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Summary of Proposed Joint Petition Request
WEST COAST SELF STORAGE - CITY VIEW & NUCOR - 29TH

This joint petition is for a street vacation of the unimproved City View Street and the unimproved 29th Ave. right-of-way (ROW) located east of Harbor Ave. The subject portion of ROW is in the greater Duwamish neighborhood. 

The City View ROW proposed for vacation, while irregular in shape, is approximately 20’ wide by 125’ long at its longest point and contains 2,029 SF. The 29th Ave ROW proposed for vacation is also irregular in shape and is roughly 85’ x 295’ and contains 25,175 SF. The combined areas proposed for vacation are 27,204 sq ft

The street vacation is a component to a development being proposal by West Coast Self-Storage. The development proposal consists of two development sites located at 3252 Harbor Avenue and 3310 Harbor Avenue. The unimproved City View Street ROW runs east west between the two development sites and the unimproved 29th Ave runs north south and borders the two development sites to the east. The development proposal is for a single 4-story commercial building spanning across the ROW to be vacated should this petition be successful. The development proposal also includes Public Benefit in form of improvements to the Alki Trial along the project frontage and the installation of commissioned, "pedestrian scale", art panels at street level facing Alki Trail (Harbor Avenue). The overall development proposal consists of approximately 103,000 SF, including 77,466 SF of climate controlled self storage. and 1,050 SF of leasing office space. The development proposal has approximately 850 storage units of various sizes. Structure heights are 56 feet to the top of the roof (Zone IG2 U/85 allows 85 feet height limit). It should be noted that the IG2 zoning does not require its buildings to have windows, or pedestrian amenities, etc., however, WCSS is providing a new building with windows and art panels to enhance Alki Trail and the Greater Duwamish neighborhood.
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Text Box
Two parcels abut the City View ROW and the westerly side of 29th Ave ROW proposed for vacation. Richter owns these two parcels,  (and West Coast Self Storage is under contract for purchase). 

On the east side of 29th Ave Nucor Steel owns the one parcel that abuts the area proposed for vacation. 

West Coast and Nucor have agreed to work together on this street vacation and have executed an agreement outlining their commitment to this application and to participate in the process including the cost to purchase the ROW and the Public Benefit.  Additionally the partnership has agreed on a lot line adjustment that would occur after the street vacation that will better serve the two properties by placing the adjusted line on what is already the functional boundary between the two.

West Coast and Nucor each have an interest in the street vacation of 29th Ave and have had several meetings to share information, site plans, surveys, and review proposed project etc.  Nucor supports West Coast’s proposed self storage as a compatible land use next to its operations.   Joint meetings will be ongoing with West Coast and Nucor during the vacation process as this is a collaborative effort. West Coast has agreed to take the lead in the process, Nucor will participate and attend as needed in future City meetings.  
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The lot line adjustment that will take place after the street vacation is the final step in the process of establishing the new boundary between West Coast and Nucor in what is already the functional and common sense boundary between the two.  The final boundary will align along a retaining wall and security fence currently separating the Nucor rail lines from the private land and the 29th Ave ROW, (see site plans and proposed lot line exhibits in section 5 and 15).

Accompanying this application are informational graphics prepared by the design team. Graphics include the 9-block urban context maps, site plans, lot and building dimensions, lot ownership, illustrations of  street vacation and  schematic building elevations, and studies of public benefit.



Filing Fees

A payment of $450 has been included with the application.

konrad
Text Box
6

konrad
Text Box
Summary of Proposed Joint Petition Request cont.
WEST COAST SELF STORAGE - CITY VIEW & NUCOR - 29TH

For Nucor, the street vacation and the subsequent lot line adjustment allows Nucor to correct a condition where their active rail lines, haul road and security fencing are currently constructed in the ROW of 29th Ave.  These lines predated Nucor's purchase of the property and were originally placed by the Port of Seattle as part of a 1995 Port expansion. A component of the Port expansion initially included an application to vacate 29th Ave but was never completed.  Nucor’s interest is to eliminate this encroachment in the ROW and to own the land that their facilities are placed upon and essentially complete the process that the Port did not. Currently, Nucor has no plans to develop the proposed vacated portion of 29th Ave ROW and will maintain the existing conditions.  

For West Coast, the street vacation and subsequent lot line adjustment allows the merger of two small irregular parcels into one larger parcel with better development potential. Although West Coast has developed site plans that work with the existing parcels and the surrounding ROW, this scenario is less efficient and causes a number of unusual conditions that would require exceptions and variances to complete.  Equally important, the vacation allows the grading of the parcels to be leveled without the need for retaining walls to protect the ROW.  Currently, there is about 10’ of grade difference between the two properties and 29th Ave ROW.  City View is a sloping street with about 10' of fall from Harbor Ave to the intersection with 29th Ave. The proposed project will import fill to level up the properties and ROW to be roughly level with the surrounding neighboring property and with Harbor Ave.   
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Required Signatures

Please refer to Appendix A for required signatures and signatory authority. The figure below shows the parcels that abuts the subject portion of ROW proposed for vacation. The Richter's own the two parcels that directly abut the City View Street ROW and subject portion of 29th Ave ROW. One parcel, owned by Nucor, abuts the 29th Ave to the east of the area proposed for vacation. 

The vacation petition request has been previously filed and has the required signatures of abutting owners, Nucor is the owner to the east & the Richter's are the current Owners to the west (West Coast Self Storage is buying the property for the project). 

Note: 3252 Harbor Ave, and 3310 Harbor Ave will be combined into a single development site as part of the development proposal. The new address will be 3252 Harbor Ave.
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Community Meeting

SDOT Street Vacation Policies require community notification prior to beginning the vacation review process. List the community or neighborhood organizations and business groups that were provided information about the project, and include contact names, addresses, phone numbers, and e-mail addresses.

The West Coast Self Storage development team has reached out to and met with the Alki Community Council. At the meeting, January 21, 2016, about 14 people attended at the Alki Congregational Church (6115 SW Hinds St) and the team presented information about the proposed project and street vacation by West Coast Self Storage and Nucor. Two concerns were brought up during the meeting: (1) "how it would affect traffic on the route to and from the beach during spring and summer," and (2) "whether it would create sidewalk congestion incompatible with the bike trail that goes by right in front of the site." These concerns have been addressed through careful consideration of the local community: (1) traffic will be reduced through the proposed type of use (see p. 30 for traffic analysis); (2) the proposal will include maintaining and enhancing Alki Trail by adding pedestrian alarms and mirrors around the exit door of the building. Also, a curb extension will provide a space for incoming cars to queue and will help with pedestrian safety as cars enter the building. A writer for the West Seattle Blog was present at the meeting and published a follow up blog article about the presentation.  Photos, contact information for the Alki Community Council, copies of the sign up sheets and a copy of the blog article are included with this submittal.   

Contact info for Alki CC: 
Tony Fragada, President
tfragada@yahoo.com 
(206) 330-1617

Information about the project was also made public through the Early Design Guidance process. 

