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PROJECT INFORMATION

PROJECT DESCRIPTIONPROJECT TEAM

GENERAL NOTES

APPLICABLE CODES

ADDRESS:

1032 SOUTH JACKSON STREET
SEATTLE, WA 

SDCI LAND USE NUMBER:

# 3038980-LU

PARCEL NUMBER:

8591900145

ZONE CLASSIFICATION:

DOWNTOWN MIXED RESIDENTIAL - COMMERCIAL 75/75-95

R.O.W. CLASSIFICATION:

S JACKSON STREET - DOWNTOWN PRINCIPAL ARTERIAL, PRIORITY INVESTMENT NETWORK 
PEDESTRIAN STREET, MAJOR TRANSIT STREET
S MAIN STREET - NOT DESIGNATED, ASSUME DOWNTOWN NEIGHBORHOOD ACCESS
10TH AVE SOUTH - DOWNTOWN NEIGHBORHOOD ACCESS

TOTAL SITE AREA:

1.84 ACRES / 80,217 SF

2018 SEATTLE BUILDING CODE
2018 SEATTLE FIRE CODE
2018 SEATTLE ENERGY FIRE CODE
2018 WASHINGTON STATE ENERGY CODE, WAC 51-11C
WAC IBC AMENDMENTS
2009 ACCESSIBLE & USEABLE BUILDING & FACILITIES (ICC/ANSI A117.1)
FAIR HOUSING ACCESSIBILITY GUIDELINES
2010 ADA STANDARDS FOR ACCESSIBLE DESIGN

SEATTLE MUNICIPAL CODE

OWNER:

ARCHITECT:

CIVIL ENGINEER:

LANDSCAPE ARCHITECT:

STRUCTURAL ENGINEER: 

SHORING ENGINEER:

GEOTECHNICAL:

SURVEY:

ACOUSTIC:

INTERIOR DESIGNER:

ENERGY MODELING:

BUILDING ENVELOPE:

MILL CREEK RESIDENTIAL
1417 116TH AVENUE, SUITE 208,
BELLEVUE, WA 98004

TISCARENO ASSOCIATES
1200 SIXTH AVENUE, SUITE 605
SEATTLE, WA 98101

NAVIX ENGINEERING INC
11235 SE 6TH ST, SUITE 150,
BELLEVUE, WA 98004

COMMUNITA ATELIER
1402 3RD AVENUE, SUITE 1000,
SEATTLE, WA 98102

YT ENGINEERS
13555 SE 36TH ST. SUITE 310
BELLEVUE, WA 98006

GROUND SUPPORT PLLC
16932 WOODINVILLE REDMOND ROAD NE SUITE 210
WOODINVILLE, WA 98072

PANGEO INC
3213 EASTLAKE AVE EAST SUITE B
SEATTLE, WA 98102

BUSH, ROED & HITCHINGS, INC
2009 MINOR AVE E
SEATTLE, WA 98102

VENEKLASEN ASSOCIATES, INC
1711 16TH STREET
SANTA MONICA, CALIFORNIA 90404

OBJECTSPACE
3445 CALIFORNIA AVE SW, STUDIO 1
SEATTLE, WA 98116

BEE CONSULTING, LLC
1200 6TH AVE, SUITE 605
EDMONDS, WA 98020

CROSS2 DESIGN GROUP
2476 WESTLAKE AVE N, #102
SEATTLE, WA 98109

BUILDING SUMMARY:

Proposed Uses: Commercial, Residential, Below Grade Parking
Structure Height: Approx. 70' and 85' 
Number of Residential Units: 397 Units
Commercial Approx. 6,600 SF
Number of Parking Stalls: Approx. 236 Stalls
Number of Bicycle Spaces: Approx. 314 Stalls

LEGAL DESCRIPTION:

LOTS 1 THOUGHT 6, INCLUSIVE, AND LOTS 13 THROUGH 18, INCLUSIVE, BLOCK 4 OF 
TERRY'S 4TH ADDITION TO THE CITY OF SEATTLE, AS PER PLAT RECORDED IN VOLUMN 
2 OF PLATS, PAGE 54, RECORDS OF KING COUNTY, WASHINGTON; 

EXCEPT THE SOUTH 15 FEET OF LOTS 1 THROUGH 6, CONDEMNED IN KING COUNTY 
SUPERIOR COURT CASE NO. 56407 FOR JACKSON STREET AS PROVIDED IN ORDINANCE 
NO 15291 OF THE CITY OF SEATTLE.

