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250 5TH AVE NORTH, EDMONDS, WA 98020
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1.

CALL TO ORDER

2.

APPROVAL OF MINUTES
1. Approval of Draft Minutes of May 3, 2017

3.

APPROVAL OF AGENDA

4.

AUDIENCE COMMENTS

5.

MINOR PROJECTS

6.

PUBLIC HEARINGS
1. Phase 2 District Based Design Review for Graphite Art Studios at 202 Main Street (PLN20170016)
2. Public Hearing on Mietzner Brothers Properties, LLC proposal to construct eleven (11) new
detached single-family homes located at 8609, 8611 and 8615 244th St SW. (File No. PLN20170017)

7.

CONSOLIDATED PERMIT APPLICATIONS

8.

ADMINISTRATIVE REPORTS / ITEMS FOR DISCUSSION

9.

ADB MEMBER COMMENTS

10.

ADJOURNMENT
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DRAFT

CITY OF EDMONDS
ARCHITECTURAL DESIGN BOARD
Minutes of Regular Meeting

Chair Walker called the meeting of the Architectural Design Board to order at 6:00 p.m., at the City Council Chambers,
250 - 5th Avenue North, Edmonds, Washington.
Board Members Present
Tom Walker, Chair
Lauri Strauss, Vice Chair
Cary Guenther
Lois Broadway
Athene Tarrant

Board Members Absent
Brian Borofka
Joe Herr

Staff Present
Kernen Lien, Senior Planner
Jeanie McConnell, Engineering Program Manager
Jeff Taraday, City Attorney
Karin Noyes, Recorder

APPROVAL OF MINUTES
BOARD MEMBER TARRANT MOVED THAT THE MINUTES OF FEBRUARY 1, 2017 BE APPROVED
AS SUBMITTED.
VICE CHAIR STRAUSS SECONDED THE MOTION, WHICH CARRIED
UNANIMOUSLY.
APPROVAL OF AGENDA
VICE CHAIR STRAUSS MOVED THAT THE AGENDA BE ACCEPTED AS PRESENTED. BOARD
MEMBER GUENTHER SECONDED THE MOTION, WHICH CARRIED UNANIMOUSLY.
AUDIENCE COMMENTS
No one in the audience indicated a desire to address the Board during this portion of the meeting.
MINOR PROJECTS:
No minor projects were scheduled on the agenda.
PUBLIC HEARING: WESTGATE VILLAGE MIXED-USE BUILDING AT 10032 EDMONDS WAY (FILE
NUMBER PLN20160054)
Chair Walker reviewed the rules and procedures for the public hearing. He explained the Appearance of Fairness Rules
and invited members of the Board to disclose any conversations they might have had regarding the subject of the hearing
outside of the public process. None were noted. He asked Board Members to identify any conflicts of interest that
would render them unable to consider the application in a fair and objective manner. None were noted. He also if
anyone in the audience objected to any of the Board Members participating as decision makers in the hearing, and no
one stepped forward. Lastly, he asked that everyone who wanted to testify during the hearing stand and be sworn in.
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May 3, 2017
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Mr. Lien provided a site map and noted that the development is proposed for the southwest corner of the intersection of
Edmonds Way and 100th Avenue West. Other portions of the site were developed under PLN 200100170 and include a
Bartell’s Drug Store and another 6,000-square foot commercial building with multiple businesses. The site where the
proposed building will be located is currently undeveloped, and a McDonalds Restaurant is located directly west of the
subject property. Other surrounding uses include banks, a service station, two grocery stores, restaurants and numerous
neighborhood commercial businesses. Above the protected slope to the south of the site is a single-family neighborhood
with an RS-8 zoning classification.
Mr. Lien referred to the Staff Report, which goes into detail about the staff’s findings with regarding to the design
guidelines and zoning standards. He highlighted that the subject site is located at 10032 Edmonds Way and is zoned
Westgate Mixed Use (WMU). It consists of four parcels that are approximately 92,490 square feet. As part of the
project, the applicant is proposing to reconfigure the property. The portion of the property that will encompass the
project would contain 56,047 square feet following a lot line adjustment. This 56,047-square foot figure is the area that
is being used in the analysis for compliance with open space and amenity space requirements. Staff understands that the
property owner will be redeveloping the Westgate Village area in phases and there will be more opportunities to provide
additional open space and amenity spaces with future phases. Given the configuration of the lots for the current
development, staff wants to ensure that areas of the site that are left out of the open space and amenity space calculations
for this development will be included in future development phases. Therefore, staff is proposing a condition that
covenants must be recorded on Westgate Village properties confirming that areas not included for the open space and
amenity space requirement must be included in future phases of development of the Westgate Village site. Another
proposed condition is that the lot line adjustment be completed prior to permit issuance.
Mr. Lien briefly reviewed the general site plan for the proposed project, noting that all required parking will be located
within the project area, with some additional parking provided outside of the subject parcels. He also noted the location
of the proposed main entrance, retail space, open space, etc.
Mr. Lien said the City received several comments relative to parking for the proposed project, as well as the entire
Westgate Village area. He reviewed that, as per the parking standards in ECDC 16.110.020.D, 1.2 parking space is
required for all units that are less than 900 square feet. As all the units in the proposed project would be less than 900
square feet, a total of 110 parking spaces would be required for the residential portion of the development. Parking for
the commercial area is one space per every 400 square feet of commercial floor area associated with the project, which
equates to 8 commercial spaces. He summarized that a total of 118 parking spaces would be required for the project, and
the applicant is proposing 121 spaces within the project area. The applicant also did a parking calculation for the entire
Westgate Village, including Bartells and other commercial buildings. In total, 171 parking space would be required; and
following the project, there would be 217 parking space provided.
Mr. Lien advised that 28 of the parking spaces identified by the applicant are shared parking spaces, all of which would
be located in the surface lot area and publicly accessible at all hours. These parking space are consistent with the criteria
detailed in ECDC 20.30.030, but a parking agreement would be required. A proposed condition of approval requires
that the parking agreement be recorded prior to building permit issuance.
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Mr. Lien presented the Staff Report. He explained that the applicant is proposing to construct a new mixed-use building
with 91 multi-family residential units, 3,100 square feet of retail space, structured parking and a reconfigured surface
parking area providing additional parking spaces. He reminded the Board that the application is a Type III-B decision,
which means that the Architectural Design Board (ADB) conducts a public hearing and makes a decision, which is
appealable to the City Council. In order to approve the project, the ADB must find that the project is consistent with the
Comprehensive Plan and applicable Edmonds Community Development Code (ECDC) requirements (ECDC 16.100 –
Westgate Mixed Use Zone District, ECDC 22.110 – Design Standards for the Westgate Mixed Use District, ECDC
20.11 – General Design Review, and ECDC 20.13 – Landscaping Requirements).

2.1.a

Mr. Lien advised that building heights in the WMU zone are described in terms of stories. However, the overall building
height cannot exceed 25 feet for a two-story building, 35 feet for a three-story building, and 45 feet for a four-story
building. He further advised that building height is normally established by measuring the average grade. However, in
the WMU zone, height is established by the finished grade at the street front, which means that buildings may not use
adjoining slopes to increase the average height of the building above the street front level. He provided a cross section of
the site, noting that the finished grade at the street front is between 316 and 361 feet. The applicant is proposing a fourstory building, and the subject property is eligible for a fourth-story height bonus if certain criteria can be met. However,
the 4th story must be set back at least 10 feet from a building façade facing SR 104 or 100th Avenue West. In addition, no
3rd or 4th story may be located within 30 feet of the intersection of SR-104 and 100th Avenue West.
Mr. Lien referred to the Height Bonus Score Sheet in ECDC 20.110.090, which requires that an applicant obtain 8
points, with points in at least four of the categories in order to obtain the height bonus. He explained that:
•
•
•
•

The WMU zone requires that development meet LEED or Green Standards, and the height bonus requires at least
LEED Silver, which is what the applicant is proposing.
The WMU zone requires that development meet a Green Factor of 0.3, but a Green Factor of 0.4 is required for the
height bonus. The applicant’s proposal shows that that the project would meet the Green Factor 0.4 requirement.
The WMU zone requires that 15% of the total area be dedicated as amenity space, but 20% is required for the height
bonus. The applicant is using the new project area to calculate the required amenity/open space.
The WMU requires that projects meet street standards, including bikeway and pedestrian networks. In addition, the
applicant is proposing to provide a charging facility for electric cars, indoor/covered bicycle storage and indoor
changing facilities, and public art will be integrated into public amenity space.

Mr. Lien summarized that the proposal will result in 8 points, which makes it eligible for the height bonus. However,
staff is proposing a number of other conditions. Two conditions are related to LEED Design and Green Factor, which
would require third-party verification that the building is being designed to LEED Standards and Green Factor, and there
will be inspections throughout development to make sure the project meets the standards. A condition was also added
regarding the value of the artwork. Given that the art is being used for the height bonus, staff is proposing a condition
that requires that the value of the art must be no less than 1% of the total building value as determined by the Guiding
Valuation Data published by the International Code Council. The building is valued at about $9.5 million so the value of
the art would have to be about $95,000. The condition also calls out that the art is subject to review and approval by the
City’s Arts Commission.
Mr. Lien briefly reviewed how the amenity and open space requirement was calculated, noting that 20% of the project
area is 11,209 square feet, and the applicant is proposing 11,245 square feet of amenity space. The amenity space must
meet certain requirements related to pervious and impervious surfaces, vegetation, etc. He further noted that 15% of the
project area is 8,407 square feet, and the applicant is proposing 8,419 square feet of open space. The protected slope
behind the proposed new building would be set aside as open space for the project. While the amenity space must be
accessible to the public, the open space does not. Staff is recommending a condition that would require the applicant to
file a document with the Snohomish County Auditor’s Office related to the amenity space to address issues such as
maintenance, public access and hours of operation.
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Mr. Lien noted that the parking figures provided in the Staff Report are different than those submitted by the applicant.
He advised that the City’s Recycling Coordinator reviewed the project and noted that the proposed trash collection area
for the site (in the southeast corner) appears inadequate and more space is needed for the trucks to have access. A
proposed condition of approval would eliminate the 5 parking spaces just north of the trash enclosure. This condition
would reduce the number of parking spaces from 126 to 121. However, he summarized that as conditioned, the
proposal is still consistent with all of the parking requirements.

2.1.a

Mr. Lien provided a map that identifies the protected slopes in the WMU zone and advised that no development is
allowed within these sloped areas. He pointed out that the contour line for the protected slope on the subject property
ranges between 332 and 322 feet. There is an existing retaining wall that would be extended behind the building. The
top of the retaining wall would have a contour of between 324 and 326, which is below the protected slope area. The
existing trees on the slope would be retained.

Board Member Tarrant said she understands the point system for determining a height bonus. However, she asked if the
applicant could have a slightly higher retail ceiling height. Although it would not increase the square footage of the
development, it might enhance the larger retail spaces. She is normally a big believer in keeping heights down, but given
the slope, an additional few feet would not impede views. Mr. Lien answered that the slope was taken into consideration
when the height limits were established for the WMU zone, and additional ground floor ceiling height is not part of the
height bonus system. However, the Height Bonus Score Sheet also has a category for large format retail space, which
applies to development that contains one or more retail spaces that are greater than 15,000 square feet. In the WMU
zone, the ground floor ceiling height must be a minimum of 12 feet and the applicant is proposing a height of 13 feet.
Board Member Tarrant asked if it would be possible to combine the trash pickup areas for the entire Westgate Village
site. Mr. Lien answered that Bartell’s already has a designated trash enclosure, and the trash enclosure for the other
existing development would be expanded to cover a greater area and serve the new development, too. He suggested the
applicant address this issue more in his presentation.
Board Member Broadway referred to the parking matrix provided by Mr. Lien and asked if 43 refers to the retail parking
spaces that are required or what is there already. Mr. Lien said it is the number of parking spaces required, and he did
not count the number of existing spaces. Board Member Broadway asked if the 28 shared stalls are being counted as
part of the parking that is required for the retail space. Mr. Lien answered that all of the parking required for the
development would be located within the project area, and the shared parking spaces are beyond what is required for
parking for the site.
Chris Davidson, Project Manager, Studio Meng Strazzara, said his presentation would focus on the design and how
it ties into the existing site. He advised that the design is intended to:
•
•
•

Create a contemporary northwest-style building that blends with the existing site and works with the existing,
vibrant retail businesses.
Balance the public and private connection within the site with the plaza element and amenity spaces.
Benefit the overall neighborhood by providing additional parking space and amenity space for tenants and the public
to use, as well as by providing an art installation.

Mr. Davidson provided a diagram showing the layout of the proposed new development, particularly noting the
locations of the ingress and egress. He explained that access for the new building would be from existing curb cuts, and
no new curb cuts are proposed. He also provided a drawing to illustrate how the proposed new building would be
situated on the site. He pointed out the location of the single-family residential properties behind the subject property, as
well as the retail and office development on both sides. He provided several photos to illustrate the existing site
conditions, as well as views of adjacent properties.
Mr. Davidson provided drawings to illustrate the proposed floor plans, specifically noting the following:
•

The lower level would be reserved for approximately 35 parking spaces and additional storage for tenants.
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Mr. Lien referred to the detailed Staff Report and summarized that staff finds the proposal is consistent with the criteria
listed in ECDC 20.11.030 (General Design Review), the Comprehensive Plan and the zoning ordinance. He
recommended approval of the application with the conditions outlined in the Staff Report.