Please refer to pg 6 for the blog post and pictures of the community meeting about the ROW.
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Project: STORQUEST SELF-STORAGE Dat

12750 SW PACIFIC HIGHWAY, TIGARD

Ma Proj. # 15-133

Thank you for joining us for this Neighborhood Informational Meeting.  Please 

sign in below

Telephone No. and/or Email Address (please 

print legibly)
Name (please print legibly)

NEIGHBORHOOD INFORMATION MEETING - SIGN IN SHEET

WEST COAST SELF STORAGE
3252 Harbor Ave. Seattle, WA
15-068
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Developer
West Coast Self Storage (Petitioner)
4012 148th St. SE, Upper Office
Mill Creek, WA 98012
Contact: Steve Tangney
Phone: 206.501.2234
Email: stangney@wcselfstorage.com

konrad
Text Box
Architect
Magellan Architects
8383 158th Ave. NE #280
Redmond, WA 98052
Contact: John Kay
Phone: 425.885.4300
Email: john@magellanarchitects.com
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Civil Engineer
DCI
818 Stewart St. #1000
Seattle, WA 98101
Contact: Darren Simpson
Phone: 206.332.1900
Email: dsimpson@dci-engineers.com
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Traffic Engineer
Gibson Traffic Consultants, Inc.
2802 Wetmore Ave. #220
Everett, WA 98201
Contact: Matthew Palmer, P.E.
Phone: 425.339.8266
Email: mattp@gibsontraffic.com 
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Surveyor
Mead Gilman and Assoc.
17625 130th Ave. NE #104
Woodinville, WA 98072
Contact: Ed Anderson, PLS
Phone: 425.486.1252
Email: ed@meadgilman.com
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Adjacent Ownership
Nucor (Petitioner)
2424 Andover St.
Seattle, WA 98106
Contact: Walter Reese
Phone: 206.933.2222
Email: Walter.Reese@nucor.com
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Port of Seattle
2203 Alaskan Way,
Seattle, WA 98121
Contact: 
Phone: 206.787.3952
Email:  
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Richter (Petitioner)
8302 46th Ave. SW
Seattle, WA  98136
Contact: Ed Richter
Phone: 206-938-6088 (cell)
Email: Edmrich@aol.com
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Street Vacation
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Right of Way Proposed for Vacation

Identify the public right-of-way proposed for vacation. Provide a legal description of the right-of-way proposed to be vacated; survey and title work may be required.

City View ROW Legal Description
That portion of City View Street within the north half of the northwest quarter of Section 13, Township 24 North, Range 3 East, W.M., lying southerly of the south line of Lot 11 in Block 1, Read's first addition to the City of Seattle as recorded under recording No. 548455 in Vol. 16 of plats, pages 88 in King County, Washington and lying northerly of the north line of Lot1 in Block 1, plat of steel works addition to West Seattle as recorded in Vol. 12 of plats, page 5 in King County, Washington; Except that portion lying westerly of the easterly margin of Harbor Ave SW. Also except that portion lying easterly of the northerly line prolongation of said Lot 1 of Lot 1 in Block 1, plat of steel works addition to West Seattle.

29th Ave SW ROW Legal Description
That portion of 29th Ave SW as shown on Seattle Tide Lands, according to the maps on file in the office of the Commissioner of Public Lands in Olympia, Washington, within the northeast quarter of the northwest quarter of Section 13, Township 24 North, Range 3 East, W.M., lying southerly of the easterly prolongation of the north line of Lot 10 in Block 1, Read's first addition to the City of Seattle as recorded under recording No. 548455 in Volume 16 of plats, pages 88 in King County, Washington and lying northerly of the easterly prolongation of the south line of Lot 5 in Block 1, plat of steel works addition to West Seattle as recorded in Volume 12 of plats, page 5 in King County, Washington.

Please refer to the parcel plan (page 3), neighborhood map provided for overall orientation (right), figure illustrating the proposed right-of-way (ROW) to be vacated below grade (page 8) and legal description of the ROW to be vacated (pages 9 and 10).

Konrad
Snapshot

konrad
Text Box
6

konrad
Snapshot

konrad
Polygon

konrad
Polygon

konrad
Polygon

konrad
Callout
City View Street
West Coast Self Storage 
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Project Location
Provide the project address; the boundaries of the block where the project is located; the neighborhood or area of the City; the Neighborhood Planning Area; the current zoning for the area and any zoning overlays or special review districts.

Project Address:
Richter (to be West Coast Self Storage):
3252 Harbor Ave SW and
3300/3310 Harbor Ave SW

Nucor:
2900 SW Spokane Street

Streets Bordering Project Site:
Harbor Ave to the West. Unimmproved remnant of 29th Ave. to the East.

Zoning:
IG1 U/85

Neighborhood Planning Area:
Greater Duwamish

See Section 6 for a 9-Block diagram of the project site neighborhood and the project vicinity
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The development site is located in the northwest area of the Greater Duwamish neighborhood. The site does not reside within a typical "9-Block" street grid.  North of the site, building heights are primarily one to four stories; at the project site, they are one to four stories and south of the site, one to five stories. The development site parallels Alki Trail and Harbor Aveunue Southwest. The trail runs along the Puget Sound shoreline, extending from the site North and West to Alki Beach. The Trail is frequently used by cyclists, runners, skaters, and walkers.

The land to the north of the site is owned by the Port of Seattle.  This land is leased to Nucor Steel for their use in stockpiling and handling slag material from their steel mill operations to the south. To the south is an undeveloped lot of approximately 11,000 sq ft also owned by the Port of Seattle. To the west is Harbor Ave SW with a four story condominium development on the west side of Harbor Ave SW.  The development team has contacted and met with both Nucor and the Port about the proposed street vacation and the proposed project. 

Harbor Ave  SW
Harbor Ave is an arterial with frequent transit and heavy vehicular traffic. 
Harbor Ave is also an established scenic route. South on Harbor Ave are 4-story condominiums and mixed-use structures (Harbor Place Condos, 3400 Harbor Ave SW)

City View Street ROW
The unimproved City View Street ROW extends from Harbor Ave to 29th Ave. Currently it is used to access the existing warehouse from the rear.  
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29th Avenue SW ROW
The unimproved 29th Avenue SW ROW parallels Harbor Ave east of the site. Currently, it's primarily uses are rail lines owned by Nucor Steel and a gravel parking area adjacent to the warehouse.

The rail lines & the existing retaining wall were constructed by the Port of Seattle in the mid 1990's as part of their previous street vacation application of 29th Ave SW.
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Project Site
Harbor Place Condos   
Active Space Project   
+        small retail buildings (Cycle University, Kitty Harbour, 5D Scuba, and Recycle Center).  
Verge Condos + X Gym. The parcel directly North and South of the site are currently undeveloped (owned by Port of Seattle).  
Port of Seattle Truck Registration 
Boysen Apts and Luna Park Cafe
Nucor Steel (Petitioner)
Public Storage
City Views Apts
Stor-More
Stairway from adjacent residential area toward to site. 
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  6  Port of Seattle Truck Registration,  7  Boysen Apts and Luna Park Cafe,  8  Nucor Steel, 9   Public Storage,    0   City View Apts,  1  Stor-More,  2   Stairway from adjacent residential area to site.
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➊   Harbor Place Condos,  ➋  Active Space Project,  
➌  +  ➍  small retail buildings (Cycle University, Kitty Harbour, 5D Scuba, and Recycle Center). ➎  Verge Condos + X Gym. The parcel directly North and South of the site are currently undeveloped (owned by Port of Seattle). 
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(1-6) North of W Seattle Bridge, (7-11) South of W Seattle Bridge, (12) Access from residential area west of site 
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Reason for vacation

Describe why the vacation is being sought and list specifically what the vacation contributes to the development of the project. Provide a “no vacation” alternative that describes what could be built on the site without a vacation. Include existing conditions and any constraints, such as the topography that impact the potential development of the site.

