilitate this change,
Let me know if you have any questions.

Sincerely,

=

sz foter [ NE
Seattle, WA 98105




January 29", 2018

Mr. Rob Johnson
Seattle City Council

PO Box 34025

Seattle, WA 98124-4025

Re: Zoning Change to 65’ along Union Bay Place NE

Dear Mr., Johnson,

I have been a resident in the northwest neighborhood of Seattle for many years {east of University
Village). | am aware that there Is a request to extend the upzone boundary across Union Bay Place, to
the east (next to the Burke Gilman Trall). This would revise the proposed zoning along east side of
Union Bay Place NE from a 55’ height limit to a 65’ height under the city wide rezone proposed by the

City of Seattle.

[ fully support this requested boundary extension to a 65’ height and believe it will encourage more
housing development with the appropriate amount of density for this location,

Thank you in advance for your efforts to facilitate this change.

Let me know if you have any questions.
Sincerely,

(S30 . 53 Ao 10

Seattle, WA 9815




Januézy 29", 2018

I have been a resident in the northwest neighborhood of Seattle for many years (east of University
Village}. 1 am aware that there is 3 request to extend the upzone boundary across Union Bay Place, to
the ea it (next to the Burke Gilman Trail). This would revise the proposed zoning along east side of

Union Ray Place NE from a 55’ height fimit to a 65’ height under the city wide rezone proposed by the
City of Seattle,

I fully < japport this requested boundary extension to a 65’ height and believe it will encourage more
housin ; development with the appropriate amount of density for this location.

Thank jou in advance for your efforts to facilitate this change.

Seattle. WA 98105




January 29™ 2018

Mr. Rob Johnson
Seattle City Council

PO Box 34025

Seattle, WA 98124-4025

Re: Zoning Change to 65’ along Union Bay Place NE

Dear Mr. Johnson,

I have been a resident in the northwest neighborhood of Seattle for many years (east of University
Village). I am aware that there is a request to extend the upzone boundary across Union Bay Place, to
the east (next to the Burke Gilman Trail). This would revise the proposed zoning along east side of
Union Bay Place NE from a 55’ height limit to a 65" height under the city wide rezone proposed by the

City of Seattle.

I fully support this requested boundary extension to a 65 height and believe it will encourage more
housing development with the appropriate amount of density for this location.

Thank you in advance for your efforts to facilitate this change.

Let me know if you have any questions.

gcerely,
Hyo1 '52»?( Ave PE

Seattle, WA 98105




January 26, 2018

Mr. Rob Johnson
Seattle City Council

PO Box 34025

Seattle, WA 98124-4025

Re: Zoning Change to 65 along Union Bay Place NE

Dear Mr. Johnson,

I'have been a resident in the northwest neighborhood of Seattle for many years (east of University
Village). | am aware that there is a request to extend the upzone boundary across Union Bay Place, to
the east (next to the Burke Gilman Trail). This would revise the proposed zoning along east side of
Union Bay Place NE from a 55’ height limit to a 65 height under the city wide rezone proposed by the

City of Seattle,

I fully support this requested boundary extension to a 65’ height and believe it will encourage more
housing development with the appropriate amount of density for this location.

Thank you in advance for your efforts to facilitate this change.
Let me know if you have any questions.

Sincerely,
AT 4

& ‘ /%X

SIhart W otves s
Wt 4t Y97,

Seattle, WA 98105




January 29", 2018

Mr. Rob Johnson
Seattle City Council

PO Box 34025

Seattle, WA 98124-4025

Re: Zoning Change to 65' along Union Bay Place NE

Dear Mr. Jlohnson,

| have been a resident in the northwest neighborhood of Seattle for many years (east of University
Village). | am aware that there Is a request to extend the upzone boundary across Union Bay Place, to
the east (next to the Burke Gilman Trail). This would revise the proposed zoning along east side of
Union Bay Place NE from & 55’ height limit to a 65’ height under the city wide rezone proposed by the

City of Seattle,

I fully support this requested boundary extension to a 65' height and believe it will encourage more
housing development with the appropriate amount of density for this location,

Thank you in advance for your efforts to facilitate this change.

Let me know if you have any questions.