•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•

•
•

The retail spaces are focused in areas where they will have the most impact, off of SR-104 and towards a centralized
location near the proposed new plaza area.
The plaza area will not only provide an amenity to tenants, but pull in the neighborhood at large. It will be broken
up with a lot of planting areas and activity.
There will be pedestrian connections from the parking areas to the new building, as well a connection from the street
front to the main entrance via the existing pergola that will serve as a gateway into the plaza area.
All of the upper story residential units would have trash chutes that go into a trash room. Tenants will put their trash
in the chutes and maintenance staff will roll the bins out into the collection zone.
The main entry into the lobby of the new building will come from the pedestrian pathway that leads from the
existing pergola. The lobby area will include a leasing office, indoor covered bicycle storage, and other amenities.
The residential units will be a mixture of 1 and 2 bedroom and studio units, with about 30 units on each floor. The
idea is to get the bulk of the units looking out over the plaza area and towards SR-104. Those on the back side will
have a view of the protected slope buffer.
Tenant amenity space will be provided on the 4th floor where the building is required to be stepped back adjacent to
SR-104 and 100th Avenue W. One will be more of a fitness space, and the other will be more of a lounge-type
space.
A side view of the proposed development illustrates the height difference between the nearest residential neighbor
and the subject property, which is about 50 feet. The green belt will be maintained because of the steep slope, and it
will act as a buffer between the new project and the existing single-family homes.
The building will be setback from SR-104 by about 29 feet to meet the separation requirements of the code. This
area will include a 16-foot amenity space, and 8-foot sidewalk, and a 5-foot landscaped strip.
The façade of the retail spaces will be activated with a significant amount of glass. There will be large amounts of
glazing that is broken up by the structure and the concrete columns.
The large number of existing trees between the subject property and the existing McDonalds will be retained to
provide a buffer, and the exposed portion of the parking lot will be screened with a fiber composite material.
Exterior materials will include a combination of hardy board siding and a new composite material that mimics cedar
siding but is more durable.
Modulation is proposed to break up the façade into smaller pieces. The glazing on the retail space will wrap around
the corner.
The retaining wall will be closer to 8 feet, which will help screen the cars from adjacent properties.
The building will be tucked into the existing area and nestled into the hillside. There will be a meandering pathway
into and throughout the site.
The retail corner amenity space will offer opportunities for seating elements that will benefit the retail clients.
The concept of the plaza area is to create nodes and wayfinding throughout the pathway so it is inviting to all types
of people. The existing gateway element (pergola) will be relocated and be used to transition into a quasiprivate/public seating area for the retail component as well as people from the other retail buildings. The intent is to
activate the area with streetlighting for safety and aesthetics. Art would be integrated into the site in the plaza area,
and most of the pavement will be permeable and create a flow throughout the site.
The main residential entry from the sidewalk will be a different material, a metal panel, that will highlight the entry
point, and there will be dense plantings around it.
The pathway to the new building will be demarcated with paving elements.

Alexandra Zamba, Architect Designer, Studio Meng Strazzara, said they were looking to create a contemporary
northwest style that integrates and matches the existing neutral tones that are used on other buildings on site, as well as
matching with the protected slope. They are proposing a hardy board system on the façade with a variety of neutral
tones to break down the scale of the building and accentuate the different parts. In addition, they propose to use an
aluminum long board product, which mimics wood and is more durable, sustainable and recyclable. The building will
have a concrete base. Wherever there is more concrete, they will consider a green screen, as well. The accent materials
include a black metal panel and matching black vinyl windows, along with a black aluminum store front system. The
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black trim works well to create the contemporary, clean design and will work well with the clear vision glass that will be
employed at the retail levels. She concluded that accent panels will be used to accentuate the residential lobby area as
separate from the retail canopies.

Mr. Jammer said one of the circulation pieces will include the existing pergola on SR-104, as well as a stamped asphalt
pathway. Another existing pergola will be relocated to carry the theme throughout the project to connect with 100th
Avenue West. The intent was to retain and incorporate these elements into the new design. He explained that the
stamped asphalt in a brick pattern is existing and will continue to one of the access points where it will reconnect the
parking area to the retail space. The intent is to maintain consistency where it is already established on the site.
Mr. Jammer advised that the public plaza was required to meet specific requirements to allow the water to permeate
normally into the site, and he feels the proposed plan accomplishes this requirement. The Staff Report includes a
breakdown of the pervious and impervious surfaces that will be used in amenity spaces. He noted that one amenity
space will be about 3,315 square feet with less than 300 square feet of impervious surface. The rest will be pervious
pavement and plantings. Another larger amenity space will be about 7,930 square feet with about 1,800 square feet of
impervious surface. There will be impervious surface near the art installation and to transition into some of the entry
points to provide a nice contrast to the permeable materials as well as reinforcing the planting spaces. The walkway in
front of the building will be permeable pavement, as well. Permeable pavement will be used in the parking lot to assist
in meeting the water infiltration, and a bio-retention area is planned on the west side of the property to collect stormwater
from the back of the property and help to clean it before it is released.
Mr. Jammer pointed out that there is a great stand of trees on the protected slope (primarily Douglas Fir, Western Red
Cedar and Big Leaf Maple) that are all very healthy. The retaining wall associated with the project will have minimal
impact on these trees and the majority will be retained. In order to meet the Green Factor requirement, the applicant is
proposing to save 700 caliper inches of trees on the site, and most will be in the protected slope area. The trees between
the subject property and the McDonald’s site will also provide good screening.
Mr. Jammer advised that there will be a 5-foot wide planting area along the street to provide separation between the
sidewalk and the street. The sidewalk will be 8-feet wide, which is wide enough for two people to walk side-by-side and
a third person to pass. The existing trees that flank the circulation pergola will all remain, as will the heavy plantings that
exists in the shared parking area.
Mr. Jammer they are looking at using a few different paving materials outside of concrete to create more texture and
contrast and define spaces. It will be a subtle difference, more of a color band changing back to permeable concrete or
pavers on the amenity space walkway in front and continue to the plaza space. The main entry and the entry from the
retail space will both have contrasting impervious paving that will highlight the entries for pedestrians. The retail space
in the southeast corner will have circulation graphics to help invite people into the area.
A variety of planting material will be used throughout the site, including ornamental accent trees, approximately 15 feet
tall and 15 feet wide, that will flower in the spring. They are looking at creating a green screen on the blank concrete
space that is located at the front near the entry area, and specimen trees will be planted in circular planters to give a nice
statement right away. Small fingers of landscaping will be provided to create separation for the trash enclosure, which is
yet to be finalized.
Board Member Tarrant asked if it would be possible to more clearly mark the entrance from SR-104 so it is more visible
upon approach. Mr. Jammer answered that there is an existing marker at the entrance to the entire site, as well as the
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Forrest Jammer, Landscape Architect, Thomas Rengstorf & Associates, explained that the project design is
intended to enhance the character and color that already exists in the area. The building will be nestled back into the
existing trees to help transition from the upper level down to the street. A lot of the proposed vegetation speaks to that
concept, as well, adding some contrast.

2.1.a

visual cues provided by the existing pergola. There is also a power vault for two different utilities that limits the
opportunities for providing a clearer entrance. However, he said he understands her concern, and perhaps there is an
opportunity to provide additional direction via the pavement.
Board Member Tarrant asked if the proposed plantings would provide a sense of containment and enclosure around the
plaza area. Mr. Jammer answered that trees would be planted between the parking area and the plaza to provide
separation, but more could be added if the Board deems it appropriate.

Board Member Broadway commented that the bioswale proposed for the northwest corner seems small for the area it is
intended to pick up. She asked if it would also pick up drainage from the retaining wall. Mr. Jammer said it is only
intended to pick up surface water for a portion of the parking area. The bioswale will be about 1,000 square feet, which
should be adequate to collect all of the moisture from the surrounding area. Board Member Broadway asked how deep
the bioswale would be, and Mr. Jammer answered that it would be about 3 feet deep, with a 3:1 slope from the back of
the curb.
Vice Chair Strauss requested more information about the types of permeable surfaces that would be used for the project.
Mr. Jammer answered that it would include a variety of permeable materials, such as permeable concrete, slabs or
pavers.
Board Member Tarrant commented that the project includes a lot of great elements for the location, and her dream would
be for some of the buildings at the corner to disappear to make room for a roundabout to improve this very difficult
intersection. She further commented that the applicant has worked hard to align the design with the City’s design
guidelines, and she likes the concept of residential units on top of retail space, which she believes is a good option for a
City the scale of Edmonds. She thanked the design team for their careful planning that provides good pedestrian access
through a difficult site.
Board Member Broadway asked if the proposed project would be done in phasing, or if the phasing was in reference to
redevelopment of other portions of the site. Mr. Davidson answered that the proposed project would be a stand-alone
project known as Phase 1. Future phasing refers to redevelopment of the Bartell’s and other retail locations.
Board Member Broadway asked if staff is comfortable with the stability of the steep slope behind the proposed
development. Mr. Lien answered that three geotechnical reports have been done for the site and found that the slope
meets the requirements of the Critical Areas Ordinance.
Although she recognized that it is outside of the Board’s purview, Board Member Broadway noted that the project is
fairly large. If it goes up as one phase, the construction staging and laydown area will dramatically affect the existing
parking and retail spaces. She asked that the developer give serious consideration to the existing site circulation so as not
to impact the businesses that are open. Mr. Davidson agreed that they would do their best.
Vice Chair Strauss referred to Mr. Davidson’s comment that the project was designed with a Pacific Northwest Style.
She said she moved to Edmonds because she likes the seaside community feel. Many of the houses in the bowl area
have a more Cape Cod or Craftsman design. She asked if the applicant considered other designs and/or materials. She
said it seems like the design is popped in the middle of Edmonds and does not have anything to do with Edmonds. It is
important to note that once you pass the corner, the view starts to open up, making the area a gateway to the City. Mr.
Davidson responded that multiple design styles were considered before arriving at the proposal. The Cape Cod style
would not work for a structure of this size. There are some restrictions as far as height so pitched roofs diminish the
ability to get the fourth floor. He said he understands Board Member Strauss’ concern, but they attempted to mix the
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Board Member Tarrant asked if lighting would be provided in the plaza area and other landscaped areas, and Mr.
Jammer answered that there would be accent lighting, street lighting and ambient lighting throughout the site to address
safety and comfort issues.

2.1.a

materials by going with a toned-down pallet and wood materials that have more of a residential scale. He felt the
proposed design ties well with the newer projects that have come to Edmonds.

Chair Walker opened the public hearing. No one in the audience indicated a desire to participate in the public
hearing, and the public portion of the hearing was closed.
Board Member Tarrant commented that there is a burden upon future generations to deal with the problems at this
intersection, but she acknowledged that her concern has nothing to do with the current application.
Board Member Broadway said she has a contrary opinion to that expressed by Vice Chair Strauss. She would view a
Cape Code or seaside design as out of place because the intersection is becoming very urban. However, she is
concerned that the building sits back in a very dark corner. It faces north and there is very little sunlight. She is bothered
that the proposed materials appear too dark. She asked that the applicant consider using a lighter material, particularly
on the side that faces the slope, which will be in the shade all day. Vice Chair Strauss said she likes the pallet of colors
proposed by the applicant, but agreed with Board Member Broadway’s concern that the building may be too dark. On
the other hand, she did not believe that yellow tones would be right in this location. Perhaps the building could be
lightened by bringing the white color down one more floor. Board Member Broadway said it was not her intent to
change the color to a yellow tone. The lighter colors on the pallet board would be sufficient to address her concern. She
asked the applicant to consider using the lighter tones on a greater percentage of the building to lighten the façade.
Board Member Guenther pointed out that a Pacific Northwest design is typically more horizontal with deep overhangs,
and these features are not present on the proposed design. However, the design is good for capturing the color pallet that
is more suitable to Edmonds. While he likes the proposed colors, he agreed with Board Member Broadway that it could
be brightened up a little.
Board Member Tarrant agreed with Board Member Broadway about the more urban nature of the location, and she felt
the proposed design is more attractive than the bits and pieces of development that is already there. She said it is rather
difficult to find fault with the proposed design given the existing development. She said the proposed design is similar to
other development in the area, and it will provide a wonderful gateway to the City.
Chair Walker said he likes the proposed color pallet because it fits within the landscape. He said he does not like
buildings that stand out too much. He likes them to blend into the landscape, particularly when talking about a four-story
building. On the other hand, he would support Board Member Broadway’s recommendation that a little more brightness
should be added to the building colors.
Board Member Broadway noted that the main entrance to the residential units is located at the apex of the building, but it
is difficult to identify from the renderings provided in the Staff Report. She suggested that more should be done to draw
attention to the front entrance feature. While the entryway design includes a variety of colors and modulation, it is still
not highly visible and people are required to take their cues from the pavement patterns to find the entrance. Perhaps the
entryway is an area where more lightness could be introduced. Vice Chair Strauss questioned if they really want to
accentuate the entrance to the residential units since it could have an impact on privacy and security. Mr. Davidson
reminded the Board that the residents would have access via the secure underground parking area, and the front entrance
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Chair Walker asked Mr. Lien to share his perspective relative to traffic and mitigation. He noted this is already a busy
street corner. Mr. Lien advised that a traffic analysis was submitted with the project as part of the State Environmental
Policy Act (SEPA) review. The project, itself, did not raise the level of service at any of the corners below what is
required by the City’s Transportation Plan and no specific mitigation was triggered by the increased traffic associated
with the project. A traffic study was also done for SR-104 that looks at development along the corridor in the future, and
the staff has talked with the applicant about looking forward to future phases to make sure what is done now will not
impact the ability for future development along the corridor. Again, he said no specific mitigation measures were
required for this project.