Current Site Conditions and Use
The development site currently consists of two lots, one to the north of City View Street and one to the south.  The lot to the north (3252 Harbor Ave) is undeveloped and was being used by GT Towing as an auto towing yard until the end of 2015 when GT Towing closed its business at this location.  Currently there are no uses on this property other than a billboard sign that will be removed and a few stored cars that remain from GT Towing.  

The lot to the south (3310 Harbor Ave) is improved with an older wood frame warehouse building (see photos included).  The warehouse has been heavily remodeled over time and is in poor repair.  It currently has three tenants.  The primary tenant is a wine distributor on the main floor. The other two tenants occupy a small daylight basement portion which is accessed only from 29th Ave on the east side.    

Site Constraints
The development sites have several constraints in their existing configuration. The existing two lots are small and irregular in shape, containing slightly over 12,000 sq ft each. The small size and irregular shape limit their redevelopment potential. 


konrad
Text Box
A second constraint is the adjacent Nucor Steel site and the Port of Seattle site further to the east.  Activities of Nucor Steel and to a lesser extent the Port of Seattle east of the site consist of trains, semi trucks and tractor-trailers moving and hauling steel byproducts and slag. This operation often occurs throughout the day adjacent to the site and is typically noisy and dusty.  This heavy industrial activity limits the redevelopment potential of both sites.

A third constraint is the grades.  There is about 10' of grade separation from Harbor Ave to the 29th Ave ROW.  In the existing conditions the Richter parcels would require significant retaining walls and street exceptions to be developed.
    
The use being proposed for this project is fully enclosed, secure self storage. Since a self storage building is not occupied in the traditional sense, this use on the sites fits well adjacent to the industrial activities described above.  The use is supported by Nucor Steel for the same reason as it provides a transitional buffer to the more residential character of the neighborhood to the west of Harbor.  See site section on page 21.

Why is the vacation requested
The project goal is to reconfigure the existing constrained sites into a more develop-able parcel and to provide Nucor Steel with the opportunity to own the land up to which their rail lines already extend.  These sections of City View St and Harbor Ave were part of a prior street vacation request filed by the Port of Seattle in 1995/96.  The vacation was approved by City Council but the conditions of approval were never fully satisfied before the Port withdrew their application.  At that time the Port did, however, construct the rail lines for Bethlehem Steel as part of a larger Port expansion project at the time.  Bethlehem Steel was the predecessor to Nucor Steel.    
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Reason for Vacation cont.

If there were no vacation 
Without the vacation, these two small parcels will remain difficult to develop and might ultimately be developed with two smaller separate buildings.  Due to the grades, inadequate drainage in 29th Ave and the adjacent sloping ROW of City View St, a number of SDOT exceptions or variances would likely be requested in order to make future development feasible.  The development being proposed is self storage.   Alternative site plans have been explored for self storage on the separate private parcels under the assumption the street vacation did not occur.  The two separated lot self storage concepts are considerably less appealing from a development perspective. A single building spanning across the street vacation would provide a better buffer between the heavy industrial use to the East and the quiet residential and commercial areas to the West, enhancing the local community, pedestrian experience along Alki Trail, and commercial activities. Refer to figures to the left and site plan on pg 24.   

Without the vacation, the existing rail lines would remain and current operations would continue, given Nucor is able to secure permits to use ROW for rail lines. As previously mentioned, Nucor’s interest is to correct the encroachment off their rail lines, hauling road, and fencing in the ROW and to own the land that their facilities are placed and essentially complete the process that the Port did not.
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No Vacation Option 
West Coast Self Storage

Two (2) separate 3-story buildings (38')

A single two-way 24’ curb cut on Harbor Ave
 
Three (3) surface parking spaces

Four (4) loading / unloading spaces (marked L)

Significant retaining walls required to protect ROW
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Vacation Option
West Coast Self Storage

Two (2) one-way 22’ curb cut on Harbor Ave 

Fifty (50) enclosed parking spaces total
   (compliant with 23.54.015, Chart A)

Two (2) loading / unloading spaces (marked L)

Eight (8) Art panels on the exterior facing Harbor Ave 

Extended Curb Bulb to increase safety for Alki Trail users & Alki Trail alignment
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Project Site

Describe the current conditions on the site and the existing uses. Provide specific project information. This should include a clear description of the project, including: the uses, dimensions, height, stories, parking spaces, etc in sufficient detail to understand how the site will be developed and how the project will function.

As described, the north site is a former towing services yard consisting of only a parking lot and a small shed/office. The south lot has an older warehouse in poor condition, and has a current tenant with a small wine distribution business.  The towing yard, surface parking lot, and warehouse will be demolished as part of the proposed project. The site slopes down to the east with a delta of 10’ 6" to the lowest point on the parcels at ±13.98 feet. Harbor Ave SW has 12’ wide sidewalks and three existing curb cuts along the site frontage. Power lines on Harbor Ave SW
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are located on the same side of the street as the proposed street vacation. Current vehicular access to both sites is from curb cuts on Harbor Ave SW. Views to Elliot Bay through the unimproved ROW are currently obstructed by a wall in the 29th Ave street vacation, the Nucor rail yard and overgrown vegetation.
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Project Goals

Provide a high quality, secure, self-storage facility that can support the community and enhance the user experience along Alki Trail by extending the curb in front of the property and introducing interesting art pieces as a public amenity for frequent trail users. Create architectural conditions for vibrant small scale commercial activity at street level.
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Project Description

The development proposal combines the two sites plus portions of the vacated right-of ways into a single development site: 3252 Harbor Ave SW (lot area of 12,079 SF) and 3310 Harbor Ave SW (lot area of 12,637 SF). The development proposal includes gross square footage of approximately 103,000 SF which includes the enclosed parking area on the first floor. The development proposal is for a single, four-story, self-storage building organized along Harbor Ave and the Alki Trail with City View Street ROW and a portion of the 29th Avenue SW ROW that abuts the development sites on the east. Due to poor fill soils and liquefaction potential, the project will also require deep foundations.  Nucor has no development plans or actions for the proposed portion of 29th Ave vacation. 

The proposed 4 story building contains approximately 850 storage units. The unit sizes range from 5x5’ to 10x30’ and the average unit size is approximately 90 square feet.
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Harbor Development Site 
West Coast Self Storage

4-Stories, 56’ maximum building height proposed
103,000 SF enclosed building area (including parking)
24,654 SF on grade parking (includes portion in ROW)
850 total storage units (approx.)
50 enclosed parking spaces with 2 loading/ unloading bays
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Business hours in the sales office are from 9:00am-5:00pm 7 days per week. Gate hours for existing tenants are longer at 7:00am to 7:00pm.  The project is typically staffed with two employees.  

Traffic associated with self storage is low.  Self storage is typically one of the lowest traffic generators of all land uses.  The Institute of Traffic Engineers (ITE) use category 151 describes self storage traffic generation.  The manual has assigned a traffic generation factor of .15 peak hour AM trips and .26 peak hour PM trips per 1000 sq ft.  The proposed project is 103,000 sq ft, therefore an AM peak of 15 cars/hour and a PM peak of 27 cars can be expected. 
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Other Land Use Actions:

Provide information about other land use actions, such as a rezone, Major Institution Master Plan, or administrative or Council conditional use, or review from the Landmarks Preservation Board, or any other special review. SDOT will need final recommendations resulting from these reviews when it becomes available.