1. THE DRAWINGS ARE INTENDED TO ONLY PARTIALLY DESCRIBE THE SCOPE OF WORK FOR THE PROJECT. ANY WORK NOT SHOWN HERE, BUT REQUIRED BY CODE, OR THE SPECIFICATIONS, 
OR TO MAKE THE WORK COMPLETE, SHALL BE PROVIDED AS PART OF THE WORK.

2. REFER TO THE LIST OF ABBREVIATIONS FOR COMMON ABBREVIATIONS USED IN THE DRAWINGS. IF AN ABBREVIATION IS NOT ON THE LIST, OR NOT COMMONLY USED, REFER TO THE 
ARCHITECT FOR CLARIFICATION.

3. IT IS THE INTENT OF THE DOCUMENTS THAT ALL WORK COMPLIES WITH  ALL APPLICABLE LOCAL, STATE, AND NATIONAL CODES AND ORDINANCES IN EFFECT AT THE DATE OF PERMIT 
SUBMITTAL. NOTHING IN THESE  DRAWINGS SHALL BE CONSTRUED TO GRANT APPROVAL FOR ANY CODE VIOLATION. ANY ERRORS, OMISSIONS, OR NON-COMPLIANCE WITH GOVERNING CODES 
SHALL BE BROUGHT TO THE ATTENTION OF THE ARCHITECT IMMEDIATELY.

4. BEFORE STARTING EACH PORTION OF THE WORK, THE CONTRACTOR SHALL CAREFULLY STUDY AND COMPARE THE VARIOUS DRAWINGS AND OTHER CONTRACT DOCUMENTS RELATED TO 
THAT PORTION OF THE WORK, AS WELL AS OWNER-PROVIDED INFORMATION, SHALL TAKE FIELD MEASUREMENTS OF ANY EXISTING CONDITIONS RELATED TO THAT PORTION OF THE WORK AND 
SHALL OBSERVE ANY CONDITIONS AT THE SITE AFFECTING IT. ANY ERRORS, INCONSISTENCIES OR OMISSIONS SHALL BE REPORTED PROMPTLY TO THE ARCHITECT.

5. DO NOT SCALE THE DRAWINGS. THE CONTRACTOR SHALL USE DIMENSIONS SHOWN ON THE DRAWINGS AND ACTUAL FIELD MEASUREMENTS. IF DISCREPANCIES ARE FOUND, THE ARCHITECT 
SHALL BE NOTIFIED AT ONCE.

6. DIMENSIONS ARE SHOWN TO:
    A.  FACE OF CONCRETE AND CONCRETE MASONRY,
    B.  FACE OF FRAMING AT WOOD FRAMED EXTERIOR WALLS,
    C.  FACE OF FRAMING AT STEEL FRAMED EXTERIOR WALLS,
    D.  FACE OF FRAMING AT INTERIOR FRAMED WALLS,
    E.  CENTERLINE OF FRAMING GAP AT DOUBLE PLATE FRAMED PARTY WALLS,
    F.  FACE OF FINISH AT EXISTING WALLS OF STAIR & ELEVATOR CORES,
    G.  CENTERLINE AT WINDOWS AND OTHER OPENINGS,
UNLESS DETAILED OR NOTED OTHERWISE ON DRAWINGS. DIMENSIONS MARKED “CLR” OR “CLEAR” ARE CLEAR TO FINISH SURFACES. 

7. REPETITIVE FEATURES NOT INDICATED IN THE DRAWINGS EVERYWHERE THEY OCCUR SHALL BE PROVIDED AS IF DRAWN IN FULL.

8. THE CONTRACT DOCUMENTS ARE COMPLEMENTARY, AND WHAT IS REQUIRED BY ONE SHALL BE AS BINDING AS IF REQUIRED BY ALL. IN CASE OF DISCREPANCY, REFER TO THE ARCHITECT 
FOR CLARIFICATION.

9. THE CONTRACTOR SHALL VERIFY THE DIMENSIONS REQUIRED FOR ALL EQUIPMENT, APPLIANCES, FIXTURES, CABINETS, DUCTWORK, AND  OPENINGS BEFORE FRAMING BEGINS. THE 
CONTRACTOR SHALL COORDINATE WITH THE SUBCONTRACTORS OF ALL TRADES TO VERIFY THE SIZES AND LOCATIONS OF OPENINGS THROUGH THE FLOORS, WALLS, CEILINGS AND ROOFS 
FOR DUCTS, PIPES, CONDUITS, AND EQUIPMENT. THE  CONTRACTOR SHALL COORDINATE THE LOCATION AND INSTALLATION OF WOOD BACKING, BLOCKING, FURRING AND STRIPPING AS 
REQUIRED FOR THE INSTALLATION AND ATTACHMENT OF WORK OF ALL TRADES.