Seattle, WA 98105




January 29%, 2018

7

Mr. Rob lohnson
Seattle City Council

PO Box 34025

Seattle, WA 98124-4025

Re: Zoning Change to 65’ along Union Bay Place NE
Dear Mr. Johnson,

| have been a resident in the northwest neighborhood of Seattle for many years (east of University
Village). | am aware that there is a request to extend the upzone boundary across Union Bay Place, to
the east (next to the Burke Gilman Trail).. This would revise the proposed zoning along east side of
Union Bay Place NE from a 55 height limit to a 65’ height under the city wide rezone proposed by the
City of Seattle.

I fully support this requested boundary extension to a 65’ height and believe it will encourage more
housing development with the appropriate amount of density for this location.

Thank you in,7adv'ance for your efforts to facilitate this change.
Let me know if you have any questions.

Sincerely,

—

Y

Seattle, WA 98105




January 29*, 2018

Mr. Rob Johnson
Seattle City Council

PO Box 34025

Seattle, WA 98124-4025

Re: Zoning Change to 65° along Union Bay Place NE

Dear Mr. Johnson,

I was a resident in the northwest neighborhood of Seattle for
many years (east of University Village) and continue to work in
the Bryant neighborhood. I am aware that there is a request to
extend the upzone boundary across Union Bay Place, to the east
(next to the Burke Gilman Trail). This would revise the
proposed zoning along east side of Union Bay Place NE from a
55’ height limit to a 65° height under the city wide rezone
proposed by the City of Seattle.

I fully support this requested boundary extension to a 65° height
and believe it will encourage more housing development with
the appropriate amount of density for this location.

Thank you in advance for your efforts to facilitate this change.
Let me know if you have any questions.

Sincerely,
7

V3§ Y Avg NTE
Seattle, WA 98105




January 29", 2018

Mr. Rob Johnson
Seattle City Cauncil

PO Box 34025

Seattle, WA 98124-4025

Re: Zoning Change to 65’ along Union Bay Place NE

Dear Mr, Jlohnson,

[ have been a resident in the northwest neighborhood of Seattle for many years (east of University
Village). | am aware that there is a request to extend the upzone boundary across Union Bay Place, to
the east (next to the Burke Gilman Trail). This would revise the proposed zoning along east side of
Union Bay Place NE from a 55’ height limit to a 65’ height under the city wide rezone proposed by the'

City of Seattle.

[ fully support this requested boundary extension to a 65 height and believe it will encourage more
housing development with the appropriate amount of density for this [ocation.

Thank you in advance for your efforts to facilitate this cha nge.
Let me know if you have any questions.

Sincergly/

S =RO
dres g ™ ST

Seattle, WA 98105




January 29t 2018

Mr. Roh Johnson
Seattle City Council

PO Box 34025

Seattle, WA 98124-4025

Re: Zoning Change to 65’ along Union Bay Place NE

Dear Mr. Johnison,

I have been a resident in the northwest neighborhood of Seattle for many years (east of University
Village), | am aware that there is a request to extend the upzone boundary across Union Bay Place, to
the east {next to the Burke Gilman Trall). This would revise the proposed zoning along east side of
Union Bay Place NE from a 55 height limit to a 65’ helght under the city wide rezone proposed by the

City of Seattle,

| fully support this requested boundary extension to a 65’ height and believe it will encourage more
housing development with the appropriate amount of density for this location.

Thank you in advance for your efforts to facilitate this change.

Let me know if you have any questions,

Sincerely, C C .

Cla Cefte.
nal we 3 S

Seattle, WA 98105




January 29', 2018

Mr. Rob Johnson
Seattle City Council

PO Box 34025

Seattle, WA 98124-4025

Re: Zoning Change to 65’ along Union Bay Place NE

Dear Mr. Johnson,

I have been a resident in the northwest neighborhood of Seattle for many years {east of University
Village). 1 am aware that there is a request to extend the upzone boundary across Union Bay Place, to
the east (next to the Burke Gilman Trail). This would revise the proposed zoning along east side of
Union Bay Place NE from a 55’ height limit to a 65’ height under the city wide rezone proposed by the

City of Seattle.

| fully support this requested boundary extension to a 65’ height and believe it will encourage more
housing development with the appropriate amount of density for this location.

Thank you in advance for your efforts to facilitate this change.
Let me know if you have any questions.