Other Land Use Actions required for the West Coast Self Storage Project include:
- Petition Request (Has been Filed)
- Pre-Submittal Meeting (May 2015)
- Master Use Permit (application to be submitted upon 
  completeness determination of the Street Vacation package)
- Environmental Critical Areas review /Steep Slope Relief 
  Request/Street Improvement Exemption Request (included in 
  Master Use Permit)
- SEPA review (to be submitted with Master Use Permit). Traffic 
  analysis will be provided as part of SEPA. 
- Lot Line Adjustment

Nucor has no development plans or actions.
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Vacation Policies / Transportation Impacts

Describe the transportation impacts and address both the impacts from the loss of the right-of-way currently and in the future as well as the transportation impacts from the new development. Describe any impacts on the transportation system, which includes impacts to pedestrians, bicycles, transit and vehicles. Describe impacts to the street grid and development pattern in the area and open space value of the street right-of-way; address both current and future impacts. A traffic analysis will be required but you may submit the traffic analysis later in the process with any other required environmental documents.

“The City Council will not vacate a public right of way, even below grade, unless it determines that the potential development and use of the vested row would serve the public interest in a significant way. This project will serve the public by advancing specific goals in the City’s comprehensive plan and by adhering to the City’s alley vacation policies by providing open space, environmentally friendly features and other amenities that will attract pedestrians businesses and new residents to this emerging neighborhood. Specifically, the City will consider the public trust functions of the unimproved ROW , the land use impacts of the proposal and whether the vacation proposal provides a long term benefit for the public. Each of these components are analyzed below, as stated by the City’s alley vacation policies.

Public Trust
Vacations may be approved only if they do not result in negative effects on both the current and future needs for the City’s vehicular, bicycle, or pedestrian circulation systems or on access to private property, unless the negative effects can be mitigated.
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I. Unimproved Streets and Alleys.
Existing and potential uses for unimproved rights-of-way will be identified during the review process.  These uses include development of vehicular circulation and access, pedestrian uses such as pedestrian access to schools, public facilities, shorelines, open space uses, bicycle use and access to public spaces or parks or adjacent streets.  All or a portion of the right-of-way may be retained for these or other purposes.

Public Trust Policy 1: Circulation and Access
A proposed vacation may be approved only when the increase in development  potential that is attributable to the vacation would be consistent with the land use policies adopted  by the City Council Petitioner shall provide the City with information about the expected completed density of the project and the development  potential of the property without the vacation.  Such information should be provided as both the percentage increase in the development potential and the additional square footage added to the project. The Petitioner shall also provide the City with information as to how the project advances City planning goals and meets the zoning criteria in the area where the project is located.

In general, streets and alleys in the commercial area will be preserved in order to aid in the movement  of goods and people, unless it can be demonstrated that the vacation meets another public purpose without  jeopardizing the functioning of the commercial area and its compatibility with surrounding uses.  Such petitions shall be reviewed according to the provisions of the Comprehensive Plan, particularly its land use, urban village, and transportation elements.”
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Vacation Policies / Transportation Impacts

Discussion
The existing City View Street ROW and portion of 29th Ave SW ROW are unimproved and have never been used as part of the public transportation system.  These sections of ROW can be best described as orphan remnants of the original street grid as they do not extend in either direction beyond the limits of the proposed vacation.  City View St is currently used as a private driveway access to the basement level of the existing warehouse building on 3310 Harbor Ave and 29th Ave SW is primarily used as a parking lot for the warehouse. With the proposed vacations, there would be no change to the current street grid or transportation system as these sections of ROW are not in use. It is not realistic that either of these remnants, if left as is, would ever be connected or utilized as part of the city street system or infrastructure.

The proposed project is a self-storage project which is a low traffic use.  If the ROW is vacated, portions of the project would be constructed in the unimproved City View Street ROW and a portion of 29th Ave SW ROW that abuts the development sites. The easterly portion of 29th Ave that is in use for the Nucor rail tracks will remain unchanged. 

The new building would feature an extended curb bulb and art panels at street level along Alki Trail to enhance the streetscape of the Greater Duwamish neighborhood in support of neighborhood and city transportation goals.
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The parking for the proposed project is interior with one way ingress/egress at the two curb cuts.  This allows the project design to prioritize the street-scape on Harbor Ave SW for pedestrian-oriented street level use. 

The parking will conform to the zoning requirements for the land use and location, (23.54.015, Chart A). 

As stated, self-storage is a low traffic impact.  The ITE Trip Generation Manual has classified self storage (use category #151) traffic as generating 0.15 peak am trips and 0.26 peak pm trips per/1,000 sq ft of rent-able space.  The Net rent-able area of the proposed project is 78,100, This project can be expected to generate the following: 
 
      AM Peak Hour 78.1K x .15 = 12 trips
      PM Peak Hour 78.1K x .26 = 20 trips 

Historical data from existing, similar self-storage facilities would indicate actual traffic impacts to be well below these ITE values.

A formal traffic analysis will be submitted upon request.
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Guideline 2.2 Utility Conditions on Vacations
The City Council may impose conditions on vacations to assure continued service to the public in the most efficient, least costly manner possible. 

Guideline 2.3 Utility Easement Provisions/Property Owners Risk and Responsibility

A. Easement agreements should clearly state the rights and responsibilities of each party.

B. Utilities may prohibit construction of buildings, structures, grading and filling, and other uses over or under their easements where such activities would inhibit operation of or prevent access to the utility facilities for maintenance and repair, or would cause extra cost or liability to the utility, or would affect the safety and integrity of those facilities.

C. Any costs for the repair of damages to the improvements placed on or over the utility easement by the property owner due to the utility maintenance repair or installation will be the express responsibility of the 
property owner.

Discussion
  The two existing power poles that are on our Harbor Ave frontage are not relocatable. 
 A ground mounted transformer to be located on subject property with an easement (1000 amp requirement).  Note:  OK to have one transformer to serve two buildings, with appropriate easements. 
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Vacation Policies / Utility Impacts

During the City review of the proposed vacation, the Petitioner should work with the utilities that may be impacted by the vacation and develop a utility mitigation plan to address, in detail, how utilities impacts will be addressed. This plan must be completed before the petition proceeds to City Council review.

Policy 2 – Utilities: Rights-of-way which contain or are needed for future utility lines or facilities may be vacated only when the utility can be adequately protected with an easement, relocation, fee ownership or similar agreement satisfactory to the utility owner.

Public rights-of-way provide utilities with corridors for the efficient transportation and delivery of utility services to the public in the least costly manner possible. Utilities generally assess vacation petitions from an operational perspective in order to ensure that a vacation will not impair current service reliability and capacity levels nor limit the ability to expand services in the future. The growth of telecom utilities above and below ground, increased urban densities, and demand for undergrounding of utility facilities all place pressure on the value of public rights-of-way, particularly alleys, for future utility needs.

Guideline 2.1 Review of Petitions by Affected Utilities
Utilities will be given an opportunity to review the proposed vacation, to identify its existing and future interests in the right-of-way and to indicate what actions would be necessary to protect its interests. The Petitioner is responsible for working with the various utilities to identify and address the utility issues. The Petitioner bears the costs of addressing the utility issues relating to the vacation and shall ensure that the utility is in a similar position as prior to the vacation without a detriment to current or future utility services. Enhancement of utility services at the Petitioner’s expense shall not be required.
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Vacation Policies / Utility Impacts cont.