10. THE CONTRACTOR SHALL BE RESPONSIBLE FOR THE SYSTEMS, INCLUDING, BUT NOT LIMITED TO, MECHANICAL, PLUMBING, AND ELECTRICAL WORK. WORK SHOWN ON THE DRAWINGS IS 
INTENDED TO ILLUSTRATE THE GENERAL DESIGN INTENT, SCOPE, AND LOCATION OF WORK. ALL WORK NOT SPECIFICALLY DRAWN, BUT REQUIRED FOR A COMPLETE, LEGAL, AND FUNCTIONING 
SYSTEM, SHALL BE PROVIDED AS PART OF THE WORK.

11. THE CONTRACTOR SHALL SECURE AND PAY FOR ALL PERMITS AND GOVERNMENTAL FEES, LICENSES AND INSPECTIONS NECESSARY FOR PROPER EXECUTION AND COMPLETION OF THE 
WORK, WITH THE EXCEPTION OF THE MASTER USE PERMIT AND THE BUILDING PERMIT.

12. PRIOR TO THE COMMENCEMENT OF ANY CONSTRUCTION OR SITE DEVELOPMENT ACTIVITY, THE CONTRACTOR SHALL SCHEDULE PRE CONSTRUCTION MEETINGS WITH THE CITY OF 
SEATTLE, PUGET SOUND ENERGY, SEATTLE CITY LIGHT AND SEATTLE DEPARTMENT OF TRANSPORTATION. PRIOR TO THE COMMENCEMENT OF ANY CONSTRUCTION OR SITE DEVELOPMENT 
ACTIVITY, THE CONTRACTOR AND/OR ARCHITECT SHALL SCHEDULE A PRE-CONSTRUCTION MEETING WITH THE PROJECT TEAM MEMBERS FOR THE PURPOSE OF ANSWERING INITIAL 
QUESTIONS, CLARIFYING AREAS OF CONCERN, AND FORMALIZING A CONSTRUCTION ADMINISTRATION PROCESS. THE MEETING(S) SHALL INCLUDE THE ARCHITECT, GENERAL CONTRACTOR, 
OWNER, LANDSCAPE ARCHITECT, STRUCTURAL ENGINEER, CIVIL ENGINEER, GEOTECHNICAL ENGINEER, AND WATER INTRUSION CONSULTANT.

VICINITY MAP

A NEW, MIXED-USE DEVELOPMENT CONSISTING OF TWO BUILDINGS ON A STEPPED PODIUM WITH UNDERGROUND PARKING AND 
STREET-LEVEL COMMERCIAL. THERE ARE 397 FOR-RENT APARTMENT UNITS AND ACCESORY SPACES FOR AMENITIES AND 
MECHANICAL. OCCUPANCIES INCLUDE R-2, S-2, A-3, M.   

CONSTRUCTION IS COMPOSED OF FIVE STORIES OF TYPE IIIA OVER SIX LEVELS OF ABOVE AND BELOW GRADE TYPE 1A AND FIVE 
STORIES OF TYPE VA OVER TWO STORIES OF TYPE IA. 

EXISTING STRUCTURES WILL BE DEMOLISHED 

PERMITS

3038980-LU: MASTER USE PERMIT

6873121-DM: DEMOLITION PERMIT

6873120-CN: SHORING AND EXCAVATION

6899871-PH
  PHASE I: CONCRETE STRUCTURE

  PHASE II: CIVIL, LANDSCAPE, ARCHITECTURE, SUPERSTRUCTURE, ENVELOPE
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INTERIOR ELEVATION

BUILDING SECTION

WALL SECTION

DETAIL SECTION

DETAIL CALLOUT

TITLE BAR

ROOM NAME

101

150 SF

Name
Elevation

0
GRIDLINE

LEVEL

SPOT ELEVATION

ROOM TAG

101 DOOR TAG

1t WINDOW TAG

WW62P2 WALL TAG

1t STOREFRONT TYPE

SD SMOKE DETECTOR

CO CARBON MONOXIDE DETECTOR

CF CEILING FAN

WF WHOLE HOUSE FAN

F EXHAUST FAN

ELECTRICAL PANEL,
PER ELECTRICAL

FIRE EXTINGUISHER CABINET -
FEC (SURFACE MOUNTED)

FIRE EXTINGUISHER CABINET -
FEC (RECESSED)