Sincerely,

Matt Christian

3203 43 Ave NE

Seattle, WA 98105




lanuary 29*, 2018

Mr. Rob Johnson
Seattle City Council

PO Box 34025

Seattle, WA 98124-4025

Re: Zoning Change to 65’ along Union Bay Place NE
Dear Mr. Johnson,

| have been a resident in the northeast neighborhood of Seattle for many years (east of University
Village). | am aware that there Is a request to extend the upzone boundary acrass Union Bay Place, to
the east (next to the Burke Gilman Trail). This would revise the proposed zoning along the east side of
Union Bay Place NE from a 55’ height limitto a 65’ height under the city-wide rezone proposed by the
City of Seattle.

| fully support this requested boundary extension to a 65’ height and belleve it will encourage more
housing development with the appropriate amount of density for this location.

Thank you in advance for your efforts to facilitate this change.

Let me know if you have any questions.

Seattle, WA 98105




January 29%, 2018

Mr. Rob Johnson
Seattle City Council

PO Box 34025

Seattle, WA 98124-4025

Re: Zoning Change to 65’ along Union Bay Place NE
Dear Mr. Johnson,

I have been a resident in the northeast neighborhood of Seattle for many years (east of University
Village). | am aware that there is a request to extend the upzone boundary across Union Bay Place, to
the east (next to the Burke Gilman Trail). This would revise the proposed zoning along the east side of
Union Bay Place NE from a 55’ height limit to a 65' height under the city-wide rezone proposed by the
City of Seattle. '

| fully support this requested boundary extension to a 65’ height and believe it will encourage more
housing development with the appropriate amount of density for this location.

" Thank you in advance for your efforts to facilitate this change.
Let me know if you have any questions.

Sincerely,

Decchar A7,
He2T UNIOL Yy PLace AL

Seattle, WA 98105




February 6%, 2018

Mr. Rob Johnson

Seattle City Council

PO Box 34025 '
Seattle, WA 98124-4025

Re: Zoning Change to 65’ along Union Bay Place NE
Dear Mr. Johnson,

I have been a resident in the northwest neighborhood of Seattle my entire life (east of University
Village). | am aware that there is a request to extend the upzone boundary across Union Bay Place, to
the east (next to the Burke Gilman Trail). This would revise the proposed zoning along east side of
Union Bay Place NE from a 55’ height limit to a 65’ height under the city wide rezone proposed by the
City of Seattle.

| fully support this requested boundary extension to a 65’ height and believe it will encourage more
housing development with the appropriate amount of density for this location.

Thank you in advance for your efforts to facilitate this change.
Let me know if you have any questions.

Sincerely,

&j B

Mark Grey

District 4 Homeowner




January 29%, 2018

Mr. Rob Johnson
Seattle City Council

PO Box 34025

Seattle, WA 98124-4025

Re: Zoning Change to 65’ along Union Bay Place NE
Dear Mr. Johnson,

I have been a resident in the northeast neighborhood of Seattle for many years (east of University
Village). I am aware that there is a request to extend the upzone boundary across Union Bay Place, to
the east (next to the Burke Gilman Trail). This would revise the proposed zoning along east side of
Union Bay Place NE from a 55" height limit to a 65’ height under the city wide rezone proposed by the
City of Seattle.

| fully support this requested boundary extension to a 65’ height and believe it will encourage more
housing development with the appropriate amount of density for this location.

Thank you in advance for your efforts to facilitate this change.
Let me know if you have any questions.
Sincer

t

Brian Bonipart
8209 20th Ave NE
Seattle, WA 98115




January 29", 2018

Mr. Rob Johnson
Seattle City Council

PO Box 34025

Seattle, WA 98124-4025

Re: Zoning Change to 65’ along Union Bay Place NE
Dear Mr. Johnson,

| have been a resident in the northwest neighborhood of Seattle for many years (east of University
Village). | am aware that there is a request to extend the upzone boundary across Union Bay Place, to
the east {next to the Burke Gilman Trail). This would revise the proposed zoning along east side of
Union Bay Place NE from a 55’ height limit to a 65’ height under the city wide rezone proposed by the
City of Seattle.

| fully support this requested boundary extension to a 65’ height and believe it will encourage more
housing development with the appropriate amount of density for this location.

Thank you in advance for your efforts to facilitate this change.
Let me know if you have any guestions.

Sincerely,

77
Queie) T wberla

Seattle, WA 98105
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