 This would be a City Light secondary to north property to maintain rights. 
 Tom Gravell is the SCL Customer Service Representative for this area. 206-386-1672 
 
Note:  High voltage lines require a 15’ Setback. 
 
o Planter strip will be required as part of Street Improvement permit. 

There is a 6" S.S. running east to west through the south parcel. This will most likely be maintained with the proposed future development.

In 29th Ave there is one storm drain inlet and line that serves to drain the depressed portion of 29th Ave between the existing warehouse and the existing retaining wall to the east.  This drain line was constructed by the Port of Seattle in the 1990’s as part of their expansion project which included a retaining wall and relocated rail lines.  The proposed project includes filling the remaining low area of 29th Ave to a grade roughly level with Harbor Ave (about 8’ max).  This will allow storm runoff from the project to flow west toward Harbor Ave and allow the existing storm line to be abandoned.  The applicant has been unable to locate any as-builts on this storm line either from the Port or from the City.    

Electrical Utilities: Existing overhead electrical lines exist on Harbor Ave but not in City View or 29th Ave.   

See Page 33 for diagram showing existing utilities in the ROW.  
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Vacation Policies / Land Use Impacts

Address the land use impacts; specifically address the increase in development potential attributable to the vacation. Provide specific information on the difference in the development of the site with or without a vacation. Address issues such as scale, building orientation, and access to the site that may be impacted by the vacation. Address neighborhood character and design issues and describe how your project fits into the specific neighborhood in which it is located. Discuss applicable Comprehensive Plan goals and other City and neighborhood land use and planning goals for the area. 

Policy 4 –Land Use: A proposed vacation may be approved only when the increase in development potential that is attributable to the vacation would be consistent with the land use policies adopted by the City Council. The criteria considered for making individual vacation decisions will vary with the land use policies and regulations for the area in which the right-of-way is located. The City Council may place conditions on a vacation to mitigate negative land use effects. Vacations can affect the land use and development patterns in an area by adding to the develop-able land base, altering the local pattern of land division, and increasing the development potential on the vacated and abutting properties. These changes may allow development that is inconsistent with adopted land use polices and have a negative effect on the area of the proposed vacation and other rights-of-way. The Petitioner shall provide the City with information about the expected completed density of the project and the development potential of the property without a vacation. Such information should be provided as both the percentage increase in the development potential and the additional square footage added to the project. The Petitioner shall also provide the City with information as to how the project advances City planning goals and meets the zoning criteria in the area where the project is located. It is the obligation of the Petitioner to provide a justification for the vacation and to provide information on whether there are feasible alternatives that do not require a vacation. 
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Guideline 4.6 Zone Specific Review
Adopted City Land Use Policies to be used In addition to the general street vacation policies and guidelines contained in this document, the adopted City land use policies for the zone in which a vacation is located, will be used to determine whether or not the land use effects of each vacation are in the public interest. These include policies such as the Comprehensive Plan, particularly its land use, urban village, transportation and neighborhood elements. Vacations will be reviewed according to Land Use Policies as now constituted or hereafter amended. 

Area Specific Guidelines
Guidelines related to various land use areas are stated below. They are provided in order to highlight special concerns related to each area. They shall be used to supplement the general provisions and guidelines of the Seattle Vacation Policies and other land use policies for protection of the public interest.

D. Commercial Areas
In general, streets and alleys in commercial areas will be preserved in order to aid in the movement of goods and people, unless it can be demonstrated that the vacation meets another important public purpose without jeopardizing the functioning of the commercial area and its compatibility with surrounding areas. Such petitions shall be reviewed according to the provisions of the Comprehensive Plan, particularly its land use, urban village, and transportation elements. Access to off-street loading and parking areas and the continuity of street fronts, particularly in areas with pedestrian activity will be preserved.”
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Vacation Policies / Land Use Impacts cont.

Discussion
Site with or without a vacation
The proposed vacation proposes to enhance Harbor Ave SW with an art panel installation, titled "Motion," at street level. These panels will display motion from the activities from Alki Trail.  As a result, the vacation will help enhance the passerby experience at a street level. 

Scale, building orientation, and access to the site 
The development proposal creates opportunities for human scale massing and commercial activity at street level. The scale of the building massing is informed by the scale found west and south on Harbor Ave and the heights are in scale with current and future development and property zoning. 

The street level commercial use will incorporate art panels and landscape to create a framework for activity nodes at street level. Art themes will include the West Seattle experience of various modes of motion along the trail. The street level commercial spaces have good transparency with entrances visible from and oriented to the street with opportunities for interaction with sidewalk activity (biking, walking, etc.) 

West Coast has developed several site plans for the property as well as an option that does not include the street vacation.  In the event the streets are not vacated, West Coast would pursue a project consisting of two separate smaller 4 story buildings on the two existing lots without encroaching on the existing ROW.  Each building would be compliant with zoning (setbacks, FAR, landscape parking etc). In this case there would be no public benefit requirement or vacation fee required.

Nucor, in the event there is no vacation, would likely pursue permits to permanently use the 29th St ROW for its existing rail lines, haul roads, security fencing, etc.  

konrad
Text Box
VACATION POLICIES / LAND USE IMPACT

konrad
Text Box
12

konrad
Text Box
P. 35

konrad
Text Box
6

konrad
Line

konrad
Ellipse

konrad
Snapshot



   
   

   
   

   
   

   
 ..

...
...

...
...

...
...

...
...

...
...

...
...

...
.  

   
   

   
   

   
   

   
   

...
...

...
...

...
...

...
...

...
...

...
...

...
..

P
R

O
A

C
T

IV
E

   
   

   
   

   
   

   
   

   
   

   
   

   
   

   
A

C
C

E
S

S
IB

LE
   

   
   

   
   

   
   

   
   

   
   

   
   

   
  O

P
T

IM
A

L

konrad
Text Box
VACATION POLICIES / PUBLIC BENEFIT

konrad
Text Box
13

konrad
Text Box
P. 36

konrad
Text Box

identified in the Greater Duwamish Neighborhood Plan and the Comprehensive Plan. For a more detailed discussion regarding neighborhood/city plans, refer to pages 56-58.

The proposed public benefit consists of two components.  One component is the proposed reconstruction of the curb, sidewalk, and portion of Alki Trail in the ROW in front of our property. The reconstruction allows for Alki trail improvements by adjusting the trail alignment slightly to the west so it can avoid fixed objects currently in the trail path such as power poles and hydrants.   Currently, the trail in front of the property is rather cluttered due to these fixed objects. We noticed that this same concept is repeated in front of the Active Space development just to the South of our property. See Extended Curb Bulb details (p. 37-39).

The second component will be a series of art panels, titled "Motion," that will be installed at street level along Harbor Ave SW to create a pedestrian-oriented facade. The panels will be designed by Jennifer Weddermann, AIA, LEED AP Weddermann Architecture. Jennifer specializes in steel sculptures and CAD designed laser cut steel.  Her work is prominent in the Seattle and Tacoma area and is often seen as art incorporated into or on buildings.  The theme of the art is "motion" to capture the culture and activities of Alki Trail.  Possible themes could include people in motion using various modes along the trail.  Other themes could reflect the unique character of the West Seattle waterfront and history. See installation details (p. 40).

