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Owner&Information:&

&

70th&and&Greenwood&LLC&

Chad&Dale&

3621&Stone&Way&N&

STE&E&

Seattle,&WA&&&98103&

&

734G320G1846&

chad@evolutionprojects.com&

&

Parcel&Numbers:&

&

2877104127,&2877104100,&2877104085&

&
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GREENWOOD AVE NORTH

125'-0"

97'-6"

N 70TH STREET

53'-0"

150'-6"

90'-0" 35'-0"

NC2-40
LOT AREA = 12,188sf

FAR = 3.25 (mixed use)
[39,611-sf max FAR]

SF5000
LOT AREA = 4770-sf

 
15'-0"

15'-0"

RESIDENTIAL ZONE SETBACK

UPPER LEVEL RESIDENTIAL ZONE SETBACK 
(ABOVE 13FT)

5'-0"
5'-0"

18'-0"
20% of DEPTH

20'-0" (EST) [sub-standard for subdividing]

Shared Roof Phinney
28 OCTOBER 2015

SITE ZONING
SZ

NO
RTH

002103

chad dale


Primary Entry



DocuSign Envelope ID: F6B58071-7531-4C56-8C14-723812155FCC

����������

DocuSign Envelope ID: FA557E2B-F90A-428B-AE49-85CE3E7BCB7B

����������
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The Miller Hull Partnership, LLP  Seattle  San Diego   

www.millerhull.com  Polson Building  Mission Brewery   

  71 Columbia Street – Sixth Floor 2150 West Washington Street, Suite 113   

  Seattle, WA  98104  San Diego, CA  92110 

  Tel: 206.682.6837  Tel: 619.220.0984   

 

MEMORANDUM 

 

 

To: Lindsay King, SDCI 

 

From: Mike Jobes, The Miller Hull Partnership LLP 

 

Re: Pre-Submittal Meeting Notes – 7009 Greenwood Avenue N, Seattle 

  Project No. 3023260 

 

Date:  November 22, 2016 

 

 

Meeting attendees: 

• Lindsay King, SDCI, Senior Land Use Planner 

• Megan Neuman, SDCI Senior Land Use Planner 

• Alan Hall, Seattle City Light 

• Ketil Freeman, City Council Central Staff, Legislative Analyst 

• Bradford Davis, SDCI Land Use Planner 

• Chad Dale, Owner/Developer 

• Mike Jobes, The Miller Hull Partnership LLP 

• Ian Loveless, IML Real Estate 

• Shannon Loew, FIX 

• Nancy Bainbridge Rogers, Cairncross & Hempelmann 

Project Overview 

• Site includes a 12,188SF parcel zoned NC2-40 and 4,770 SF parcel zoned SF-5000.  Urban 

Village and Future Land Use Map lines divide these parcels. 

• Proposing a contract rezone for NC2-40 to NC2-65, so as to allow a HALA-style project at 

55’ + 4’ in height and 3.75 FAR 

• Plan to include affordable housing if granted extra height 

• Site at top of hill, therefore, no view impacts expected 

Rezone process and Issues 

• Ms. King mentions that HALA changes the conversation significantly 

• Mr. Freeman and Ms. King described the contract rezone process 

o Quasi-judicial decision of City Council, which precludes lobbying when application 

is pending (EDG starts pending Quasi-Judicial process) 

o A flow chart detailing the process was provided 

002105



   

 

    

 

o SDCI makes a recommendation to the Hearing Examiner, the Hearing Examiner 

creates the record and forwards a recommendation to Council.   

o Appeals of SDCI SEPA decision are heard by the Seattle Hearing Examiner along 

with the public hearing of the rezone. Appeals of the Hearing Examiner 

Recommendation are heard by Seattle City Council.  

o Council reviews first at Committee, then Committee recommendation goes to full 

Council 

o Need to show how the project proposal meets rezone criteria (SMC 23.34).  If the 

underlying zoning remains the same you are required to show how the project 

complies with SMC 23.34.008 General Rezone Criteria and SMC 23.34.009 Height 

Limits of the proposed rezone.  

o If a rezone is approved it is approved by Oridinance  and the accompanying PUDA 

will be recorded on title.   

• Mr. Freeman described status of the HALA rezones as being at least one year out, 

including environmental review.  Major Comprehensive Plan update underway that may 

also expand Urban Village boundaries.   