FEC

FEC

EXIT LUMINAIRE. SHADED SIDE
INDICATES FACE SIDE. PROVIDE DIRECTIONAL
ARROW(S) AS INDICATED ON PLAN

STANDPIPESP

RECESSED KNOX BOXKB

X' - X"
DIMENSION OF CLEAR SPACE
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FD FLOOR DRAIN

FCS FIBER CEMENT SIDING

FCP FIBER CEMENT PANEL

FAB FABRICATOR

EXT EXTERIOR

EXH EXHAUST

EQUIP EQUIPMENT

EQ EQUAL

EO EDGE OF

ENCL ENCLOSURE

ELEV ELEVATOR

ELEC ELECTRICAL

EL ELEVATION

EJ EXPANSION JOINT

EA EACH

E EAST

(E) EXISTING

DWR DRAWER

DWG DRAWING

DW DISHWASHER

DTL DETAIL

DS DOWNSPOUT

DR DOOR

DN DOWN

DIA DIAMETER

DEMO DEMOLISH

CW COLD WATER

CTRL CONTROL

CSMT CASEMENT

CPT CARPET

CORR CORRIDOR

COORD COORDINATE

CONTR CONTRACT(OR)

CONT CONTINUOUS

CONST CONSTRUCTION

CONN CONNECTION

CONC CONCRETE

COL COLUMN

CNTR COUNTER

CMU CONCRETE MASONRY UNIT

CLR CLEAR(ANCE)

CLO CLOSET

CLG CEILING

CL CENTERLINE

CIP CAST IN PLACE

CH CHANNEL

CFS CLEAR FLOOR SPACE

CER CERAMIC

CEM CEMENT

CB CATCH BASIN

CAN CANOPY

CAB CABINET

BTW BETWEEN

BTM BOTTOM

BSMT BASEMENT

BRK BRICK

BRG BEARING

BR BEDROOM

BO BOTTOM OF

BM BEAM

BLDG BUILDING

BF BARRIER FREE

BE BUILDING ENVELOPE

BA BATH

AWN AWNING

AUTO AUTOMATIC

ASF ABOVE SUB FLOOR

ARCH ARCHITECT(URAL)

APT APARTMENT

APPROX APPROXIMATE(LY)