The public benefit as proposed takes place along the frontage of Harbor Ave. We feel this trail/pedestrian corridor us heavily used yet under improved in this location and the public benefits most from enhancements along this frontage.  Since Nucor has no frontage to any developed public ROW in the vicinity and is not proposing any development, they are not proposing a separate “Nucor only” public benefit.  Nucor will be participating in the cost of improvements that are made along the property frontage.  We feel this scenario offers the best overall public benefit.
  
The cost of the Public Benefit is about $75,000 for the proposed art in the building and $120,000 for the Alki Trail improvements.  ($195,000 total) 
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Vacation Policies / Public Benefit

Provide a discussion of the public benefit proposal including how the public benefit proposal serves the general public. Include an itemized list that provides a detailed description of each element of the proposed public benefit. Benefits must be long term and must serve the general public not merely the users of the development. The public benefit must be benefits that are not required by the land use code or other regulations and for which no other development credit is sought.

Policy 5 – Public Benefit.
A. A vacation petition shall include a public benefit proposal. The concept of providing a public benefit is derived from the nature of street right-of-way. Right-of-way is dedicated for use by the general public in perpetuity whether or not a public purpose can be currently identified. The City acts as a trustee for the public in its administration of rights-of-way. Case law requires that in each vacation there must be an element of public use or benefit,and a vacation cannot be granted solely for a private use or benefit. Therefore, before this public asset can be vacated to a private party, there must be a benefit that accrues to the general public.
B. Proposed vacations may be approved only when they provide a long-term public benefit. Vacations will not be approved to achieve short-term public benefits or for the sole benefit of individuals. The following do not constitute a public benefit: Mitigation of the adverse effects of a vacation; Meeting code requirements for development; Paying the required vacation fee; Facilitating economic activity; or Providing a public, governmental or educational service; while the nature of the project is a factor in determining the adequacy of a public benefit proposal, it does not in and of itself constitute an adequate public benefit. 

Discussion
Consistent with SDOT criteria for the approval of street vacations, a targeted range of improvements are intended to provide long term public benefits. The public benefits associated with the street vacation focus on minimizing impact on the pedestrian and vehicular circulation in the neighborhood and on public art along the Alki Trail, improving the overall project in a manner consistent with goals  
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The Alki trail is a multiuse trail that loops around Alki point in West Seattle.  The trail is about 5 miles in length and passes in front of the subject properties. 

The 15 acre Jack Block Park is about 1 mile north of the subject properties is a popular staging area and stopping point along the trail.

Public amenities at the park include:
 
•Walking paths
•Walking Pier 
•45 foot high Observation Tower ​
•Children's Play Area ​
•Views of Terminal 5 operations, Seattle Skyline, Mt. Rainier ​
•Benches, restrooms, parking 
​•Hours: 6:00 a.m. to 9:00 p.m. 

Complimentary Public Benefit:
The public amenities at Jack Block Park are excellent in terms of city views, port views and access to the waterfront.  Additionally the restrooms, tables, benches, parking, bike racks, etc.  provide an excellent stopping point for bikers and the public in general. 
Because these high quality amenities are nearby and convenient to the the trail, we did not want to compete with the the park, but rather provide other ways to complement the trail experience for our public benefit.  This is one of the reasons we selected the the trail improvements and art panels shown later in this packet as the public benefit.      
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Street view with Art Panel Installation

konrad
Text Box
Proposed "Motion" Art Panels
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Discussion cont.

As previously described, the second component is the artwork in the form of artistic steel grills incorporated into the building and depicting scenes relevant to the Alki Trail. The proposed art panels take a culturally neutral approach in promotion of health and exercise for all residents and visitors to appreciate and enjoy. See artist's statement:  
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“Motion” is inspired by the many different forms of people moving along the Alki Trail: kids and adults, biking and running, for fitness and fun, all joined by the pleasure in moving their human bodies. The elements of human figures and bicycles are joined by oversized silhouettes of bicycle spokes, which weave through the elements.
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Public Benefit Matrix

A number of factors will be considered in balancing your public benefit proposal with the public interest, provide a matrix that includes:

Zoning designation:
IG2 U85 (Industrial)

Street classification:
City View and 29th Ave are unimproved Rights-Of-Way.

Assessed values of adjacent property (based on King County Assessor’s Office data):
Parcels included in the development proposal  (zoned Industrial):
      3310 Harbor Ave (APN 798740-0005) $216,300/12,021sq ft = $18/Sq Ft
      3252 Harbor Ave (APN 719280-0050) $218,500/12,000sq ft = $18/Sq Ft

Adjacent Parcels: 
To the North (zoned Industrial):
      (APN 766670-4010) Vacant Port owned/1,119,492sq ft/tax exempt

To the East: (zoned Industrial): 
      (APN 766670-4040) Vacant/Nucor owned/$4,094,100/255,883sq ft = 16/sq ft   

To the West (zoned Commercial C1-40):
      3303 Harbor Ave (APN 798740-0200) Vacant/CRE Harbor Ave,
      LLC/$317,200/7,050sq ft = $45/sq ft

      3303 Harbor Ave (APN 798740-0190) Vacant/CRE Harbor Ave,
      LLC/$211,500/4,700sq ft = $45/sq ft

      3257 Harbor Ave (APN 719280-0120) Vacant/CRE Harbor Ave,
      LLC/$480,800/10,686sq ft  = $45/sq ft 

konrad
Text Box
To the South (zoned Industrial):
      (APN 798740-0020) Vacant Port owned/10,934sq ft/tax exempt

Lease rates in the vicinity for similar self storage projects per SF: 
There are several self storage properties in the West Seattle market area.  West Coast Self Storage has surveyed the rental rates in the market and found that the net income per sq ft ranges from $.70 - $.76 per month per gross sq ft.  The rental rates from the proposed project will be similar to the market averages and is forecast to be $.75 per gross sq ft.  

Note; Self storage units are rented on a month to month basis and there are no long term leases.  

Size of project in SF (Building is proposed on both 3310 and 3352 Harbor Ave development sites and the vacated ROW):

      Project Total: 103,000 (gross building area)
      Parking: 50 spaces + 2 loading bays (parking is inside building)

Size of area to be vacated:
     City View area =     2,029 sq ft .  
     29th Ave area =      25,175 sq ft
     Combined area =    27,204 sq ft
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Itemized Public Benefit List
The Public Benefit consists of both offsite and onsite improvements. The offsite improvements are the reconstruction of the majority of the project frontage ROW to improve the Alki Trail and make it safer, easier to navigate, and more enjoyable. The onsite improvements also benefit the trail experience in the form of art panels incorporated into the building frontage at the pedestrian level along the trail. A more detailed list follows:

Offsite Public Benefits:
1.  Create approximately 200 linear feet new extended Curb Bulb along Harbor 
     Avenue to improve safety, aesthetics of trail, including:
     a.  New 4' planter strip separating the trail from Harbor Ave. traffic, (not 
          required).
     b.  New planter strip along east side of trail, (not required).
     c.  5 new street trees in planter strip along west side of trail, (not required).
2.  Reconstruct property frontage to widen the Alki Trail to 8'-12' and adjust the 
     alignment to route around existing power poles. (Note: existing power poles 
     are not relocatable and power lines cannot be rerouted underground), (not 
     required). 
3.  Construct driveway at each curb cut out of distinguishing patterns and 
     materials to enhance awareness of cross traffic across trail, (not required).
4.  Construct new curb gutter and 5' sidewalk along entire frontage, (not required).
5.  Relocate existing public hydrant out of trail.