2.1.a

would primarily be used by guests and people riding bicycles. A sliding gate will be located at the entry to the
underground parking to provide security for residents and tenants.
Vice Chair Strauss noted that there is a gap between the top of the retaining wall and the building. She asked if this
would allow people to access the back of the building, creating safety concerns for the residents. Mr. Davidson agreed
that would be possible, but he would be surprised if it became a problem. He reminded the Board of the steep slope
behind the retaining wall.

Mr. Lien asked if Board Member Broadway is suggesting that the application come back before the Board after the
applicant has addressed the issue of color and accentuating the entrance. If not, the Board should give clear direction for
staff as the project moves forward to the Building Permit stage to make sure the design is consistent with the Board’s
intent. Board Member Broadway advised that if the solution is a substantial change to the architecture and undulation of
the roof at the entry, she would like to see the project again. But if it is simply color or a change in the entry for
articulation without affecting the roof line, the Board does not need to see it again. The remainder of the Board
concurred. Mr. Lien said he would prefer that the Board provide this direction as a condition of approval rather than
relying solely on the minutes.
Mr. Davidson suggested that a roofline change would not do a lot to emphasize the entryway. Any changes would
probably be at the ground level in materials and color and less about what is going on above. He said he thinks the
design team can do something to make that work without making wholesale changes in the structure, itself. Board
Member Broadway said she likes the roof line as it is currently proposed.
BOARD MEMBER BROADWAY MOVED THAT THE DESIGN, AS PRESENTED AND WITH THE
COMMENTS, SO LONG AS THERE ARE NO ROOF LINE CHANGES, IS SUBJECT TO THE
REMAINING ADMINISTRATIVE PROCESS. BOARD MEMBER GUENTHER SECONDED THE
MOTION, WHICH CARRIED UNANIMOUSLY.
BOARD MEMBER GUENTHER MOVED THAT THE ARCHITECTURAL DESIGN BOARD ADOPT THE
FINDINGS, CONCLUSIONS AND ANALYSIS OF THE STAFF REPORT; FIND THE PROPOSAL IS
CONSISTENT WITH THE COMPREHENSIVE PLAN, POLICIES OF ECDC 20.10.000, DESIGN
CRITERIA OF ECDC 20.11.030, DESIGN CRITERIA OF ECDC 22.110 AND ZONING REGULATIONS;
AND APPROVE THE PROPOSED WESTGATE MIXED-USE DEVELOPMENT UNDER FILE NUMBER
PLN20160054 WITH THE FOLLOWING CONDITIONS:
1. A PARKING AGREEMENT FOR SHARED PARKING WITHIN THE WESTGATE VILLAGE SITE
SHALL BE SUBMITTED IN A FORM APPROVED BY THE CITY. SUCH AGREEMENT MUST BE
RECORDED PRIOR TO THE CERTIFICATE OF OCCUPANCY BEING ISSUED FOR THE
BUILDING.
2. LEED SILVER OR BUILT GREEN 4-5 RATING MUST BE CONFIRMED THROUGH THIRD-PARTY
VERIFICATION AT THE APPLICANT’S EXPENSE. THE APPLICANT MUST ENTER INTO A
CONTRACT WITH THE CITY OF EDMONDS, WHO WILL SELECT THE CONSULTANT TO
VERIFY THAT THE PROJECT IS DESIGNED AND CONSTRUCTED TO THE IDENTIFIED LEED
OR BUILT GREEN STANDARD.
3. GREEN FACTOR CERTIFICATION MUST BE CONFIRMED THROUGH THIRD-PARTY
VERIFICATION AT THE APPLICANT’S EXPENSE. THE APPLICANT MUST ENTER INTO A
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Board Member Broadway asked if there would be a covered awning over the entrance to the retail space, and Mr.
Davidson answered affirmatively. Board Member Broadway noted that the awning along the front façade would not be
continuous, and Mr. Davidson agreed and pointed out that there are landscape buffers between the two.

2.1.a

4. PRIOR TO BUILDING PERMIT ISSUANCE, A COVENANT WITH AND IN A FORM APPROVED BY
THE CITY OF EDMONDS MUST BE RECORDED WITH THE SNOHOMISH COUNTY AUDITOR’S
OFFICE ACKNOWLEDGING THAT ANY AREA WITHIN PARCEL NUMBERS 00610700200600,
00610700200601, 00610700200701 AND 00610700200702 LEFT OUT OF CALCULATIONS FOR THE
AMENITY AND OPEN SPACE REQUIREMENTS FOR THE SUBJECT PROPOSAL MUST
ULTIMATELY BE INCLUDED IN CALCULATIONS FOR AMENITY AND OPEN SPACE
REQUIREMENTS IN FUTURE DEVELOPMENT PHASES ON PARCELS 00160700200803 AND
00610700201001.
5. AN EASEMENT MUST BE PROVIDED BY THE CITY OF EDMONDS FOR THE PORTION OF THE
SIDEWALK LOCATED ON PRIVATE PROPERTY THAT IS NECESSARY TO MEET THE EIGHTFOOT SIDEWALK WIDTH REQUIREMENT.
6. A LOT LINE ADJUSTMENT MUST BE COMPLETED AND RECORDED PRIOR TO BUILDING
PERMIT ISSUANCE. THE AREA CONTAINING THE DEVELOPMENT FOLLOWING THE LOT
LINE ADJUSTMENT SHALL BE USED IN DETERMINING COMPLIANCE WITH THE OPEN
SPACE AND AMENITY SPACE REQUIREMENTS OF ECDC 22.110.
7. THE GROUND LEVEL FACADES OF BUILDINGS THAT FACE A STREET FRONT SHALL HAVE
TRANSPARENT WINDOWS COVERING A MINIMUM OF 40 PERCENT OF THE GROUND FLOOR
FAÇADE THAT LIES BETWEEN AN AVERAGE OF TWO FEET AND 10 FEET ABOVE GRADE. TO
QUALIFY AS TRANSPARENT, WINDOWS SHALL NOT BE MIRRORED OR CONSIST OF DARKLY
TINTED GLASS OR PROHIBIT VISIBILITY BETWEEN THE STREET AND INTERIOR.
8. ALL MECHANICAL EQUIPMENT AND OTHER UTILITY HARDWARE ON THE ROOF, GROUNDS
OR BUILDINGS SHALL BE SCREENED TO MITIGATE VIEW IMPACTS FROM STREET LEVEL.
SCREENING COULD INCLUDE THE USE OF ARCHITECTURAL ELEMENTS, LANDSCAPING
AND/OR FENCING.
9. THE APPLICANT IS RESPONSIBLE FOR SEEKING AND OBTAINING ALL OTHER REQUIERD
LOCAL, STATE AND FEDERAL PERMITS.
10. A DOCUMENT SUMMARIZING APPLICABLE CONDITIONS RELATED TO THE AMENITY
SPACE, INCLUDING BUT NOT LIMITED TO MAINTENANCE, PUBLIC ACCESS AND HOURS OF
OPERATION, SHALL BE SIGNED BY THE APPLICANT, IN A FORM ACCEPTABLE TO THE CITY,
AND RECORDED WITH THE SNOHOMISH COUNTY AUDITOR’S OFFICE.
11. THE APPLICANT SHALL PURCHASE ONE OR MORE ORIGINAL WORKS OF ART TO BE
PERMANENTLY DISPLAYED IN A REASONABLY-ACCESSIBLE AREA OF THE EXTERIOR
PUBLIC AMENITY SPACE. THE ART WORK SHALL HAVE A FAIR MARKET VALUE OF NO
LESS THAN 1% OF TOTAL BUILDING VALUE AS DETERMINED BY THE BUILDING
VALUATION DATA, PUBLISHED BY THE INTERNATIONAL CODE COUNCIL ON FILE WITH
THE CITY BUILDING OFFICIAL. FINAL SELECTION OF ART WORK SHALL BE SUBJECT TO
REVIEW AND APPROVAL BY THE CITY OF EDMONDS ARTS COMMISSION.
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CONTRACT WITH THE CITY OF EDMONDS, WHO WILL SELECT THE CONSULTANT TO
VERIFY THAT THE PROJECT IS DESIGNED AND CONSTRUCTED TO THE IDENTIFIED GREEN
FACTOR SCORE.

2.1.a

12. THE FIVE PARKING SPACES ON THE NORTH SIDE OF THE TRASH ENCLOSURE SHALL BE
ELIMINATED IN ORDER TO PROVIDE ADEQUATE MANEUVERABILITY FOR SERVICE
VEHICLES.
13. THE ENTRANCE TO THE RESIDENTIAL PORTION OF THE BUILDINGS SHOULD STAND OUT
MORE AND THAT CAN HAPPEN PRIMARILY WITH COLOR OR MATERIAL CHANGES TO THE
FAÇADE. IF THE CHANGES RESULT IN A STRUCTURAL CHANGE TO THE ROOF LINE, THE
PROPOSAL WOULD NEED TO COME BACK TO THE ARCHITECTURAL DESIGN BOARD FOR
APPROVAL.

BOARD MEMBER BROADWAY MOVED TO AMEND THE MAIN MOTION TO ADD ONE MORE
CONDITION TO READ:
14. THE APPLICANT WILL RE-EVALUATE THE PROPOSED COLOR PALLET AND ADJUST SUCH
THAT THERE ARE GREATER PROPORTIONS OF A LIGHTER PART OF THE PALLET USED IN
THE PROJECT.
VICE CHAIR STRAUSS SECONDED THE MOTION TO AMEND, WHICH WAS APPROVED BY A VOTE
OF 3-2, WITH BOARD MEMBERS TARRANT AND WALKER VOTING IN OPPOSITION.
THE MAIN MOTION, AS AMENDED, WAS UNANIMOUSLY APPROVED.
The Board took a five-minute break at 8:00 p.m. The meeting reconvened at 8:05 p.m.
PUBLIC HEARING: PHASE 1 DISTRICT BASED DESIGN REVIEW FOR GRAPHITE ART STUDIOS AT
202 MAIN STREET (FILE NUMBER PLN20170016)
Chair Walker reviewed the rules and procedures for the public hearing. He explained the Appearance of Fairness Rules
and invited members of the Board to disclose any conversations they might have had regarding the subject of the hearing
outside of the public process. None were noted. He asked Board Members to identify any conflicts of interest that
would render them unable to consider the application in a fair and objective manner. None were noted. He also if
anyone in the audience objected to any of the Board Members participating as decision makers in the hearing, and no
one stepped forward. Lastly, he asked that everyone who wanted to testify during the hearing stand and be sworn in.
Mr. Lien presented the Staff Report, advising that projects that require a State Environmental Policy Act (SEPA)
threshold determination are reviewed by the ADB in a two-phase public hearing process. The ADB’s decision on such
applications is a Type III-B decision, which is appealable to the City Council. He explained that the purpose of Phase 1
design review is for the applicant to present conceptual designs to the Board and for the Board to give direction to the
applicant based on the design review standards. They will not be making a decision tonight. Following public testimony
and establishment of the Design Guidelines Checklist by the ADB, the public hearing will be continued to a date certain,
not to exceed 120 days from the Phase 1 hearing date. The purpose of Phase 2 is to allow the applicant to redesign the
initial conceptual design to address the input of the public and the ADB. Once this is done, the design will be submitted
to staff, who will review the proposal and schedule the project for final review. Staff will provide a more detailed
analysis of the proposal’s compliance with the prioritized design guidelines as well as all applicable zoning standards in
advance of the Phase 2 hearing. The Board will make a final decision on the design proposal at the conclusion of Phase
2 of the public hearing.
Mr. Lien advised that the application is for a new mixed-use building at 202 Main Street within the Downtown Business
(BD2) zone. The proposed two-story, 20,000 square foot building, referred to as the “Graphite,” will contain art studios,
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BOARD MEMBER BROADWAY SECONDED THE MOTION.

2.1.a

art gallery space, a café, three two-bedroom apartments and an additional 9,540 square feet of underground parking. The
project site is 14,411 square feet and currently houses the Marvel Marble business, which would be demolished to make
room for the new building.