ALT ALTERNATE

AL ALUMINUM

AJST ADJUSTABLE

AFF ABOVE FINISHED FLOOR

ADJ ADJACENT

ADDL ADDITIONAL

ABV ABOVE

AB AIR BARRIER

A/C AIR CONDITIONING

ABBREVIATIONS

PERM PERMEABLE

PERIM PERIMETER

PERF PERFORATED

OVHD OVERHEAD

OPP OPPOSITE

OPG OPENING

OH OPPOSITE HAND

OFF OFFICE

OD OUTSIDE DIAMETER

OC ON CENTER

OA OVERALL

NTS NOT TO SCALE

NSF NET SQUARE FEET

NO NUMBER

NIC NOT IN CONTRACT

N/A NOT APPLICABLE

N NORTH

(N) NEW

MTL METAL

MISC MISCELLANEOUS

MIR MIRROR

MIN MINIMUM, MINUTE

MFR MANUFACTURER

MEZZ MEZZANINE

MED MEDIUM

MECH MECHANICAL

MAX MAXIMUM

MAT MATERIAL

MAINT MAINTENANCE

LRG LARGE

LB POUND

LAV LAVATORY

LAM LAMINATED

KW KILOWATTS

JT JOINT

JAN JANITOR

INT INTERIOR

INSUL INSULATION

INCL INCLUDED, INCLUDING

IN INCH

ID INSIDE DIAMETER

HW HOT WATER

HVAC
HEATING, VENTILATION, & AIR
CONDITIONING

HT HEIGHT

HR HOUR

HOR HORIZONTAL

HM HOLLOW METAL

HDWD HARDWOOD

HDR HEADER

HD HEAVY DUTY

HB HOSE BIB

GYP GYPSUM

GWB GYPSUM BOARD

GSF GROSS SQUARE FEET

GL GLASS

GC GENERAL CONTRACTOR

GB GRAB BAR

GALV GALVANIZED

GA GAUGE

FURN FURNITURE

FTG FOOTING

FT FEET

FRT FIRE RETARDANT TREATED

FOS FACE OF STUD

FOM FACE OF MASONRY

FOF FACE OF FINISH

FOC FACE OF CONCRETE

FO FACE OF

FLUOR FLUORESCENT

FLR FLOOR

FIN FINISHED

FF FINISHED FLOOR

FEC FIRE EXTINGUISHER CABINET

FE FIRE EXTINGUISHER

FDN FOUNDATION

WT WEIGHT

WRB WEATHER RESISTANT BARRIER

WR WEATHER RESISTANT

WIN WINDOW

WH WATER HEATER

WD WOOD

WC WATER CLOSET

W/O WITHOUT

W/D WASHER/DRYER

W/ WITH

W WEST, WIDE

VTR VENT TO ROOF

VIF VERIFY IN FIELD

VERT VERTICAL

VEN VENEER

VCT VINYL COMPOSITION TILE

UTIL UTILITY

UNO UNLESS NOTED OTHERWISE

TYP TYPICAL

TOW TOP OF WALL

TOP TOP OF PARAPET

TOCB TOP OF CURB

TOC TOP OF CONCRETE

TO TOP OF

THK THICK(NESS)

TEMP TEMPORARY

TEL TELEPHONE

TBD TO BE DETERMINED

T&G TONGUE AND GROOVE

T TREAD

SW SHEAR WALL, SOUTHWEST

SUSP SUSPENDED

STRUCT STRUCTURE, STRUCTURAL

STOR STORAGE

STL STEEL

STD STANDARD

STC SOUND TRANSMISSION COEFFICIENT

SS STAINLESS STEEL

SQ SQUARE

SPKLR SPRINKLER

SPEC SPECIFICATION

SPC SPACE, SPACED, SPACING

SP STANDPIPE

SIM SIMILAR

SHTG SHEATHING

SHT SHEET

SG SAFETY GLAZING

SF SQUARE FEET

SCHED SCHEDULE

S/A SUPPLY AIR

S SOUTH, SHELF

ROW RIGHT OF WAY

RO ROUGH OPENING

RM ROOM

REV REVERSE, REVISION

REQD REQUIRED

REF REFRIGERATOR

RD ROOF DRAIN

RCP REFLECTED CEILING PLAN

RC RESILIENT CHANNEL

RAD RADIUS

R/A RETURN AIR

R&S ROD AND SHELF

R RISER, ROD

QTY QUANTITY

PT
PRESSURE TREATED,
POST-TENSIONED

PSI POUNDS PER SQUARE INCH

PROP PROPERTY

PROJ PROJECT

PRELIM PRELIMINARY

PR PAIR

PNT PAINT

PLWD PLYWOOD

PLAM PLASTIC LAMINATE

PL PROPERTY LINE, PLATE

PKG PARKING, PACKAGE

PH PHASE

PERP PERPENDICULAR
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SEE SURVEY SHEETS FOR MORE DETAIL

SEE SURVEY SHEETS FOR MORE DETAIL

THROUGH-BLOCK ZONING 
HEIGHT DIVISION LINE

190'

MAIN BLDG

JACKSON BLDG

SOUTH MAIN ST.

S MAIN MIDPOINT GRADE

THROUGH-BLOCK ZONING 
HEIGHT DIVISION LINE

75' ZONING HEIGHT MAX - JACKSON

MAX ROOFTOP FEATURE HEIGHT

4'
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T.O. PLY L6 ROOF
232' - 1 1/2"

T.O. PLY L9 ROOF
272' - 1"

LOT AREA NORTH = 40,440 SF

LOT AREA SOUTH = 39,793 SF
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53
' -

 4
"

29
' -

 9
"

11
' -

 3
"

32
' -

 6
"

18
' -

 6
"

23
' -

 9
"

35
' -

 2
"

258' - 3" 48' - 0" 34' - 6"

85
' -

 2
"

7'
 -

 6
"

18
' -

 7
"

27
' -

 6
"

24
' -

 1
1"

32
' -

 1
"

67' - 11" 47' - 9" 221' - 5"

30' - 8"

2' - 8"

2'
 -

 5
"

14' - 3"

1' - 5"
61' - 1" 9' - 1"

2' - 10" 63' - 10"

9' - 4"

22' - 4"21' - 11"

1'
 -

 4
"

1' - 10"

2' - 11" 67' - 9"

67' - 11"

67
' -

 0
"

2'
 -

 1
0"

67
' -

 0
"

47' - 9" 34' - 6" 60' - 3" 15' - 0"
11' - 6"

18
' -

 9
"

10' - 9" 8' - 9"

2'
 -

 1
0"

6'
 -

 1
1"

16' - 6"

10' - 9"

3'
 -

 7
"

7' - 3"

4' - 6"

3'
 -

 8
"

17' - 7" 10' - 2"

17
' -

 3
"

3' - 7"

3'
 -

 9
"

4' - 3"

7' - 0"

2'
 -

 1
0"

41
' -

 7
 1

/2
"

51' - 9 1/2"

SOUTHERN ROOF = 25,246 SF

PER 23.49.158.C, PORTIONS OF STRUCTURES 
ABOVE 65 FEET SHALL NOT EXCEED 75% OF A 
LOT GREATER THAN 38,000 SF. PORTIONS 
BELOW 65 FEET ARE NOT LIMITED.