• It was noted that the HALA commercial program has already been adopted and imposes 

requirements (e.g. fee-in-lieu) for construction of commercial space over 4,000 sf (in 

zones subject to SMC 23.58B) 

• If HALA upzone is adopted during contract rezone process for this project, and project 

complies with HALA as adopted, it is possible to drop the Contract Rezone component. 

• Contract rezone is not for the faint of heart, lengthy process and it is possible the rezone 

may not be approved. 

• Public outreach is highly recommended 

Seattle City Light 

• Mr. Hall explained the following 

o Stephanie Franklin will be main contact 

o Assuming 10 owner units approx. 1500-2000 sf, approx. 25 smaller units, and 5000 

sf commercial 

o 208 voltage/1000amps-project this size might stay at the lower voltage but 

probably over 1000amp limit, and if so will likely need a vault on property (two 

small hatches if both properties tied together) 

o Vault might be in subgrade garage, 3-hr room with its own ventilation 

o Recommends evaluating what is the project development site.  If considered two 

sites, may be able to keep it lower, but if one site may go above 1000amps and 

need a transformer vault.   

o Must have 14’ radius clear from nearest wire along Greenwood Avenue.  The 

Greenwood wires are 40 feet above grade. 

o Transformer exists on pole near north end of our also requires clearance 
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o Utility lines along 70Th are secondary and need a five foot setback.   

o Pole on 70th is possible place to tap as not currently being used.   

o SCL has no current plans to underground wires in this area.  If applicant desires 

underground SCL requires additional off-site work to connect to other 

underground service 

o Question for Ms. King:  Are there any projects forthcoming in the area that may be 

considering undergrounding?   

Access to Apartments using Single Family lot 

• Ms. Neuman explained that code would not allow access through a SF zone for an 

apartment and commercial use project in the NC zone.  See, SMC 23.42.030.A.   

• Question for Ms. King:  Is it possible to provide an access drive across the SF site if the SF 

site is included in the contract rezone, e.g., to go to Lowrise-1?  Generally, access is 

allowed across a different zone if the use is also allowed in the zone where access is 

proposed.  Commercial uses are not allowed in the LR1 zone; project may have to include 

an RC overlay.  Can a contract rezone be applied for to go to Lowrise-1 in light of current 

Comprehensive Plan designation? 

• Ms. Neuman explained that open space has been allowed on an SF lot as amenity space 

for an adjacent NC zone lot.  If separate sites, would be required to establish use for the 

SF site as open space.   

• If both lots are combined, then not a lot line but still a zoning line between. 

• Owner decides to apply as combined or separate lots.   

• Residential setback is a departable standard but not access. 

• Adding in a permanent open space as a buffer may be much more palatable to the 

neighbors. 

• Clarifying Questions for Ms. King: 

o If the Owner decides to combine lots without changing the SF zone designation at 

the west lot, could the setback requirement between the NC-2 and SF lots both 

controlled by the Owner, be omitted?  Setbacks in the commercial zone are 

measured from the lot line (not zone line) for the development site per 

23.47A.014.  Development standards for the SF zone would apply to the portion of 

the lot designated SF and development standards for the commercial zone apply 

to the NC zoned portion of the lot. 

o Please confirm that setbacks are departable should the Owner decide to keep the 

NC-2 and SF lots separate but are still seeking to modify the setback required 

between the two lots they control.  Setback standards are eligible for a departure 

through the Design Review process if the reduced setback is shown to better 

address the design guidelines.  

Rezone criteria and issues to consider 

• Ms. King discussed the rezone criteria:   
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o Will have to apply for NC-2 (65’) and then show planned project at 59’. 

• In light of Comprehensive Plan FLUM designations, upzoning of the SF lot will be difficult.  

• Application and project materials will need to demonstrate specific ways the proposal 

minimizes impacts (shadows, etc.) 

o Show impacts of a project proposal within a 40’ zone, a 65’ zone and  what we’re 

actually proposing at 59’ 

o Show transitions through design of structure between adjacent zone 

o Provide massing that creates a meaningful response to the existing context 

o Show how project fits within the greater neighborhood context.   

• Review project examples of current contract rezones, e.g.,: 3016024 and 3016369 

• Height bulk and scale analysis occurs as part of Design Review. Must be reviewed within 

context of what can be done under existing zoning (40’), proposed zoning (65’) and 

desired project (59’).  

o Show planned unit sizes encourage families. 

o Show plans for open space, quality materials, big windows 

o Focus on providing housing, using similar language to HALA without explicitly 

calling it out.  HALA does represent the City’s goals, so weave those goals into the 

argument supporting the rezone. 

o Comprehensive Plan also sets City goals to grow density, and provide housing for 

families. 

o Obtain and show neighborhood support, including immediate neighbors.  

o Delta of height will matter most at zoning lines 

o NW DRB generally has meetings available 

• When reach Council level, recall Council shutdown timing, e.g., for budget, can slow down 

process.   