Mr. Lien reminded the Board that the maximum allowed height in the BD2 zone is 30 feet, measured from the average
grade. Measuring from the main floor elevation, which appears to be close to what the average grade would be, the
building is 29’9” in height. While it appears that the proposed building will comply with the height restrictions, specific
calculations should be provided with Phase 2 in order to verify the proposal is consistent.
Mr. Lien explained that parking is not required for the commercial floor area of permitted uses located in the BD2 zone,
and one parking stall is required per residential unit. The applicant has indicated that approximately 20 parking stalls
would be provided in a parking garage within the building, which exceeds the required ratio of one stall for each of the
three residential units.
Mr. Lien reviewed that the BD2 zone requires that the minimum height of the ground floor must be 12 feet. The
elevation views found in Attachment 3 indicate a ground floor height of 15 feet, but compliance with the requirement
will be confirmed during future review of more detailed plans.
Mr. Lien explained that, pursuant to ECDC 20.12.070.A, the ADB will use the Design Guidelines and Design Review
Checklist applicable to the district-based design review process when conducting its review. The guidelines and
checklist are included in Attachment 4. The intent is that the ADB will use the checklist to prioritize the design
guidelines as they pertain to the proposal. He noted that the design standards applicable to the BD zones are found in
ECDC 22.43 (Attachment 6).
Mr. Lien reported that the City’s Recycling Coordinator has advised that the space provided for trash collection on the
proposed plan appears to be inadequate and will need to be expanded so that both containers can be rolled out
independently and serviced in the alley with enough room for the drivers to access the space.
Mr. Lien advised that the City received one comment letter prior to the hearing from Brian Mull, suggesting that the
Marvel Marble Building be retained and refurbished.
Mary Olsen, Property Owner and Applicant, Edmonds, said the building would be a very large art studio space with
room for classes, workshops, and instruction. The ground floor space would be occupied by studios where artists can
work and the public can watch. The gallery will allow artists to display their work, and the flexible area will be a nice
space for artists to draw. The new building will also house a non-profit, art-education organization called Heartland
Northwest, whose purpose is to get art education back into schools by teaching teachers how to teach art.
Scott Miller, Architect, Scott G. Miller Design Services, reviewed the floor plan for each level of the proposed new
building. He noted where the main entrance would be located and advised that the entrance would have a projected
awning and street trees would be provided along the sidewalk. The ground floor will include public space for receptions
and meetings, art studios with moveable walls, a center area with moveable tables for various projects, and large
skylights above to bring in natural light to the lower part of the building. It will also include office space, a secondary
entrance for artists and residents, gallery space, a cafe with a covered sidewalk for outdoor dining and landscape planters
outside of the building. Space for deliveries, Americans with Disabilities (ADA) parking and restrooms will also be
provided on site.
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Mr. Lien reviewed that, in accordance with ECDC 15.43.030.E, at least 5% of the lot area of the project must be devoted
to open space. With a lot area of 14,411 square feet, 720 square feet of open space is required. The proposal provides
open space in the northeast corner in front of the café and the northwest corner with a patio that is accessible from the
sidewalk. The total amount of open space currently proposed by the applicant is 1,400 square feet.

2.1.a

Mr. Miller referred to the Recycling Coordinator’s comments relative to the size of the trash enclosure and noted that it
has already been relocated to a different area on the site and could be expanded to meet whatever size the City deems
necessary. An additional trash container would be located in the parking garage below ground, along with bicycle
storage space, utilities and a stormwater retention system. The parking garage would be accessed via the alley.

Mr. Miller reviewed that the building façade uses a variety of materials and architectural accents on the lower half of the
building, accentuated by slate tiles, landscape planters, distinct overhangs and fixed awnings on the entryways. The
building has substantial exterior modulation on both sides facing Main Street and 2nd Avenue, as well as the alley to the
south. The main entrance faces Main Street and a secondary entrance faces the alley to the south. All entryways are
accessible from the street and have sloped awnings or overhangs that provide pedestrian protection and additional
modulation of the façade. Ground level details include projecting slate tile planters, sitting areas, large column bases,
recessed building corners for greater visibility, natural wood soffits at awnings and large storefront windows for
increased visual connection from the exterior to the interior spaces. Building signage will be located above the main
entrance below the awning, and a sign will be placed above the café entrance, as well. Blade signs might also be used on
the building. Two small areas of sloped roof are also included in the design for aesthetics. Due to the slope of the site,
the Main Street façade will be two feet below grade on one end and about four feet above grade on the other end.
Mr. Miller advised that the proposed building would be a mixture of compatible uses that are complementary to each
other and to the downtown. The proposed Corten steel material will be of a warm color and the natural wood beams and
columns will provide modulation. The Corten steel material and wood beam design also wraps around to the alley
sides, and there is a lot of modulation on the alley side, as well.
Mr. Miller commented that, although the building would not be fully LEED certified, it will contain a number of LEED
elements, including materials that are easy to recycle, natural lighting for ventilation and lighting, and the Corten steel is
made out of 2/3 recycled steel.
Board Member Tarrant asked if the wood beams would be a natural color, and Mr. Miller answered affirmatively.
Board Member Tarrant asked why the applicant has chosen to use Corten material. She also asked the applicant’s
reasoning relative to the scale of the windows, noting that the windows on the two corners appear to be smaller panes
than the larger panes in the middle of the building. Mr. Miller said the windows are actually the same size, but they look
smaller in the drawing because they are on an angle and the elevation drawing is flat. Board Member Tarrant suggested
that the applicant consider different, perhaps smaller windows for the residential units to set them apart from the
windows that are provided for the studios and other artist spaces. Mr. Miller agreed that the windows for the residential
units could be more residential in scale.
Board Member Tarrant asked if the Corten material would be used around the entire building, and Mr. Miller answered
affirmatively. He noted that the pieces would be fairly small and the attachment pieces would make it appear “claddish.”
They want a material that is both ecologically helpful as well as something that will last without a lot of maintenance.
The Corten material also has more of a high-tech flavor.
Board Member Broadway asked if the building height would be measured to the top of the flat roof. If so, could the
applicant obtain a variance for the sloped roof pieces? Mr. Lien said the height would be measured to the peak of the
sloped section of the roof. The maximum height of the roof structure could be no greater than 30 feet, but there are some
height exceptions for elevator penthouses, stand pipes, etc.
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Mr. Miller advised that the upper story would be served by both an elevator and stairs and would provide more art
studios, flexible space, drawing space, an open area to the ground floor, restrooms, three residential units with decks, and
storage units for the occupants. The underground parking will be for the residential tenants, as well as the more
permanent artists who use the studios. The street parking would remain open for visitors of the new building, as well as
the general community. While the parking garage is a rather costly element and is not required by code, it will relieve a
lot of pressure related to parking.

2.1.a

Vice Chair Strauss observed that the applicant is proposing 20 parking space on site when only three are required. While
she gets the desire to provide parking space for the artists, she asked if the intent is to attract artists from outside of the
area, as well. She noted that downtown Edmonds is very walkable, and she questioned the need to dig up the ground to
put in 20 unneeded parking spaces. Mr. Miller said the underground parking would provide secure parking for both
residents and artists who bring equipment and materials. Even though downtown Edmonds is walkable, it is often
difficult to find street parking.

Board Member Broadway asked if the surface ADA parking space would be designated as ADA only or if it would also
be used for drop off parking. Mr. Miller said it is not intended to be a loading stall. Board Member Broadway asked if
there would be access from ADA parking spaces to the building. Mr. Miller answered that there would be access from
the surface parking space to the side entrance of the restaurant, but there would not be ADA access from the parking
space to the main entrance. However, the ADA parking spaces located in the underground parking area would be
accessible to the main portion of the building via elevators. He reminded the Board that the ADA spaces are not
required.
Board Member Guenther asked what structure type the applicant is anticipating for the new building. He also asked if
the expression of wood and steel would be carried into the interior of the building, as well. Mr. Miller said he anticipate
that the exposed wood beams will be used inside the structure, and there will be some Corten elements inside, as well.
The basic framework for the new building will be wood construction, and the open areas will be beamed with columns.
Vice Chair Strauss observed that downtown Edmonds is eclectic, with a lot of different designs. She said she likes the
Marvel Marble building with its angled gables. Edmonds buildings are all unique, but also have common elements like
parapets that go up with crenellation to define entries and pitched roofs to provide modulation. She does not see any of
this in the proposed design. The roofs are more symmetrical without any parapets or awnings at the street level. While it
is a nice design, she did not feel it fits downtown Edmonds. The metal siding is not used on any other building in
downtown. She said she understands that the applicant is trying to bring in a new design that plays into the eclectic
nature of Edmonds, but she feels it is too busy for the corner.
Ms. Olsen said her intent was to reflect what is going on inside the building, which is artists and artwork. She looked at
remodeling the Marvel Marble Building, but it would have been too difficult and costly. She felt that what is going on
inside the building should be reflected in the exterior design. It needs to be different to catch your eye and attract people
to come inside and see what is going on.
Chair Walker opened the public hearing.
Tam Axtell, Edmonds, said she is not an artist or a designer, but she has been a resident of Edmonds for 30 years and is
very excited about the project. She is heartened that the ADB spends time considering what is built in Edmonds, but she
likes the design and is excited about the new art facility. She is particularly glad that it will accommodate a non-profit
organization that focuses on art education in public schools.
Kim Fine, Edmonds, said she supports the proposed project and thinks the design represents an exciting building.
With all due respect, she said she likes that it is different for Edmonds, but fits in with the Pacific Northwest feel. She
loves the large windows and the multiple uses of the building, with the café, art studios and common space for events.
She also really appreciates the idea of parking below ground. She summarized that the proposal is a unique and exciting
design for Edmonds.
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Vice Chair Strauss asked if the applicant is required to provide ADA parking. Mr. Miller answered that it is not a
requirement, but the applicant believes it would be appropriate to accommodate disabled artists, guests and tenants.

2.1.a

Krystal Lanning, Edmonds, said she became a resident of Edmonds in the early 80s, and she loves the design of the
proposed new building. She likes the lines, and having some extra parking, even if not required, is an awesome
opportunity for both guests and tenants. Extra ADA parking is fabulous, as well. The opportunity for teachers to learn
how to teach art is incredible. The people who will be involved in the new building are active in the community and
artists themselves. Bringing people to a learning center and offering an opportunity for kids to experiment with art will
broaden their horizons. She thanked Ms. Olsen for bringing the project forward
Julie Green, Edmonds, said she would probably work in the new studios until she needs to use one of the ADA parking
spaces. She thanked the applicant for going above the standard by providing the additional parking spaces. She likes
that there will be secure parking when she works late into the evening.
Deloris Hogland, Edmonds, said she is a local artist, and she supports the proposed project. Having a place for artists
to park and unload their supplies is important and the atrium design is a dream that will attract good things to the City.
She agreed with the other citizens who spoke in favor of the project.
The Board reviewed the Design Review Checklist and made the following findings:
A. Site Planning
1. Reinforce existing site characteristics

Low
Priority

2. Reinforce existing streetscape characteristics

High
Priority

3. Entry clearly identifiable from the street

High
Priority

4. Encourage human activity on street

High
Priority

5. Minimize intrusion into privacy on adjacent sites

Low
Priority
Low
Priority

6. Use space between building and sidewalk to provide
security, privacy and interaction (residential projects)

Mr. Lien pointed out that this item refers to the
topography, environmental constraints, solar
orientation, etc.
Board Member Broadway pointed out that there
are existing trees, and she would like them to
remain. Mr. Lien advised that there would be
street frontage improvements that include
sidewalks and new street trees. Although the
existing ones might not remain, new ones would
be planted.
Board Member Broadway noted that members of
the public indicated the need to draw pedestrians
from the ferry terminal to the new building, and
accentuating the entryway would help with that.
Board Member Broadway commented that the
restaurant component is valuable and will draw
people who are not artists through curiosity.
Board Member Guenther pointed out that the
outdoor dining space will also be consistent with
the space that is available across the street.
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Diane Ellis, Edmonds, said she is excited about the proposed new building on a number of levels. She commented that
the Marvel Marble building has been an eyesore in the downtown for thirty years, yet it is the first thing you see while
coming up SR-104 from the ferry. The proposed project will be cutting edge for what it will provide in opportunities for
the community. It will be a nice anchor that will attract more businesses to an area that is not currently as popular as the
downtown core. The project will be fun and exciting, and she likes the Corten material that has an urban village feel. It
is a brilliant project that should be embraced by the City.

7. Maximize open space opportunity on site (residential High
projects)
Priority

8. Minimize parking and auto impacts on pedestrians High
and adjoining property
Priority
9. Discourage parking in street front

N/A

10. Orient building to corner and parking away from High
corner on public street fronts (corner lots)
Priority

Mr. Lien pointed out that 5% open space is
required and the proposal provides significantly
more than that via the outdoor dining space and
the patio on the corner.
It was noted that this is already a priority of the
applicant, who is proposing significantly more
parking space than what is required by code.
Mr. Lien noted that the applicant is not proposing
to add any parking in front of the building, and
they are allowed to use the existing street
parking.
Vice Chair Strauss commented that this item is
important to attract people coming from the
ferry. Board Member Broadway said she
supports the proposal to provide access to the
underground parking via the alley.

B. Bulk and Scale
1. Reinforce existing site characteristics

N/A

Mr. Lien noted that all of the surrounding
properties are zoned BD-2, as well.