Onsite Public Benefits:
1.  Incorporate eight large (8'x12') commissioned art panels at pedestrian level 
     along building frontage consisting of laser cut steel grills depicting active 
     scenes consistent with trail activities, (biking, jogging, etc.) See page 38 for 
     artist statement, (not required).
2.  Incorporate architectural lighting along building to illuminate trail along building 
     frontage, (not required).
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Site Maps

A copy of the plat map is required. Provide maps of the block(s) containing the project site that show all dimensions of the property and the development, and include total square footage. Provide the current ownership of each lot on the subject block.
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Plat Map of City View Street and 29th Ave SW (NW-13-24-3) are below. See Page 44 for site plan with all property dimensions and total square footage. See Page 3 for map of current ownership.
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Provide maps and sketches of the project design; include plot plans, elevations, project sketches or conceptual drawings.

See Section 15 for Site Plans 
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john
Text Box
The Seattle Division has been owned by Nucor Corporation since December 2002.  Prior to that time, the Division was owned by various companies including Bethlehem Steel, Seattle Steel and most recently by Birmingham Steel.  It was originally built by the Pigott family in 1905 for their railcar company which later became PAACAR currently based in Bellevue, WA.  
The Division today, employs 320 teammates and manufactures rebar for construction use.  Besides rebar the Division manufactures light structural steel bars consisting of flats, angles, channels and smooth round bars in lengths up to 80 feet.  The 320 teammates enjoy generous living wage salaries, receive a full range of health benefits and also share in the Company’s success through its profit sharing program.  
The Division is Washington State’s largest recycler and serves the construction market from Northern California, Oregon, Washington, Western Canada, Alaska, Guam and Hawaii.  Besides making world class steel, the Division is proud of its environmental and community stewardship.
For more information on Nucor Corporation please visit its website: www.nucor.com.
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9-Block Urban Design Analysis

Provide maps of the 9-block area to show the urban design context of the proposed project. Include current development showing current uses and development patterns, zoning of the area, the street grid and traffic patterns, and public uses.

The subject properties do not reside within a typical "9 block" street grid.

Refer to Section 6: project location for 9-Block Urban Design Analysis.  
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Text Box
Impact on Public Transportation Projects

If your project site is in the vicinity of a major transportation project such as Sound Transit, provide information about how your project responds to the public project.

No known impact - project is not in the vicinity of a major transportation project.
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Environmental Impact Statement

If DPD determines that an EIS is required, the Petition may not proceed to City Council until this work is completed. DPD will require that the EIS contain a “No Vacation” alternative. Provide a copy of the Draft and Final EIS with vacation/no
vacation alternatives, or an environmental checklist, if applicable.

EIS not required. SEPA Checklist will be provided as part of the MUP Submittal.
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Neighborhood Plan

If your project is located within the boundaries of an adopted neighborhood plan, demonstrate how your project advances the goals of the plan. Provide a map of the neighborhood planning area.

There are three existing zones in the Greater Duwamish M and I Center: IG1, IG2, and IB, as illustrated in Figure 1. These zones range in intensity of permitted uses, with IG1 being the most intensive industrial zone and IB providing greater latitude in land uses and development standards.

The proposed project supports the following jobs and economic, land use, and transportation goals of the Greater Duwamish Neighborhood Plan:

(GD-G3): Land in the Duwamish Manufacturing/ Industrial Center is maintained for industrial uses including the manufacture, assembly, storage, repair, distribution, research about or development of tangible materials and advanced technologies; as well as transportation, utilities, and commercial fishing activities.

(GD-G4): The City regulatory environment facilitates location and expansion of industrial businesses in the Duwamish Manufacturing/Industrial Center.

(GD-G8): The Duwamish Manufacturing/Industrial Center remains a manufacturing/industrial center promoting the growth of industrial jobs and businesses and strictly limiting incompatible commercial and residential activities.

(GD-G9): A high level of general mobility and access is attained within the Duwamish Manufacturing/Industrial Center.
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(GD-G9): The transportation network in the Duwamish Manufacturing/Industrial Center makes appropriate connections and minimizes conflicts between different travel modes.

(GD-G11): Rail service in the Duwamish Manufacturing/Industrial Center remains safe and efficient.

(GD-G12): Well-maintained streets and facilities serve all the properties in the Duwamish Manufacturing/Industrial Center.

Discussion
The proposed project incorporates many goals of the Greater Duwamish neighborhood plan (GD). The proposed self storage project will reach the goal for the industrial use type building as stated in GD-G3. The 4-story building will block dust/ debris from the neighboring Nucor Steel rail yard. The proposal will improve the site architecturally by providing an appealing building to replace a towing yard and warehouse, as well as provide art panels in contribution to the local activities and culture. The proposal will provide new trees and landscaping to enhance and beautify Alki Trail and the street scape. The proposed self storage development will effectively reduce automotive traffic on Harbor Ave. through the function the building provides. 
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Comprehensive Plan and Other City Plans and Goals

Provide information as to how your project advances City goals as identified in the Comprehensive Plan and any other relevant plans.

Land Use Goals:
Seattle has a long history as a maritime, manufacturing, and freight distribution center for the region. These activities are now largely located in industrial zones, and clustered primarily in two manufacturing/industrial centers. The industrial areas, generally flat and often created on fill, have unique access to transportation infrastructure that includes waterways, railways and thoroughfares, with platting and street layouts that have resulted in especially large sites. Industrial zones provide an important source of employment for the city and  add diversity and strength to the local economic base. Many of the uses found in these zones make them generally incompatible with residential and most commercial uses. Because some of the conditions in industrial areas are also attractive to other non‐industrial uses, it is important to regulate these uses to avoid conflicts with industrial activities and prevent displacement of those activities.  

(LUG11): Provide sufficient land with the necessary characteristics to allow industrial activity to thrive in Seattle and protect the preferred industrial function of these areas from activities that might displace them.

(LUG11.11): Recognize the unique working character of industrial areas by keeping landscaping and 
street standards to a minimum to allow for flexibility of industrial activities, except along selected arterials where installing street trees and providing screening and landscaping can address the specific need to offset impacts of new industrial development in high visibility locations. 

(LUG11.19): Include development standards or performance standards for the industrial buffer zone that protect the livability of neighboring areas, promote visual quality, and maintain a compatible scale of development along zone edges. Apply these standards only in places where existing conditions do not adequately separate industrial activity from less intensive zones. 

Discussion
The 3252 Harbor Ave. SW development advances LUG11 by maintaining the necessary characteristics to create a strong and successful industrial area. In particular, the proposed project addresses LUG11.11 by including street trees and landscaping to enhance the character of the street and Alki Trail. Situated along the zone edge, the project advances LUG11.19 by effectively protecting the livability of the neighboring residential and commercial areas, promoting visual quality with an appropriate design aesthetic, art panels as a public benefit, and matching the scale of neighboring developments.  
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Transportation Goals:
The development pattern described in the Growth Strategy and Land Use Elements of this Plan has a major influence on the City’s transportation system. The City’s growth strategy focuses growth in urban centers, urban villages, and manufacturing/industrial centers. Serving these areas as they grow will require a transportation system that includes several travel modes to provide transportation options for all trips throughout the day, including evenings and weekends. Auto and freight access to property will remain important for accommodating growth throughout the city.   