LOT AREA NORTH = 40,440 SF

LOT AREA SOUTH = 39,793 SF

TOTAL ROOF AREA
= NORTHERN ROOF + SOUTHERN ROOF
= 25,718 SF + 25,246 SF = 50,964 SF

TOTAL LOT SIZE
= LOT AREA NORTH + LOT AREA SOUTH
= 40,440 SF + 39,793 SF = 80,233 SF

80,233 SF X 75% = 60,175 SF

50,964 SF < 60,175 SF = COMPLIES

NORTHERN ROOF  = 25,718 SF

LOT COVERAGE COMPLIANCE CALCULATIONS

SOLAR COLLECTORS, PENTHOUSES, 

MECHANICAL EQUIPMENT

ALLOWABLE COVERAGE OF ROOFTOP 
FEATURES, PER SMC 23.49.008.D2
= ROOF AREA x 50%
= 50,964 x 50% = 25,482 SF

2,513 SF < 25,482 SF = COMPLIES

ROOFTOP COVERAGE CALCULATION

PORTION OF LOT - NORTH

PORTION OF STRUCTURE ABOVE 65 FEET - SOUTH

PORTION OF STRUCTURE ABOVE 65 FEET - NORTH

THROUGH-BLOCK ZONING 
HEIGHT DIVISION LINE

PORTION OF LOT - SOUTH

NO SETBACK REQUIRED

NO SETBACK REQUIRED

T.O. STRUCTURE IS MORE 
THAN 65' ABOVE 
ADJACENT GRADE - 10' 
SETBACK REQUIRED

T.O. STRUCTURE IS LESS 
THAN 65' ABOVE 
ADJACENT GRADE - NO 
SETBACK REQUIRED

10' - 1"

10' - 6"
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1" = 50'-0"
2

JACKSON AND MAIN ZONING GRADE MIDPOINTS

1" = 30'-0"
3

ZONING MAXIMUM HEIGHT SECTION

1" = 50'-0"
1

ROOF COVERAGE

PENTHOUSES
323 SF

MECHANICAL
25 SF

MECHANICAL
47 SF

MECHANICAL
22 SF

PENTHOUSES
323 SF

MECHANICAL
51 SF

PENTHOUSE
370 SF

MECHANICAL
17 SF

SCENIC VIEW PROTECTION ILLUTRATION: KOBE TERRACE

SITE BEYOND

  Non-residential is between 5,001-15,000 SF.  125 SF req'd.  50% reduction allowed per 23.54.040.B.  125 /2 = 63 SF req'd.

  Solid Waste Container
Storage

  23.54.040
  Residential - More than 100 dwelling units 575 SF plus 4 SF for each additional unit above 100   * For development with more than 100 dwelling units, the required minimum area for storage space may be reduced by 15 percent, if the area provided as storage space has a
minimum horizontal dimension of 20 feet.

  SEE A460

  Loading   23.54.035   If less than 10,000 SF of Medium Use, no berth is required

  23.49.019   Residential:   Long-term: 1 per DU, Short-term: 1 per 20 DU

  Bicycles   23.54.015.K   Eating and drinking establishments: Long-term: 1/5,000 SF - Short-term: 1/1,000 SF; Office Long-term: 1/2,000 SF - Short-term: 1/10,000 SF, Sales and service: Long-term: 1/4,000 SF - Short-term: 1/2,000 SF.
  SEE CS005

  The minimum vertical clearance shall be at least 6'-9"

  60% min of stalls for a residential use shall be Medium sized.

  Size   23.54.030   Parking spaces provided must meet the standards of 23.54.030, whether required or not.

  23.49.019.C.3   Non-residential: 2 spaces / 1000 sf max is allowed for general sales and services, and restaurants

  23.66.342   Restaurants shall be required to provide 1 space / 500 SF in excess of 2,500 SF.

  Parking   23.49.019.A.1   No parking minimums are required (exept as modified by 23.66.342)

  SEE A200 & A201

  PARKING / ACCESS

  23.49.018.C   The lower edge of the overhead weather protection must be a minimum of ten (10) feet and a maximum of fifteen (15) feet above the sidewalk.