1. Complement positive existing character and/or
respond to nearby historic structures

High
Priority

2. Unified architectural concept

High
Priority

3. Use human scale and human activity

High
Priority

Vice Chair Strauss pointed out that the proposed
building is large compared to adjacent structures.
While there is some vertical separation, perhaps
they could bring that down to a smaller scale.
Board Member Guenther pointed out that
drawings provided by the applicant are flat
elevations, which make it difficult to see the
modulation that is proposed. He agreed that he
would like to see a rhythm or pattern for the
windows rather than all being the same size.
Board Member Broadway commented that she
likes the materials, proportions and modulation
of the building, and she appreciates that the
ground floor public space is very visible and
clear, but she would like to see more modulation
in the upper floor private space. She would also
like the windows on the residential portion to be
a different scale. While it is important that the
ground floor windows be transparent to draw
people in, the residential windows should
provide privacy. The applicant pointed out that
there is only one set of residential windows on
the front of the building. The remaining
residential windows are on the sides facing the
alleys.
Chair Walker commented that he likes the

C. Architectural Elements and Materials

4. Use durable, attractive and well-detailed finish

High
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2.1.a

5. Minimize garage entrances

Priority

High
Priority

overall design, as well as the proposed materials.
It is funky and has an artistic flavor to it. Vice
Chair Strauss expressed her belief that a lot of the
same materials are used, and the building seems
really dark and heavy. Perhaps a lighter color or
different material could be used on the upper
floor. Board Member Broadway said she likes
the Corten building materials, as well as the
proposed color pallet.
The Board indicated support for the proposed
garage entry from the alley.

D. Pedestrian Environment
1. Provide convenient, attractive and protected
pedestrian entry
2. Avoid blank walls

3. Minimize height of retaining walls
4. Minimize visual and physical intrusion of parking
lots on pedestrian areas
5. Minimize visual impact of parking structures
6. Screen dumpsters, utility and service areas
7. Consider personal safety

High
Priority
High
Priority

Regarding the blank walls along the alley, Board
Member Broadway pointed out that the
alleyways are narrow and nothing looks onto the
wall from these locations. She felt that this is a
good location for the restaurant function. Mr.
Lien suggested there could be some variation in
color and materials to provide definition. Chair
Walker suggested that perhaps an art installation
could be on that large, blank wall.

N/A
N/A
High
Priority
High
Priority
High
Priority

It was pointed out that the applicant is already
addressing this requirement.

High
Priority
High
Priority
N/A

Mr. Lien reminded the Board that street trees
would be required.

E. Landscaping
1. Reinforce existing landscape character of
neighborhood
2. Landscape to enhance the building or site
3. Landscape to take advantage of special site
conditions

It was noted that there are no special site
conditions.

Mr. Miller asked if the Board would prefer that he provide an actual model of the proposed development. The Board
agreed that a computer-generated model that is available electronically would be helpful.
The Board discussed potential dates for the Phase II hearing and tentatively scheduled it for June 21st at 7:00 p.m. Mr.
Lien indicated that he would need all of the applicant’s materials by May 29th in order to prepare for the continued
hearing on June 21st. He would prefer that the materials are submitted as early as May 22nd.
Architectural Design Board Meeting
Minutes of Regular Meeting
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materials.

2.1.a

BOARD MEMBER GUENTHER MOVED THAT THE HEARING BE CONTINUED TO A FUTURE DATE.
BOARD MEMBER BROADWAY SECONDED THE MOTION, WHICH CARRIED UNANIMOUSLY.
CONSOLIDATED PERMIT APPLICATIONS (No Public Participation):
There were no consolidated permit applications.
ADMINISTRATIVE REPORTS/ITEMS FOR DISCUSSION:

Attachment: ADB170503d (2147 : Approval of Draft Minutes of May 3, 2017)

There were no administrative reports.
ARCHITECTURAL DESIGN BOARD MEMBER COMMENTS:
There were no Board Member comments.
ADJOURNMENT:
The meeting was adjourned at 9:35 p.m.

Architectural Design Board Meeting
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Architectural Design Board Agenda Item
Meeting Date:

06/21/2017

Phase 2 District Based Design Review for Graphite Art Studios at 202 Main Street (PLN20170016)
Staff Lead:

Kernen Lien

Department:
Prepared By:

Planning Division
Kernen Lien

Background/History
The Architectural Design Board held Phase 1 of the two phase public hearing process on May 3, 2017
where the ADB reviewed the design guideline checklist and identified which guidelines were higher and
lower priorities for this specific project. The ADB continued the public hearing to June 21, 2017.
Staff Recommendation
Approve with conditions.
Narrative
Architect Scott Miller, representing property owner Mary Olsen, submitted an application for a new
mixed-use building at 202 Main Street located in the southeastern corner of 2nd Avenue South and Main
Street. The site is located within the Downtown Business (Downtown Mixed Commercial), BD2, zone.
The proposed two-story 20,000 square foot building, referred to as the “Graphite Art Studios,” will
contain art studios, art gallery space, a café, three two-bedroom apartments and an additional 9,540
square feet of underground parking. The project site is 14,411 square feet and is currently houses the
Marvel Marble business which will be demolished to make room for the proposal.
Pursuant to ECDC 20.12.010, proposed developments that require a State Environmental Policy Act
(SEPA) threshold determination are reviewed by the ADB in a two-phase public hearing process. The
ADB’s decision on such applications is a Type III-B decision.
Attachments:
PLN20170016 Phase2 Staff Report with Attachments
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Staff Contact:
ADB Meeting:

I.

Wednesday - June 21,2OL7 at 7:00 P.M.
Edmonds Public Safety Complex: Council Chambers
250 sth Avenue North, Edmonds WA 98020

PROJECT PROPOSAL

As reviewed at Phase 1 of the public hearing on May 3,2O1l7 , Architect Scott Miller,
representing property owner Mary Olsen, submitted an application for a new mixed-use

building at2O2* Main Street located at the southeastern corner of 2nd Avenue South and Main
Street. The site is located within the Downtown Business (Downtown Mixed Commercial), BD2,
zone.

The proposed two-story 20,000 square foot building, referred to as the "Graphite Art Studios,"
will contain art studios, art gallery space, a café, three two-bedroom apartments and an
additional 9,540 square feet of underground parking. The project site is I4,47L square feet and
is currently houses the Marvel Marble business which will be demolished to make room for the
proposal.
As noted in Phase 1, projects within the Downtown Business zones are subject to district-based
design review under the regulations of Edmonds Community Development Code (ECDC)

Chapter 20.L2. According to ECDC 20.01.003 and 20.12.010, district-based design review
applications that trigger SEPA review are Type lll-B decisions, which require a two-phase public
hearing and design decision by the Architectural Design Board (ADB). The Phase 1 portion of
the two-phase public hearing process was conducted before the ADB on May 3,20t7. During
that meeting, the hearing was continued for Phase 2 until June 2L,2Ot7.
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According to ECDC 20.12.005.8, the purpose of the cont¡nuance of the hearing is to allow the
applicant to design or redes¡gn the initial concept to address the input of the public and the
ADB by complying with the prioritized design guideline checklist criteria. The ADB will complete
their review of the design of the project and make the finaldecision on the design proposal at
the conclusion of the Phase 2 portion of the hearing process.
The following Exhibits are included with this Phase 2 staff report:

L. Phase L staff report and attachments, dated April25,2OL7
2. Minutes for Phase 1 of the public hearing from May 3,2017
3. Phase 2 project materials, submitted June 13, 201-6
4. Colored Perspective Views
5. Traffic lmpact Analysis
6. Courtesy Notice of Continued Public Hearing
7. Brian Moll Letter submitted at Phase I Public Hearing
8. Brian Moll May 9, 2OL7 Email and Photos
The following represents staff's findings of fact, analysis, conclusions, and recommendation to
the Architectural Design Board on Phase 2 of the district-based design review process for the

proposed mixed-use building.

il.

FtND|NGS & CONCLUSTONS

A.

NEIGHBORHOOD CHARACTERISTICS

The subject property is located about halfway between the fountain and the ferry terminal in
the Edmonds downtown core. The property is zoned BD2 (Downtown Mixed Commercial) as
are allof the surrounding properties. Surrounding businesses include a mix of office and retail
spaces. A mixed use commercial building will be constructed on the north side of Main Street
in the near future.

B. PUBLIC NOTICE AND COMMENTS
Since the hearing was continued

to a date certain during the Phase 1 portion of the hearing
process, no additional public notice of the Phase 2 portion of the hearing process is required.
However, a "Courtesy Notice of Continued Public Hearing" (Exhibit 6) was mailed to property
owners within 300 feet of the site. This courtesy not¡ce was also posted at the subject site,
Prthlic Safptv
Comnlpv Dprre lnnmpnt Sonrirp< Danartrvront and rf tho I ihrrnr
--'--t
A number of people spoke at the Phase L portion of the public hearing in support of the
proposed project.
Also at the Phase 1 portion of the public hearing staff noted that one written comment letter
had been submitted by Brian Moll recommending that the existing Marvel Marble building be
restored rather than torn down to make way for a new building (Exhibit 7). Since the Phase 1
public hearing Mr. Moll has submitted another email w¡th historic photos of the building for
potential restoration (Exhibit 8).

Page 2 of
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Staff Response: The property owner noted at the Phase 1 public hearing that the ex¡sting
building was not structurally sound. Additionally, the City of Edmonds cannot require that a
privately owned building be restored. The proposed building and use is consistent with uses
that are allowed within the BD2 zone.

C. TECHNICAT

REVIEW COMMITTEE COMMENTS

The Phase 1 portion of the subject application was reviewed and evaluated by Snohomish
County Fire District #1, Public Works Department, Building Division, and Engineering Division.
lnitial comments by these reviewers were included with the May 3,20L7 report to the ADB
(Exhibit 1).
During the Phase 1- review, the Public Works Department's Recycling Coordinator reviewed the
project and submitted the same comments that were provided at the preapplication meeting.
It was noted that the proposed trash collection for the site (in the southeast corner of the
development) appears inadequate and that more space will be required. The trash enelosure
has been enlarged and now faces the alley on the east side of the building. The Recycling
Coordinator has noted the new trash enclosure is adequate provided that gate facing the alley
opens to the full expanse of the enclosure (at least L6 feet clear).
The City's Traffic Engineer noted that a traffic impact analysis will be required for the project
and the traffic impact analysis should be provided for the Phase ll review. A traffic impact
analysis has been submitted. The Traffic Engineer reviewed the plan and noted that the traffic
mitigation fees included in the TIA were outdated. At building permit application an updated
TIA will be required with current traffic impact fees as identified in ECC 3.36.
A detailed review of the entire scope of work will take place during the building permit review
process, and additional comments may be provided by other reviewing groups at that time.

D.

COMPREHENSIVE PIAN

The Comprehensive Plan designation for this site is "Downtown Mixed Commercial" and the site
is also within lhe "Downtown/Wotefront Activity Center" overlay. Goals and policies from the
City of Edmonds Comprehensive Plan for the Downtown/Waterfront Activity Center related to
this project include:

Downtown/Woterfront Ared Gool A. Promote downtown Edmonds os on attractive setting
for retoil, office, entertoinment ond ossociated businesses supported by neorby residents
ond the lorger Edmonds community ønd as a destinotion for visitors from throughout the
region.
A.1- Ensure

thot the downtown/woterfront area continues - and builds on
identity element for the Edmonds community.

-

its function

as o key

A.2 Enhance Edmonds' visuol identity by continuing its pedestrian-scale of downtown
development, enhoncing its shoreline choracter, ond protecting and building on the
strong visual quolity of the "Sth ond Moin" core.
Poge 3 of 78
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A.3 Encouroge a more octive and vital setting for new reta¡|, office, entertoinment and
ossocioted businesses supported by neorby residents and the lørger Edmonds
community, downtown commerciol octivity and visitors from throughout the region.
A.5 Support the development qnd retention of significant public investments in the

downtown/woterfront area, including government ond culturolfocilities that help
drow residents and visitors to downtown.
A.6 Provide greoter residentiol opportunities and personal services within the downtown,
especially to accommodote the needs of a chonging population.

Downtown/Woterfront Area Goal D. Define the downtown commerciol and retoil core
along streets hoving the strongest pedestrian links ond pedestrian-oriented design elements,
whi I e prote cti ng d ow ntown's id e ntity.
D.L Encourage opportunities

for new development ond redevelopment which reinforce
Edmonds' ottroctive, small town pedestrion oriented charocter.

D.8 Building design should discouroge outomobile øccess ond curb cuts thøt interfere
with pedestrian ond bicycle octivity ond break up the streetscope. Encourøge the use

of olley entrances ond courtyords to beautify the bock alleys in the commerciol ond
mixed use oreos in the downtown oreo.

Downtown/Woterfront Areo Goal E. ldentify supporting arts and mixed use residentiol ond
office oreos which support ond complement downtown retail use oreos. Provide for o strong
central retail core ot downtown's focal center while providing for a mixture of supporting
commercial and residentiol uses in the area surrounding this retail core ørea. Emphosize ond
plon for links between the retøil core ond these supporting oreos.
E.l Support a mix of uses downtown which includes a variety of housing, commercial,
a nd cu ltu ra I a ctiviti es.
The Comprehensive Plan also provides the following specific goal for the Downtown Mixed Use
designation:

Downtown Mixed Commerciol. To encouroge o vibrant downtown, first floor spaces should
be designed with adequate ceiling height to occommodate a ronge of retail ond commercial
uses, with commercial entries ot street level. Buildings can be built to the property line.
Building heights shall be compatible with the gool of achieving pedestrion scale
development. The first floor of buildings must provide pedestrian weother protection along
nuhlir cidputnlkç l)p<Ínn nttirtelíne< <hnttld nrnvirtp fnr ne¡te<trinn-<rnlo rto<ínn fpnhtro<
r--"differentioting the lower, commerciol floor from the upper floors of the building. The design
of interior commerciol spaces must ollow for flexible commerciol spoce, so thot individual
business spoces can be provided with individuol doorwoys ond pedestrian access directly to
the public sidewolk. When the reor of o property adjoins a residentially-designoted property,
floor orea thot is locoted behind commerciol street frontage moy be oppropriate for
residential use. Where single fomily homes still exist in this area, development regulotions
should allow for "live-work" orrongements where the house can occommodote both o
business and a residence as principol uses.
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Design objectives for the downtown area address¡ng s¡te design, building form, and building
façade are provided in the Comprehensive Plan (pages L25-L27).

tlrbon Design Godl B: Downtown/Waterfront Actívíty Center. Design obiectives ond stondards
should be corefully crafted for the Downtown/Waterfront Activity Center to encouroge its unique
design chorocter ond important place-making status within the city.