• Green Priority could help this process speed up a bit, at building permit.   

 
 

 

Sincerely, 

 
Mike Jobes, AIA, Principal 

The Miller Hull Partnership LLP 
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MILLER HULL 

MEMORANDUM 

To: Lindsay King, SDCI 

From: Mike Jobes, The Miller Hull Partnership LLP 

Re: Pre-Submittal Meeting Notes —7009 Greenwood Avenue N, Seattle 
Project No. 3023260 

Date: December 3.9, 2018, 

Meeting attendees: 

• Lindsay King, SDCI, Senior Land Use Planner 

• Megan Neuman, SDCI Senior  Land Use Planner 

• Alan Hall, Seattle City Light 

• Ketil Freeman, City Council Central Staff, Legislative Analyst 

• Bradford Davis, SDCI  Land Use Planner 

• Chad Dale, Owner/Developer 

• Mike Jobes, The Miller Hull Partnership LLP 

• Ian Loveless, IML Real Estate 

• Shannon Loew, FIX 

• Nancy Bainbridge Rogers, Cairncross & Hempelmann 

Project Overview  

• Site includes a 12,188SF parcel zoned NC2-40 and 4,770 SF parcel zoned SF-5000. Urban 

Village and Future Land Use Map lines divide these parcels. 

• Proposing a contract rezone for NC2-40 to NC2-65, so as to allow a HALA-style project at 

55' + 4' in height and 3.75 FAR 

• Plan to include affordable housing if granted extra height 

• Site at top of hill, therefore, no view impacts expected 

Rezone process and Issues 

• Ms. King mentions that HALA changes the conversation significantly 

• Mr. Freeman and Ms. King described the contract rezone process 

o Quasi-judicial decision of City Council, which precludes lobbying when application 

is pending (EDG starts pending Quasi-Judicial process) 

o A flow chart detailing the process was provided 

{ Deleted: December 27, 2m8March 28, 2o26March 14, 2o26 
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MILLER HULL 

o SDCI makes a recommendation to the Hearing Examiner, the Hearing Examiner 
creates the record and forwards a recommendation to Council. 

o Appeals of SDCI SEPA decision are heard by the Seattle Hearing Examiner along 

with the public hearing of the rezone. Appeals of the Hearing Examiner 

Recommendation are heard by Seattle City Council., 

o Council reviews first at Committee, then Committee recommendation goes to full 
Council 

o Need to show how the project proposal meets rezone criteria (SMC 23.34). If the 
underlying zoning remains the same you are required to show how the project 

complies with SMC 23.34.008 General Rezone Criteria and SMC 23.34.009 Height 
Limits of the proposed rezone.,  

o If a rezone is approved it is approved by Oridinance,and the accompanying PUDA 
will be recorded on title. 

• Mr. Freeman described status of the HALA rezones as being at least one year out, 
including environmental review. Major Comprehensive Plan update underway that may 
also expand Urban Village boundaries. 

• It was noted that the HALA commercial program has already been adopted and imposes 
requirements (e.g. fee-in-lieu) for construction of commercial space over 4,000 sf (Jo  
zones subject to  SMC 23.588) 

• If HALA upzone is adopted during contract rezone process for this project, and project 
complies with HALA as adopted, it is possible to drop the Contract Rezone  component. 

• Contract rezone is not for the faint of heart, lengthy process  and it is possible the rezone  
may not be approved.  

• Public outreach is highly recommended 

Seattle City Light 

• Mr. Hall explained the following 

o Stephanie Franklin will be main contact 

o Assuming 10 owner units approx. 1500-2000 sf, approx. 25 smaller units, and 5000 
sf commercial 

o 208 voltage/1000amps-project this size might stay at the lower voltage but 

probably over 1000amp limit, and if so will likely need a vault on property (two 
small hatches if both properties tied together) 

o Vault might be in subgrade garage, 3-hr room with its own ventilation 

o Recommends evaluating what is the project development site. If considered two 

sites, may be able to keep it lower, but if one site may go above 1000amps and 
need a transformer vault. 

o Must have 14' radius clear from nearest wire along Greenwood Avenue. The 

Greenwood wires are 40 feet above grade. 

o Transformer exists on pole near north end of our also requires clearance 

Page 2 of 4 
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o Utility lines along 70Th are secondary and need a five foot setback. 
o Pole on 70th is possible place to tap as not currently being used. 
o SCL has no current plans to underground wires in this area. If applicant desires 

underground SCL requires additional off-site work to connect to other 
underground service 

o Question for Ms. King: Are there any projects forthcoming in the area that may be 
considering undergrounding? 