  23.49.018.B   Overhead weather protection shall have a minimum dimension of eight (8) feet measured horizontally from the building wall or must extend to a line two (2) feet from the curb line, whichever is less.

  Overhead Weather Protection
and Lighting

  23.49.018.A

   Continuous overhead weather protection shall be required for new development along the entire street frontage of a lot except along those portions of the structure facade that:
  1.  Are located farther than five (5) feet from the street property line or widened sidewalk on private property; or
  2.  Abut a bonused open space amenity feature; or
  3.  Are separated from the street property line or widened sidewalk on private property by a landscaped area at least two (2) feet in width; or
  4.  Are driveways into structures or loading docks.

  SEE CS002
  SEE CS012

  At intersections, max setback is 10' for at least 20' along each street.

  Main Street and 10th Ave S: Per 23.49.162, this section does not apply because neither street has an identified pedestrian classification on Map 1F

  23.49.162.B.1.b   Jackson: No req. under 15'. Between 15 and 35' the max setback is 10', 40% of the façade can be greater than 2', 20' width max for >2', 10' min between setback areas.

  Setbacks   23.49.166.A.2   Side: 0' below 65' / 10' above 65'

  SEE CS001

  Façade Modulation   23.49.165   No modulation is required for structures less than 85' in height

  Max Building Width   23.49.164.D   If the structure is less than 75', max width is 250'. If higher than 75' 120' is the max width. DEPARTURE REQUESTED   SEE CS012

  Structure fronting Main and 10th shall conform to general facade setback limits.

  23.49.162.B   Structure fronting Jackson Steet shall conform to property line facade setback limits.

  23.49.162.A   Façade height shall be a minimum of 35' along Jackson. Property Line Facades are not required on 10th and Main.

  Façade Articulation   23.49   Per Map 1F, 1G and 1H, Jackson, 10th, and Main facades shall be regulated by the ISRD.

  SEE CS002

  Blank Facade Limits for Jackson Street: Blank facades shall be limited to segments fifteen (15) feet wide, except for garage doors which may exceed fifteen (15) feet.  Any blank segments of the facade shall be separated by transparent areas at least two (2) feet wide.
The total of all blank facade segments, including garage doors, shall not exceed forty (40) percent of the street facade of the structure on each street frontage

  Blank Facades   23.49.162.D   Blank facade limits apply to the area of the facade between two (2) feet and eight (8) feet above the sidewalk but do not apply to portions of structures in residential use. Jackson must conform but 10th and Main are exempt.

  SEE CS002

  Transparency  (commercial)   23.49.162.C   Requirements apply to the area between 2' and 8' above the sidewalk but do not apply to portions in residential use.  60% transparency is required along Jackson. No requirement along 10th or Main.   SEE CS002

  23.86.032
  The gross floor area in residential use is all floors or portions of floors of a structure that are devoted entirely to residential use, except for accessory parking areas, storage areas, and mechanical rooms. Below grade areas, such as elevator lobbies, are included in this
calculation. Areas that serve both residential and commercial uses may be prorated.

  Common Recreation Area   23.49.010.B
  An area equivalent to 5 percent of the total gross floor area in residential use…shall be provided as common recreation area. The common recreation area shall be available to all residents and may be provided at or above ground level. A maximum of 50 percent of the
common recreation area may be enclosed. The minimum horizontal dimension for required common recreation areas shall be 15 feet, except for open space provided as landscaped setback area at street level, which shall have a minimum horizontal dimension of 10 feet.
No required common recreation area shall be less than 225 square feet. Common recreation area that is provided as open space at street level shall be counted as twice the actual area in determining the amount provided to meet the common recreation area requirement.

  SEE CS006 & 7

  Lot Coverage   23.49.158.C   In South Downtown, there is no limit under 65.' For portions of structures between 65' and 95,'  75% lot coverage is allowed.   SEE CS001

  Permitted Uses
  23.49.142/146.B;
23.66.320

  All except those specifically prohibited or permitted only as conditional uses.  Hotel, formula fast-food, planned community developments and select street-level uses are subject to special review by the Dept. of Neighborhoods.  Parking garages are permitted.