B.l Vehicular Access ond Parking. Driveways and curb cuts should be minimized to ossure a
consistent ond safe streetscape for pedestrians. When ølleys ore present, these should be the
preferred method of providing vehiculor access to a property and should be used unless there
is no reasonable alternative ovailable. Configurotion of parking should support o "pork and
wolk" policy that provides adequote parking while minimizing impocts on the pedestrian
streetscqpe.
Findings: The proposed development would not result in any new driveway or curb cuts. The
underground parking proposed with the development will be accessed via the alley on the
south side of the building. Additionally, the old curb cut on Main Street will be removed with
frontage improvements associated with the project.
8.2 Pedestrian Access ond Connections. lmprove pedestrion access from the street by locoting
buildings close to the street ond sidewalks, and defining the street edge. Cross wolks ot key
intersections should be accentuated by the use of special materials, signage or poving
treotments. Transit occess ond waiting areas should be provided where oppropriate.

Findings: The proposed building will be constructed up to the property line and the sidewalk.
Pedestrian connections to the building (including an outdoor dining area in the northeast
corner and open space area in the northwest corner) are directly accessible from the
sidewalk.
8.3 Building Entry Location. Commerciol building entries should be easily recognizoble ond
oriented to the pedestrion streetscape by being located ot sidewalk grode.

Findings: The main entry to the building is easily recognizable by the awning and columns in the
center of the northern façade. ECDC L6.43.030.B.5 requires commercial entries within the
designated street front to be within 7 inches of the sidewalk grade. The café portion of the
building is located at sidewalk grade, while the entry to the art gallery and studios area is
slightly above sidewalk grade and appears to be within 7 inches of the sidewalk. Additionally,
ECDC 16.43.030.8.5.c notes that for corner lots the primary entry shall be established for the
purposes of determining where ground floor entry rules apply and notes that the primary
entry shall be either 5th Avenue or Main Street. Here the primary entry is located on Main
Street.
8.4 Building Setbacks. Create o common street frontoge view with enough repetition to tie each
site to its neighbor. Encouroge the creotion of public spoces to enhance the visual ottributes
of the development ønd encouroge outdoor interoction. ln the Wøterfront areo west of the
roilrood, buildings should be set backfrom the waterfront to preserve and provide o bulfer
from existing each areos. ln the Waterfront area, site loyout should be coordinated with
existing buildings ond proposed improvements to provide views of the woter, open spoces,
ond eøsy pedestrion occess to the beach.
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Findings: The proposed building helps create a common street front by being placed up to the
property line as other buildings along Main Street are located. The outdoor dining area in
the northeast corner and open space area in the northwest create public spaces which

encourage outdoor interaction. The property is not located in the waterfront area.
8.5 Building/Site ldentity. ln the downtown oreo, retoin a connection with the scole and character
of downtown through the use of similor møterials, proportions, forms, mosses or buitding
elements. Encourage new construction to use designs thot reference, but do not replicote
historic forms or potterns.
Findings: The building is consistent with the scale, proportion and character of other buildings in

the downtown area. The proposed structure is a two-story building within the 3O-foot height
limit of the BD2 zone.
8.6 Weother Protection. Provide a covered wolkway for pedestrions traveling along public
sidewolks or walkwoys.
Findings: The awning over the primary entry provides cover for pedestrians entering the
building, but does not e)ctent much into the public sidewalk to provide cover for pedestrians
traveling along the public sidewalk. The Architectural Design Board should discuss ways to
provide more cover for pedestrians traveling along the public sidewalk.
8.7 Signoge. Lighting of signs should be indirect or minimally bocklit to disploy lettering ond
symbols or graphic design insteod of broadly lighting the foce of the sign. Signoge using
graphics or symbols or that contributes to the historic chorocter of a building should be

encouraged.

Findings: No signage is proposed at this time. Signage will be reviewed by staff with subsequent
building permit applications for signs.
8.8 Art ond Public Spaces. Public ort and amenities such as mini porks, flower baskets, street
furniture, etc., should be provided os o normal pon of the public streetscope. Whenever

possible, these elements should be continued in the portion of the private streetscape thot
odjoins the public streetscope. ln the 4th Avenue Arts Corridor, art should be o common
element of building design, with greoter design flexibility provided when art is made a centrol
feature of the design.
Findings: The subject property is not located within the 4th Avenue Arts Corridor. Open space is
provided in the northwest corner of the structure as well as the outdoor dining area in front
of the café in the northeast corner. Hanging baskets may be provided with the frontage

improvements.

8.9 Building Height. Create ar'd preserve a humon scale for downtown buildings. Building
frontages along downtown streetscapes should be pedestrion in scale.
Findings: The proposed building is a two-story building consistent with the 3O-foot height limit

of

the BD2 zone.
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8.70 Massing. Large building mosses should be subdivided or softened using design elements thot
emphasize the humon scale of the streetscape. Building façades should respect ond echo
historic patterns along downtown pedestrian streets.

Findings: The mass of the building is subdivided vertically and horizontally. The building displays
a distinct top and bottom. Window variation, awnings, and roof form also help to break up
the buildings mass.
8.77 Building Foçøde. Provide o human scole streetscape, breaking up long façades into defined
forms thot continue o pattern of individuol ond distinct tenont spaces in commercial and
mixed use oreos. Avoid blank, monotonous and imposing building focodes using design
elements thot add detail and emphosize the different levels of the building (e.9. the top or
cornice vs. the pedestrian level or building base).

Findings: The building provides variation in materials and form along the public frontages
providing human scale elements. Ground level details include projecting slate tile planters,
sitting areas, large column bases (plinths), recessed building corners for greater visibility,
natural wood soffits at awnings and large storefront windows to increase the visual
connection from the exter¡or to the interior spaces and out.
8.72 Window Voriety ond Aniculation. ln the downtown retail and mixed commercial districts,
building storefronts should be dominated by cleor, tronsporent glass windows that allow and
encouroge pedestrians to walk past ond look into the commerciol spoce. Decorotive trim and
surrounds should be encouraged to odd interest and variety. Upper floors of buildings should
use windows os port of the overall design to encourage rhythm ond accents in the façade.
Findings: The proposed building is dominated by clear, transparent glass windows that allow and
encourage pedestrians to look in. The ADB suggest the applicant add more variation to the
window form during the Phase 1 public hearing noting that all of the windows where of a
similar size and style. The windows in the residential areas have been altered to differentiate
from the commercial areas of the building. Ground level details include projecting slate tile
planters, sitting areas, large column bases (plinths), recessed building corners for greater
visibility, natural wood soffits at awnings and large storefront windows to increase the visual
connection from the exterior to the interior spaces and out.
As conditioned, staff feels the proposal is consistent with the above goals and design objectives

of the Comprehensive Plan.

E.

DESIGN GUIDELINES CHECKLIST

During the Phase 1 portion of the public hearing before the Architectural Design Board (ADB)
on May 3,2017, the ADB established design priorities for the subject application based on the

characteristicsofthesiteandthesurroundingarea. TheminutesforthatmeetingareinExhibit
2, which contain a summaryof the checklistfindings. TheADB's prioritization is in parentheses
after each entry.

A.

Site Planning

1.

Reinforce existing site characteristics. (lower priority)
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Comments: This element generally relates to specific s¡te conditions such as topography,
environmental constraints, solar orientation, existing vegetation and ex¡sting onsite
structures (when being retained). There are no special site characteristics to be reinforced
with the new building.

2.

Reinforce existing streetscape characteristics. (higher priority)

Comments: The horizontal and vertical modulation, materials, colors and pedestrian
characteristics of the proposed building will enhance the streetscape in this area. Frontage
improvements will include new sidewalk and street trees, while the outdoor dining area and
open space patio add to the pedestrian experience while traveling along the public walkway.

3.

Entry clearly identifiable from the street. (higher priority)

Comments: The primary pedestrian entry on Main Street is highlighted with the large sloped
awning.

4.

Encourage human activity on street. (higher priority)

Comments: The outdoor dining area and open space on the northwest corner of the
building along with the large transparent windows will help encourage activity along the
public street front.

5.

Minimize intrusions into privary on adjacent sites. (lower priority)
Comments: The site is surrounded by public right-of-way with Main Street on the north side,
2nd Avenue South and the west side and public alleys along the other two facades.

6.

Use space between building and sidewalk to provide security, privacy and interaction
(residential projects). (lower priority)

Comments: The residential units are located on the second floor and will be accessed from
the below grade parking garage.

7.

Maximize open space opportunity on site (residential projects). (higher priority)
Comments: Due to the size of the site, 5% open space is required. This area is being
provided via the outdoor dining area in the northeast corner and a publicly accessible patio
in the northwest corner of the building.

8.

Minimize parking and auto impacts ón pedestrians and adjoining property. (higher priority)
Comments: Allon-site parking (required and courtesy)will be located within the building
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old curb cut along Main Street will be removed with frontage improvements and the only
vehicle access points will be through the two existing alleys (one on Main Street and one off
Second Avenue South).

9.

Discourage parking in street front. (N/Al

Comments: No surface parking is proposed to be located within the street front on either
Main Street or 2nd Avenue. All required and courtesy parking stalls will be located inside the
building.
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10. Orient building to corner and park¡ng away from corner on publ¡c street fronts (corner
lots). (higher priority)
Comments: The building is primarily oriented to the street on Main Street and all on-site
parking is internal to the building.

B. Bulk and Scale

1.

Provide sensitive transitions to nearby, less-intensive zones. (N/Al
Comments: The subject property is zoned BD2 as are allof the surrounding properties.

C. Architectural

Elements and Materials

1,. Complement positive existing character andlor respond to nearby historic structures.
(higher priority)
Comments: There are no nearby properties on the Edmonds Register of Historic Places. The
proposed building will be a two-story building consistent with the older low rise commercial
buildings that line Main Street.

2.

Unified architectural concept. (higher priority)
Comments: The proposed building includes design elements, details and massing that
creates a well-proportioned unified building form that exhibits an overall architectural
concept. The proposed building provides vertical and horizontal modulation as well as
varied materials and colors which helps break up the mass of the building.

3.

Use human scale and human activity. (higher

priorityf

Comments: The building uses a number of techniques to create a human scale and
encourage human activity. The outdoor dining area and open space on the northwest corner
will foster human activity, while the entrance awning, step backs on the northwest and
northwest second story, and differentiation between the tope and base create human scale.

4.

Use durable, attractive and well-detailed finish materials. (higher priority)

Comments: The building will be finished with stone veneer, wood, metal, and glass; the
combination of which contributes to an attractive appearance.

5.

Minimize garage entrances. (higher priority)
Comments: The entrance to the garage will be located on the south s¡de of the building and
accessed

offthe

alley.

D. PedestrianEnvironment

t.

Provide convenient, attractive and protected pedestrian entry. (higher priority)
Comments: The primary pedestrian entry off Main Street is highlighted by the awning over
the entrance and is setback from the side walk and the awning will provide a weather
protected area for entry.
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2. Avoid blank walls. (higher priority)
Comments: The proposed building includes large expanses of windows on the facades along
Main Street and 2nd Avenue which, together with trim features, avoids blank walls. The
facades along the alley ways have less fenestration, but still provide enough windows and
other details that minimize blank spaces.

3.

Minimize height of retaining walls. (N/Al
Comments: No retaining wall are proposed with the project.

4.

Minimize visual and physical intrusion of parking lots on pedestrian areas. (N/Al
Comments: No on-site surface parking is proposed with the project.

5.

Minimize visual impact of parking structures. (higher priority|
Comments: All of the onsite parking will be provide below grade with the access to the
parking garage being provided offthe alley on the south side of the building which will
minimize the visual impact of parking for the project.

6.

Screen dumpsters, utility and service areas. (higher priority)

Comments: The trash enclosure is located in the southeast corner of the building and will be
accessed offthe alley and screened by a fence.

7.

Consider personal safety. (higher priority)

Comments: The project will provide adequate lighting and provide clear lines of site
providing a sense of security.

E. Landscaping

L.

Reinforce existing landscape character of neighborhood. (higher priority)

Comments: Apart from the three street trees on the block and the planter areas at the cross
walks, there is little in the way of landscaping in the area. The project will be required to
provide street trees consistent with the City's Street Tree plan and the proposed planter
boxes will provide more landscaping than currently exists in the vicinity.