In all parts of Seattle, improvements that connect people to urban centers and urban villages, especially by transit and bicycle. Serving growth will need to be balanced with the need for an equitable transportation investment strategy that provides transportation service where it is needed, including those parts of Seattle which have historically had less investment in transportation. 

(TG1): Ensure that transportation decisions, strategies and investments support the City’s overall 
growth strategy are coordinated with this Plan’s land use goals.

(TG2): Allocate space on Seattle’s streets to safely and efficiently connect people and goods to 
their destinations while creating inviting spaces within the right-of-ways. 

(TG2.6): Assign functions in the transition zone to support nearby land uses, provide support for modal plan priorities, and to accommodate multiple functions.  







(TG3): Meet people’s mobility needs by providing equitable access to, and encouraging use of, 
multiple transportation options. 

Discussion
Harbor Ave. is frequently used by tourists and residents throughout the year causing congestion. The proposed project advances TG1 by effectively reducing traffic on Harbor Ave. SW, refer to p25 for traffic analysis in support of TG1. The proposal advances TG2, particularly TG2.6, by introducing storage in place of the Right-of-Way. The project advances TG3 by promoting use of multiple transportation options, especially with street improvements and maintaining Alki Trail. 
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Comprehensive Plan and Other City Plans and Goals

Provide information as to how your project advances City goals as identified in the Comprehensive Plan and any other relevant plans.

Utility Goals:
Above, below, and on the ground, Seattle’s roads, paths, and other right‐of‐way spaces contain a vast
array of utility infrastructure. Pipes, conduits, wires, poles, service vaults, storage tanks, pollution 
control structures, streetlights, gutters, swales, and infiltration facilities are carefully integrated into the 
City’s overall landscape. Due to limited space, however, the way these facilities are placed and 
maintained must be carefully managed in order to minimize conflicts between the utilities and other 
uses of the right‐of‐way, as well as to make sure that infrastructure investments are well maintained.  
 
At the same time, new investments in these facilities, particularly projects that result in opening the 
pavement, also provide opportunities to improve existing facilities and meet multiple objectives. 
Consequently, the City should look for opportunities to share costs, undertake joint projects, or 
otherwise consider the goals of other departments when undertaking projects in the right‐of‐way.  

(U4): Coordinate right-of-way ventures among departments to meet transmission, distribution, 
and conveyance goals; minimize the costs of infrastructure investment and maintenance; 
control stormwater; and support other uses such as transportation, trees, and public space. 

(U4.1): Engage in early coordination and collaboration among departments on transportation and 
utility projects in the right‐of‐way to avoid space conflicts, identify joint project opportunities, and minimize life‐cycle costs across all City departments.  

Discussion
The proposal includes an extended curb bulb to reroute the adjacent portion of Alki Trail around existing power poles, improved street scape, new trees, and the building. Existing drain pipes will be upgraded and installed to drain to Harbor Ave. These changes will be dealt with in support of U4, and comply with U4.1, 
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Sustainable Practices

Provide information on green and sustainable construction and operational practices and the level of LEED certification associated with the project.

The proposed West Coast Self Storage development is sited to make use of an existing, underdeveloped site that is well-served by transit and neighborhood amenities. The project will provide bike parking. Project specifications will include LOW or no-VOC finishes. Landscaping will use native and drought tolerant plans.
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Design Review Board

Provide copies of the minutes and design material presented to the Design Review Board.

Design Review Board not required. This property is industrially zoned. Entitlements are subject to an industrial MUP, which does not include a design review component.   
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Company/Agency Information

Include background information about your business or agency, its history, how long at your present location, number of employees, etc. Describe how your business or agency will grow with the vacation, such as number of employees or patients, or students served by the proposed development. 


The developer is West Coast Self Storage, LLC (WCSS).  Founded in 2006, WCSS is owned by four principals and employs 58 people. Mostly employees are in the various self storage locations that it operates . Other staff is related to accounting, website, human resources, etc.  Based in Mill Creek Washington, the principals have been in exclusively involved in self-storage development and management for most of their careers and are senior professionals in the industry.  Collectively the principals have over 80 years of experience.  For reference, a recent WCSS project (completed 2014) located at 3736 Rainier Ave S, Seattle was a 2015 finalist for Project Of The Year with the Self Storage Association. The Rainier Ave project is a four story facility located in a C2 zone and was entitled through the Master Use Permit Process and a Street Improvement Plan. 

The Harbor Ave project will add up to 3 employees to our company.  There will be 2 new store managers assigned to the store and fractional additional employees related to supervisors, management, bookkeeping and accounting, and marketing.  The following chart provides summary information on our company:
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Include background information about your business or agency, its history, how long at your present location, number of employees, etc. Describe how your business or agency will grow with the vacation, such as number of employees or patients, or students served by the proposed development. 

Nucor Steel Seattle, Inc. (“the Division”) is a wholly owned subsidiary of Nucor Corporation (“the Company”) which is headquartered in Charlotte, NC.  Nucor Corporation is North America’s largest and most diversified steel and steel products company with locations across the United States, Canada and Mexico.  
Nucor Corporation was incorporated in 1971 but its roots go back to the mid 1960’s.   Today the Company has over 23,700 teammates and its 2015 annual revenues were $16.44 billion.  Products include manufactured steel which includes reinforcing bar (rebar), sheet, plate and beams.  Product divisions include rebar fabrication, wire mesh, steel buildings, decking, fasteners, roof truss systems and sheet piling businesses.  The Company also has a business segment related to raw materials used in the manufacture of steel, including metal recycling/processing divisions, energy, and scrap metal substitute processing divisions.
The Seattle Division has been owned by Nucor Corporation since December 2002.  Prior to that time, the Division was owned by various companies including Bethlehem Steel, Seattle Steel and most recently by Birmingham Steel.  It was originally built by the Pigott family in 1905 for their railcar company which later became PAACAR currently based in Bellevue, WA.  
The Division today, employs 320 teammates and manufactures rebar for construction use.  Besides rebar the Division manufactures light structural steel bars consisting of flats, angles, channels and smooth round bars in lengths up to 80 feet.  The 320 teammates enjoy generous living wage salaries, receive a full range of health benefits and also share in the Company’s success through the its profit sharing program.  
The Division is Washington State’s largest recycler and serves the construction market from Northern California, Oregon, Washington, Western Canada, Alaska, Guam and Hawaii.  Besides making world class steel, the Division is proud of its environmental and community stewardship.
For more information on Nucor Corporation please visit its website: www.nucor.com.
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Provide a proposed development timeline and schedule. 

Based on current ownerships, this is a joint petition between the Richter’s and Nucor as the current legal owners.  West Coast controls the Richter property by contract to purchase. 

Past:
 -   Preliminary Assistance Memo issued March 27, 2015
 -   Pre Submittal Meeting May 20, 2015
 -   Meetings with SDOT regarding street vacationApril and July 2015
 -   Neighborhood outreach meeting with Alki Community Council January 21, 2016

Projected:
 -   Street vacation package submittal August 2016
 -   MUP Submittal October,  2016
 -   MUP Issuance April 2017
 -   City Council Conditional Approval July 2017

Building Permit Submittals: 
 -  Site Development Permit August 2017
 -  Site Work Construction Starts September 2017
 -  Building Permit September 2017
 -  Building Construction Start October 2017
 -  Project Completion October 2018
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