  Green Factor   23.49.031   A min. Green Factor score is required   SEE LA SHEETS

  23.49.011.B.1.f   Residential uses, live-work, below grade areas, accessorty parking for residential uses (except where area exceeds one space per unit) are exempt from FAR

  FAR   23.49.011.A   Base 2.5; Max 4
  SEE CS0010 & 11

  Street Level Requirements
  23.49.009 /
23.49.162

  75% of Jackson must be contain a street-level use. General sales and services; Human service uses and child care centers; Retail sales, Entertainment uses; Eating and drinking establishments and Bicycle parking, provided that the use does not exceed 30 percent of the
frontage 23.49.009.B or 50 feet, whichever is less.  Qualifying exceptions are allowed. Required open space does not qualify as a street-level use. Uses shall be within 10' of the lot line or the back of the sidewalk. Access to street-level uses must be no more than 3 feet
above or below sidewalk grade.

  SEE CS002

  Rooftop features must be screened from public view via the Design Review process.

  The following are limited to 15% roof coverage and can extend up to +15' : Solar collectors above 7', stair penthouses, mech equipment (if min 15' from roof edge). Elevator penthouses can extend up to +15'

  Rooftop Features   23.49.008.D /
23.66.332

  Railings and parapets: +4'. Rooftop decks +2' Solar collectors: +7' (coverage is unlimited if 7' or less) .

  SEE  CS001

  Structure Height   23.49.008.C
  The base height limit is 75 feet, and it is the applicable height limit for all structures, except that the applicable height limit is 95 feet if the applicant qualifies for extra floor area under Section 23.49.023 and Chapter 23.58A and the structure has no non-residential or
live-work use above 75 feet

  SEE CS001

  CODE ANALYSIS

  SEPA   25.05.675.P
  Project cannot obstruct views of Mt. Rainier from Kobe Terrace Park or general views from Kobe Terrace Park per 23.66.332. Jackson is a  Scenic Route in this location and the project mustn't obstruct views of the downtown skyline, though Jackson is not a View Corridor
per Map 1D.

  Street level uses not required. Property line facades not required.

  10th Ave South   Downtown Neighborhood Access. ROW Min 60. Existing ROW 66. Dedication Not Required. 18' CL to Curb, 6' landscape, 6' sidewalk, 0-6' frontage.

  Street level uses not required. Property line facades not required.

  South Main St   Not Designated. Recently Improved. Assume Downtown Neighborhood Access. ROW Min 60. Existing ROW 66. Dedication Not Required. 18' CL to Curb, 6' landscape, 6' sidewalk, 0-6' frontage.

  Class I Pedestrian Street. 23.49.009 street level provisions apply. Street Level Uses Required per Map 1G. Property line facades required per Map 1H.

  South Jackson St   Downtown Principal Arterial. ROW Min 90. Existing ROW 96. Dedication Not Required. Bike Master Plan: Sharrows. Frequent Transit Network. 25' CL to Curb, 6-8' landscape, 8-10' sidewalk, 0-6' frontage zone. NOTE: Per Map1C: Sidewalks shall be 18' wide but can be modified by the ISRD.

  ECA   40% Steep Slope, Potential Slide

  Other   Opportunity Zone: Yes. Pedestrian Zone: No.

  MHA   High Area, Fee Area

  Downtown Urban Center. South Downtown

  Overlays   International Special Review District (Historic).  The lot is outside of the International District Retail Core, Asian Design Character District

  Zone   DMR/C 75/75-95 (Downtown Mixed Residential / Commercial)

  Lot Size   1.84 acres; 80,231 sqft

  Parcel Numbers   8591900145

  Address   1032 S. Jackson St., Seattle, Washington

  SITE OVERVIEW

1" = 50'-0"
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DEPARTURE #1

CODE CITATION: 23.49.164.D - Facade width limits and separation requirements in South Downtown
a. For the portion of a structure 75 feet in height or less, the maximum width of a street-facing 

facade is 250 feet.

DEPARTURE REQUEST
a. For the portion of a structure 75 feet in height or less, the maximum width of a street-

facing facade is 350 feet.

RATIONALE
The prevailing urban fabric in the ISRD is continuous facades. 23.48.162 Map 1H, 23.66.326.F and 
23.66.302.B have either requirements or recommendations that presuppose continuous facades along 
the frontage in order to support street-uses and pedestrian-oriented retail shops. The width of the lot is 
approx. 360 feet, so limiting the overall facade length to 250 would result in non-continuous facades. 

Continuous facades:
1. Create more street-level spaces
2. Reinforce the continuity of urban design
3. Are more responsive to neighborhood context and adjacent buildings

With this Departure, that is applicable to both Main and Jackson streets, the proposed design can 
provide continuous, street-level facades along Jackson and 10th and make the best connection to Main 
Street.  
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