2.

landscape to enhance the building or site. (higher priority]
Comments: Since no setbacks are required for the subject site, there are no specific
ianciscaping types requirecj for the site. Street trees are requireci, however. The species of
street tree will be determined at the time of building permit review in consultation with the
Engineering Division and Parks Department. Planter boxes are proposed to frame the
primary entrance on Main Street as well as on the northwest and northeast corners of the
building and near the awning feature on the 2nd Avenue side of the building.

3.

landscape to take advantage of special site conditions. (not applicable]

Comments: No specialsite conditions exist.

F.

APPLICABLE CODES
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t.

ECDC 16.43

A.

-

Downtown Business Zone (BD2)

ECDC 16.43.020 Uses

The site is located in the Downtown Business (Downtown Mixed Commerciall, BD2,
zone and is subject to the requirements of ECDC 16.43. The proposal is for a mixed-use

building containing commercial uses, multiple residential units, and on-site parking.
These are permitted uses in the BD2 zone pursuant to ECDC 16.43.020.

B. ECDC 16.43.030

Site Development Standards

Pursuant to ECDC 16.43.030, development standards in the BD2 zone are as follows:
Minimum Height of
Zone

BD2

Minimum

Minimum

Minimum

Minimum

Minimum

Lot Area
(Sq. Ft.)

Lot

Street

Side

Rear

width

Setback

Setbackl

Setbackl

None

None

0'

0'

0'

The setback

Maximum
Height2

30'

Ground Floor

within the
Designated Street
Front4

!2'

for buildings and structures located at or above grade (exempting buildings and structures

entirely below the surface of the ground) shall be 15 feet from the lot line adjacent to residentially
zoned property.

(R)

Specific provisions regarding building heights are contained in ECDC 16.43.030(C).

a "Minimum height of ground floor within the designated street-front" means the vertical distance from top
to top of the successive finished floor surfaces for that portion of the ground floor located within the
designated street front (see ECDC 16.a3.030(B)); and, if the ground floor is the only floor above street
grade, from the top of the floor finish to the top of the ceiling jo¡sts or, where there ¡s not a ceiling, to the
top of the roof rafters. "Floor finish" is the exposed floor surface, including coverings applied over a
finished floor, and includes, but is not l¡mited to, wood, vinyl flooring, wall-to-wall carpet, and concrete,
as illustrated in Figure 76.43-7. Figure 16.43-1 shows an example of a ground floor height of 15 feet; note
that the "finished" ceiling height is only approximately 11feet in this example

Setbacks: Since the subject site is not directly adjacent to residentially (R) zoned
property, no setbacks are requ¡red for the proposed building.

Height: The maximum allowed height in the BD2 zone is 30 feet. Certain height
exceptions are prov¡ded for in ECDC 16.43.030.C.3. Height calculations provided with
the Phase 2submittal indicatethe buildingwill be a29'9" in height. Heightwill be
verified again dur¡ng building permit review and construct¡on.
Minimum Heieht of Ground Floor: Pursuantto ECDC 16.43.030.8 , the designated street
front for the subject site is 45 feet measured perpend¡cular from 2nd Avenue South and
Main Street. Development within the designated street front within the BD2 zone shall
only consist of commerc¡al uses. The portion of the proposed building within the
designated street front area will be occupied by commercial uses including artist
studios, art gallery and a café. ln addition to the requ¡rement for the designated street
front to be occupied by a commerc¡al use, there is also a min¡mum ground floor height
requiremenT of 12 feet within the designated street front. The elevation views indicate
a ground floor height of 1"4.5 feet. Compliance with this requirement will be confirmed
during building perm¡t rev¡ew.
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Parking: Pursuant to ECDC 16.43.030.D, no parking is required for any commerc¡al floor
area of permitted uses located within the BD2 zone, and pursuant to ECDC 17.50.010.C,
one parking stall is required per residential unit for properties within the downtown
business area as defined in ECDC 17.50.070.8. The applicant has indicated that
approximately 20 parking stalls will be provided in a parking garage within the building.
This exceeds the required ratio of one stall per residential units since the proposal is for
3 residential units.
Open Space: ln accordance with ECDC 16.43.030.E, at least five percent of the lot area
of theprojectmustbedevotedtoopenspace. Withalotarea of L4, l,Lsquarefeet,
720 square feet of open space is required. The proposal provides open space in the
northeast corner of the development in front of the café and northwest corner with a
patio that is accessible from the sidewalk. The provided open space is consistent with
the requirements of ECDC 16.43.030.E.
The proposal does not appear to conflict with the applicable zoning standards of ECDC
L6.43. As always, the project will be reviewed for compliance with all applicable
development standards during the building permit review process.

2.

ECDC22.43 Desisn Sta

for the BD Zones

Design standards applicable to the BD zones are provided in ECDC Chapter 22.43.

A. ECDC 22.43.070

Mossing ond Articulotion. lntent - To reduce the mossiveness ond bulk
of large box-like buildings, ond orticulate the building form to o pedestrion scale.

L.

Buildings sholl convey o visually distinct bose and top. A "base" con be emphasized
by o different masonry pottern, more orchitecturdl detail, visible plinth obove which
the wall rises, storefront, conopies, or a combinotion. The top edge is highlighted by
a prominent cornice, projecting paropet or other architectural element thot creotes o
shadow line.

Comments: The proposed building has a visually distinct base and a strong roof
form. The building facade has greater material and architectural accents on the
lower half of the building, accentuated by slate tiles, landscape planters, distinct
overhangs and fixed awnings at entryways, public spaces and sidewalk. The building
has substantial exterior modulation on both sides facing Main Street and 2nd Ave, as
well as the alley to the south.

2.

Building focodes sholl respect qnd echo historic patterns. Where o single building
exceeds the historic building width pattern, use o chonge in design feotures (such os
a combinotion of materiols, windows or decorotive detoils) to suggest the traditional

building widths.
Comments: Existing building widths in the downtown area generally vary from
about 30 to 60 feet. The proposed building is longer than that on both Main Street
and 2nd Avenue. Through the use of materials and modulation, however, the
apparent width of the building is reduced on both facades. The awning over the
primary entrance along with the pitch roof help divide the building into smaller
segments similar to the historic building pattern. The use areas with the café
Poge
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located in the eastern portion of the building, the gallery in the center, and studios
and open space patio on the western end of the building also functionally divide the
building into smaller segments.

B. ECDC 22.43.020 Orientotion to Street. lntent -

To reinforce pedestrion activity ond

orientation and enhance the liveliness of the street through building design.

L.

Building frontages shall be primorily oriented to the adjacent street, rather thon to o
parking lot or olley.

Comments: The proposed building fronts directly on Main Street.

2.

Entronces to buildings in the BDI-, BD2 ond BD4 zones shall be visible from the street
and accessible from the adjocent sidewalk.

Comments: The primary entrances are located on Main Street and are directly
accessed from the sidewalk. Secondary access into the commercial and residential
portions of the building is provided from the interior parking garage.

3.

Entrances shall be given a visuolly distinct orchitecturol expression by one or more
the fol lowi ng e I e m e nts :

of

a. Higher bay(s);
b. Recessed entry (recessed at leost three feet);
c. Forecourt and entrønce ploza.
Comments: Both entrances recessed entries with the primary entry to the gallery
accented by a higher bay and the café's outdoor dining area functions as an entry
plaza.

C.

22.43.030 Ground Level Detoils. lntent - To reinforce the chorocter of the
streetscope by encouroging the greotest amount of visual interest olong the ground level
of buildings facing pedestrian streets.
ECDC

L.

Ground-floor, street-focing facades of commercial ond mixed-use buildings shall
incorporote at least five of the following elements:
o. Lighting or hanging bøskets supported by ornamentol brockets;
b. Medallions;
c. Belt courses;
d. Plinths for columns;
e. Bulkheod for storefront window;
f. Projecting sills;
g. Tile work;
h. Transom or clerestory windows;
i. Planter box;
j. An element not listed here, os approved, thot meets the intent.
Comments: Ground level details include projecting slate tile planters, sitting areas,
large column bases (plinths), recessed building corners for greater visibility, natural
wood soffits at awnings and large storefront windows to increase the visual
connection from the exterior to the interior spaces and out.
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2.

floor commercial space is intended to be occessible and at grode with the
sidewolk, as provided for in ECDC 16.43.030.
Ground

Comments: The commercial space fronting
grade with the sidewalk.

D.

2nd

Avenue is directly accessible and at

22.43.040 Awníngs/Conopíes dnd Sígnage. lntent - 1.) To integrote signage and
weather protection with building design to enhonce business visibility ond the public
streetscope. 2)To provide cleor signoge to identify eoch business or property, ond to
improve way-finding for visitors. 3) To protect the streetscope from becoming cluttered,
and to minimize distraction from overuse of odvertisement elements.
ECDC

L.

Structurol canopies ore encouroged olong pedestrian street fronts. lf o conopy is not
provided, then an owning sholl be provided which is ottoched to the building using ø
metal or other framework.
Comments: The awning over the primary entry provides cover for pedestrians
entering the building, but does not extent much into the public sidewalk to provide
cover for pedestrians traveling along the public sidewalk. The Architectural Design
Board should discuss ways to provide more cover for pedestrians traveling along the
public sidewalk.

2.

Awnings and canopies sholl be open-sided to enhance visibility of business signoge.
Front volances are permitted. Signøge is ollowed on valonces, but not on volance
returns.
Comments: All awnings are open-sided.

3.

Marquee, box, or convex owning or conopy shopes are not permitted.
Comments: None of the awnings are marquee, box, or convex in shape.

4.

Retractoble awnings ore encouraged.

Comments: No retractable awnings are proposed.

5. Awnings or canopies

shall be locoted within the building elements thot frame storefronts, and should not conceal important orchitectural details. Awnings or canopies
should be hung just below a clerestory or transom window, if it exists.

Comments: The awning highlight on Main Street frames the primary entrance and
an important architectural feature of the building.

6.

is

Awnings or conopies on o muiiipie-storeiront buiiciing shouicí be consistent in
character, scale and position, but need not be identicø\.
Comments: Two primary awnings are proposed. One accents the primary entrance
from Main Street and the awning along 2nd Avenue echoes the style of the main
street awning, though of a smaller size.

7.

Nonstructural øwnings should be constructed using cønvos or fire-resistant acrylic
moteriols. Shiny, high-gloss moterials are not oppropriote; therefore, vinyl or plastic
owning materials ore not permitted.
Comments: No nonstructural awning are proposed.
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8.

Signoge should be designed to integrate with the building ond street front. Combinations of sign types are encouraged, which result in o coordinoted design while
minimizing the size of individual signs.

Comments: No signage was included with this proposal. Signage will be reviewed
for compliance with the applicable design standards of ECDC 22.43.040 and the sign
code requirements of ECDC 20.60 when a sign application is submitted.

9.

Blode or projecting signs which include decorative fromes, brockets or other design
elements ore preferred. Projecting signs (including blode signs) of four square feet or
less ore permitted ond are not counted when calculoting the omount of signage
permitted for a business in ECDC 20.60. This type of detoil con be used to satisfy one
of the required elements under ECDC 22.43.030(8).

Comments: No signage was included with this proposal. Signage will be reviewed
for compliance with the applicable design standards of ECDC 22.43.040 and the sign
code requirements of ECDC 20.60 when a sign application is submitted.
70. use graphics or symbols to reduce the need to have lorge expanses of lettering.

Comments: No signage was included with this proposal. Signage will be reviewed
for compliance with the applicable design standards of ECDC 22.43.040 and the sign
code requirements of ECDC 20.60 when a sign application is submitted.
LL. lnstead of broadly lighting the face of the sign, signage should be indirectly lit, or
bocklit to only display lettering ond symbols or graphic design.

Comments: No signage was included with this proposal. Signage will be reviewed
for compliance with the applicable design standards of ECDC 22.43.040 and the sign
code requirements of ECDC 20.60 when a sign application is submitted.

it is consistent with or conNational
Register, the Edmonds
tributes to the historic chorocter of sites on the
Register of Historic Places, or on o city council-approved historic survey.

L2. Signoge should be given special considerotion when

Comments: Not applicable. The subject site is not on the National Register, the
Edmonds Register of Historic Places, nor on a city council-approved historic survey.
fromes, brackets or other design elements. An
historic sign may be used to meet this stondord.

L3. Signoge shall include decorotive

Comments: No signage was included with this proposal. Signage will be reviewed
for compliance with the applicable design standards of ECDC 22.43.040 and the sign
code requirements of ECDC 20.60 when a sign application is submitted.

E. ECDC 22.43.050 Tronsporency at Street Level. lntent -

To provide visual connectic.¡n

between activities inside ond outside the building.

7.

The ground level focodes of buildings thot face o designoted street front sholl hove
transporent windows covering ø minimum of 75 percent of the building façode that
lies between on overoge of two

feet ond

10

feet obove grode.
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Comments: All of the building along Main Street and 2nd Avenue are located within
the designated street front identified in ECDC 16.43.030.8. While the proposed
building contains significant expanses of windows, it appears to fall short of the 75%
requirement of ECDC 23.43.050.8.1-. The 2nd Avenue façade of the building contains
approximately 35 - 45% of windows between two and 10 feet above grade, while
the façade along Main Street contains approximately 70% of windows between two
and l-0 feet above grade. A recommended condition of approval has been added
that the window area be expanded so that at least 75% of the façades along Main
Street and 2nd Avenue consist of transparent windows. The applicant will have to
provide calculations to verify this requirement at the time of building permit
application.