Access to Apartments using Single Family lot 

• Ms. Neuman explained that code would not allow access through a SF zone for an 
apartment and commercial useproject in the NC zone. See, SMC 23.42.030.A.  

• Question for Ms. King: Is it possible to provide an access drive across the SF site if the SF 
site is included in the contract rezone, e.g., to go to Lowrise-1? Generally, access is 
allowed across a different zone if the use is also allowed in the zone where access is  
proposed. Commercial uses are not allowed in the LR1 zone; project may have to include 
an RC overlay.  Can a contract rezone be applied for to go to Lowrise-1 in light of current 
Comprehensive Plan designation? 

• Ms. Neuman explained that open space has been allowed on an SF lot as amenity space 
for an adjacent NC zone lot. If separate sites, would be required to establish use for the 
SF site as open space. 

• If both lots are combined, then not a lot line but still a zoning line between. 
• Owner decides to apply as combined or separate lots. 

• Residential setback is a departable standard but not access. 

• Adding in a permanent open space as a buffer may be much more palatable to the 
neighbors. 

• Clarifying Questions for Ms. King:  

o If the Owner decides to combine lots without changing the SF zone designation at 
the west lot, could the setback requirement between the NC-2 and SF lots both 
controlled by the Owner, be omitted? Setbacks in the commercial zone are 
measured from the lot line (not zone line) for the development site per 
23.47A.014. Development standards for the SF zone would apply to the portion of 
the lot designated SF and development standards for the commercial zone apply 
to the NC zoned portion of the lot.  

o Please confirm that setbacks are departable should the Owner decide to keep the 
NC-2 and SF lots separate but are still seeking to modify the setback required 
between the two lots they control.  Setback standards are eligible for a departure 
through the Design Review process if the reduced setback is shown to better 
address the design guidelines.  

Rezone criteria and issues to consider 

• Ms. King discussed the rezone criteria: 
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o Will have to apply for NC-2 (65') and then show planned project at 59'. 
• In light of Comprehensive Plan FLUM designations, upzoning of the SF lot will be,difficult„ 
• Application and project materials will need to demonstrate specific ways the proposal 

minimizes impacts (shadows, etc.) 

o Show impacts of a proiect proposal within a 40' zone, a 65' zone and,what we're 
actually proposing at 59' 

o Show transitions through design of structure between adjacent zone 
o Provide  massing that creates a meaningful response to the existing context, 
o Show how project fits within the greater neighborhood context. 

• Review project examples of current contract rezones, e.g.,: 3016024 and 3016369 
• Height bulk and scale analysis occurs as part of Design Review. Must be reviewed within 

context of what can be done under existing zoning (40'), proposed zoning (65') and 
desired project (59'). 

o Show planned unit sizes encourage families. 
o Show plans for open space, quality materials, big windows 
o Focus on providing housing, using similar language to HALA without explicitly 

calling it out. HALA does represent the City's goals, so weave those goals into the 
argument supporting the rezone. 

o Comprehensive Plan also sets City goals to grow density, and provide housing for 
families. 

o Obtain and show neighborhood support, including immediate neighbors. 
o Delta of height will matter most at zoning lines 
o NW ORB generally has meetings available 

• When reach Council level, recall Council shutdown timing, e.g., for budget, can slow down 
process. 

• Green Priority could help this process speed up a bit, at building permit. 

Sincerely, 

Mike Jobes, AIA, Principal 
The Miller Hull Partnership LLP 

Page 4 of 4 

[ Deleted: more 

Deleted: than the aforementioned NC-2-40 to NC-2-65 
upzone. 

1- Defeted:  what 40' gets, 65' gets and 

[. Deleted: meaningful moves. 

002112


	130 email Bartfeld and Baker
	140 email Bartfeld and Baker
	141 site plan
	142 Presubmittal Meeting Notes
	143 Redlined version of Presubmittal Notes