2.

To quolify os transporent, windows sholl not be mirrored or darkly tinted gloss, or
prohibit visibility between the street ond interior.

Comments: A recommended condition of approval has been added to ensure the
windows along the designated street front are transparent.

3.

Where transporency is not required, the focode shall comply with the stondords
under ECDC 22.43.060.

Comments: Compliance with the standards of

4.

ECDC

22.43.060 is discussed below.

Within the BD7 zone, ground floor windows porollel to street lot lines sholl be
tronsparent ond unobstructed by curtoins, blinds, or other window coverings
intended to obscure the interior from public view from the sidewalk.
Comments: Not applicable since the site is not located within the BD1 zone.

F.

22.43.060 Tredting Blank Walls. lntent - To ensure thot buildings do not display
blank, unottroctive wolls to the obutting street.
ECDC

7.

Walls or portions of walls on abutting streets or visible from residentiol areos where
windows ore not provided sholl hove architecturoltreatment (see standords under
ECDC 22.43.050). At leost five of the following elements shall be incorporoted into
any ground floor, street-facing façode:
ø. Masonry þxcept for flot, nondecorotive concrete block);
b. Concrete or mosonry plinth at the bose of the wall;
c. Belt courses of o different texture ond color;
d. Projecting cornice;
e. Decorotive tile work;
f. Medallions;
g. Opoque or tronslucent glass;
h. Artwork or woll grophics;
i. Lighting fixtures;
j. Green walls;
k. An orchitecturol element not listed above, os opproved, thot meets the intent.

Comments: There are no blank walls proposed as part of this project which abut streets
or are visible from residential areas.
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G.

22.43.070 Building HVAC Equipment. lntent - To ensure that HVAC equipment,
elevotors, ond other buitding utility features ore designed to be o part of the overoll
building design and do not detract from the streetscope.
ECDC

I.

Rooftop HVAC equipment, elevotors and other rooftop features sholl

be designed to

in w¡th the moteriols and colors of the overqll building design. These feotures shall
be locoted oway from the building edges to ovoid their being seen from the street
below. tf these features con be seen from the odjoining street, building design shall
use screening, decorotion, plantings (e.g., rooftop gardens), or other techniques to
integrate these features with the design of the building.

fit

Comments: No rooftop equipment is indicated on the design review plans. A
recommended condition of approval has been added the any roof top equipment be
screened or otherwise camouflaged if visible from street view. The elevation views
do not show the elevator penthouses that are likely to be needed. Pursuant to ECDC
2t.40.O30, elevator penthouses may exceed the height limit by three feet provided
the horizontal cross section of the elevator penthouse does not exceed 72 square
feet in horizontal section. Height limits and elevator penthouse requirements will be
reviewed and verified with the building permit.

2.

When HVAC equipment is ploced ot ground level, it shall be integrated into building
design ond/or use screening techniques to avoid both visuol ond noise impocts on
odjoining properties.

Comments: Details regarding the location of mechanical equipment were not
provided with the design review application. A proposed condition of approval
requires the screening of mechanical equipment and other utility hardware. During
building permit review it will be verified that all equipment and other utilities are
screened from view from the street level.
Based on the above analysis, staff feels that the proposal, as conditioned, is consistent with

design standards contained within ECDC Chapter 22'43.

3.

20.13 Lan dscapine Req irements
ECDC 20.L3 contains specific landscaping requirements for new development. ln this case,
because there are no required setbacks for the project, there are no specific landscape
types in ECDC 20.L3.030 that must be used. The project will be required to provide street
trees consistent with the City's Street Tree plan and the proposed planter boxes will provide
more landscaping than currently exists in the vicinity. Planter boxes are proposed to frame
the primary entrance on Main Street as well as on the northwest and northeast corners of
the building and near the awning feature on the 2nd Avenue side of the building.
ECDC

As conditioned, staff feels that the proposed landscaping is consistent with the
requirements of the Street Tree Plan and ECDC 2O.L3.

4.

ECDC

6O Sisns

No signs were proposed as part of this design review. Signs require separate building
permits and are regulated by ECDC 20.60 and subject to the specific design standards
applicable to signs in the BD zones (ECDC 22'43'O4O).
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III. RECOMMENDATION
Pursuant to ECDC 20.12.020, when approv¡ng proposed development applications, the ADB is
required to find that the proposed development is consistent with the zoning ordinance, the
design objectives of the Comprehensive Plan, and the specific design criteria identified by the
ADB during Phase 1of the public hearing. Based on the findings, analysis, conclusions, and
exhibits of this report, staff recommends that the Architectural Design Board APpROVE the
proposal under File No. P1N20170016 with conditions as stated in the following recommended
motion:
THE ARCHITECTURAL DESIGN BOARD ADOPTS THE FINDINGS, CONCLUSIONS AND ANALYSIS OF
THE STAFF REPORT AND FINDS THAT THE PROPOSAL IS CONSISTENT WITH THE ZONING
ORDINANCE, THE DESIGN OBJECTIVES OF THE COMPREHENSIVE PLAN, THE DESIGN CRITERIA
IDENTIFIED DURING PHASE 1 OF THE PUBLIC HEARING, AND THE DESIGN STANDARDS OF ECDC

22.43, AND APPROVES THE PROPOSAL WITH THE FOLLOWING CONDITIONS:

1.

ALL MECHANICAL EQUIPMENT AND OTHER UTILITY HARDWARE ON THE ROOF,
GROUNDS OR BUILDINGS SHALL BE SCREENED TO MITIGATE VIEW IMPACTS
FROM STREET LEVEL. SCREENING COULD INCLUDE THE USE OF
ARCHITECTURAL ELEMENTS, LANDSCAPING AND/OR FENCING.

2. AT TIME OF BUILDING PERMIT APPLICATION,

THE APPLICANT MUST
DEMONSTRATE TITAT AT LEAST 75% OF THE FAçADES ALONG MAIN STREET AND
2ND AVENUE CONSIST OF TRANSPARENT wINDowS BETwEEN Two AND TEN FEET
ABOVE GRADE.

3. THE APPLICANT

MUST APPLY FOR AND OBTAIN ALL NECESSARY PERMITS. THIS
APPLICATION IS SUBJECT TO THE REQUIREMENTS IN THE EDMONDS COMMUNITY
DEVELOPMENT CODE. IT IS UP TO THE APPLICANT TO ENSURE COMPLIANCE WITH THE

VARIOUS PROVISIONS CONTAINED IN THESE ORDINANCES.

4.

AN UPDATED TRAFFIC IMPACT ANALYSIS MUST BE PROVIDED AT THE TIME OF BUILDING
PERMIT APPLICATION WITH TRAFFIC IMPACT FEES CONSISTENT WITH ECC 3.36.

IV. PARTIES OF RECORD
City of Edmonds
t2I- 5th Ave North
Edmonds, WA 98020

Mary Olsen
22L-Znd Avenue N
Edmonds, WA 98020

Scott Miller

Tam Axtell
Kim Fine
Diane Ellis
Krystal Lanning
Julie Green
Deloris Hogland

1408

-

140th Pl NE

Suite 250
Bellevue, WA 98007
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CITY OF EDMONDS
121 5th Avenue North, Edmonds WA 98020
Phone: 425.7 7 1 .0220' F ax: 425.7 7 1 .0221' Web : www.edmondswa. gov
DEVELOPMENT SERVICES DEPARTMENT . PLANNING DIVISION

c.

18 9

o

PLANNING DIVISION MEMORANDUM
*PUBLIC HEARING: PHASE 1''
Board (ADB)

To:
r)

From:
Lien, Sen

Planner

Art Studios (File No. PLN20170016)

Project:

Graphite

Date of Report:

April25,2017

Public Hearing:

Wednesday - May 3,2017 at 6:00 P.M.*
Edmonds Public Safety Complex: Council Chambers
250 - 5th Avenue North, Edmonds, WA 9S020

(Phase 1)

* Note: The public hearing will be continued to a date certain for Phase 2
ofthe two-phased design review process.

L

PROJECT PROPOSAL:
Architect Scott Miller, representing property owner Mary Olsen, submitted an application for a
new mixed-use building àtZOZ- fvfáin Streãt located at ihe southeastern corner of 2nd Avenue
South and Main Street. The site is located within the Downtown Business (Downtown Mixed
Commercial), BD2, zone (Attachment 8).
The proposed two-story 20,000 square foot building, referred to as the "Graphite Art Studios,"
will contain art studios, art gallery space, a café, three two-bedroom apartments and an additional
9,540 square feet ofunderground parking. The project site is 14,41 1 square feet and is currently
houses the Marvel Marble business which will be demolished to make room for the proposal.

The land use application, cover letter describing the proposal, and preliminary project design
plans are included in Attachment 1 - 3 respectively.
This is considered "Phase 1" of the public hearing process.

II.

GANERAL INFORMATION:

Owner/Applicant:

Mary Olsen
221 - 2"d Avenue North
Edmonds, WA 98020
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Location: 202 Main Street
Tax Parcel Number: 00454800101300

Zoning: The site is located within the Downtown Business (Downtown Mixed Commercial),
BD2, zone, subject to ECDC Chapter 16.43. (Atfachment 8)
Proposed Use: The completed project will include art studios, art gallery space, a café, three twobedroom apartments and20 underground parking spaces.

Existing Use: The site is currently contains a 13,260 square fool building that
Marble.

hor-rses

Marve!

Process: Pursuant to ECDC 20.12.010, proposed developments that require a State Environmental
Policy Act (SEPA) threshold determination are reviewed by the ADB in a two-phase public
hearing process. The ADB's decision on such applications is a Type III-B decision.

ilr.

ADB REVIEW PROCESS:
The subject site is located within the Downtown Business (Downtown Mixed Commercial), BD2,
zone, which requires district-based design review. Since the project triggers a threshold
determination under the State Environmental Policy Act (SEPA), it is reviewed as part of a twophased public hearing process before the Architectural Design Board (ADB). This process is
outlined in Edrnonds Community Development Code (ECDC) Chapter 20.12 and is summarized
below.
The subject land use application (Attachments I through 3) begins Phase 1 of the two-phased
ADB public hearing process. Pursuant to ECDC 20.12.005.A. for Phase 1 of the process, the
applicant must provide a preliminary conceptual design and must also provide a description of the
property to be developed noting all significant characteristics. The ADB will use this information
to make factual findings regarding the particular characteristics of the property and will prioritize
the design guideline checklist (Attachment 4) based upon these facts in addition to the design
objectives of the City's Comprehensive Plan and within the Edmonds Community Development
Code. Following public testimony at the Phase t hearing and establishment of the design
guideline checklist by the ADB, the public hearing shall be continued to a date certain, not to
exceed 120 days from the Phase t hearing date.
Pursuant to ECDC 20.12.005.8, the purpose of the continuance of the hearing to Phase 2 is to
allow the applicant to design or redesign the initial conceptual design to address the input of the
public and the ADB by complying with the prioritized design guideline checklist criteria. Once
this is done, the design will be submitted to staff, who will review the proposal and schedule the
project for final review (Phase 2). Staff will provide a more detailed analysis of the proposal's
compliance with the prioritized design guidelines as well as all applicable zoning standards in
advance of the Phase 2hearing.

The ADB will further review the design of the project and will make the final decision on the
design proposal at the conclusion of Phase2 of the public hearing. This ADB process has been
developed in order to provide for public and design professional input at an early point in the
process. Iflwhen approved, the applicant would later submit a building permit application for the
project, and specific compliance with applicable development standards (such as height and
setbacks) would be reviewed by staff as part of the building permit application review.

Graphite Studios

PLN20l 7001 6 - Phase I
Page 2 of 7
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IV

V.

NATURAL ENVIRONMENT:

1.

Toposraphv: The majority of the site is relatively levelwith

2.

Critical Areas: A Critical Areas Checklist was reviewed in under File No. CR420170032
and it was determined that no critical areas were located on nor adjacent to the site, and a
o'Waiver" was issued.

3.

SEPA Review: Review under the State Environmental Policy Act (SEPA) was required for
this project because the proposed project exceeds 4,000 square feet ofnew building area. A
SEPA checklist was submitted with the application (Attachment 9) SEPA Mitigated
Determination of Nonsignificance was issued on April 7,2017 (Attachment l0). The
mitigation measure on the SEPA determination is in regards to potential contamination at the
site and requiring documentation of compliance with the Model Toxics Control Act prior to
the issuance of any building permits associated with the project. At the time of the issuance
of this report, no comments or appeals of the SEPA determination have been received.
Notice of the SEPA determination was included with the Notice of Application and Public
Hearing for the project, and declarations of posting and mailing and an affidavit of
publication of the SEPA Determination of Nonsignificance are included for reference with
the public notice materials in Attachment I 1.

a gentle downwards slope
generally towards the west with an elevation change of 6 feet from the eastern side of the
property to the western side.

TECHNICAL COMMITTEE:
The Phase

I portion

Fire District

# 1,

of the subject application was reviewed and evaluated by Snohomish County
Public Works Department, Building Division, and Engineering Division.

project (Attachment

l2).

#l

identified portions of the fire code that will apply to the
Hydrant locations and fire department connections should be identified

Snohomish County Fire District
on the Phase 2 plans.

The Building Division noted comments submitted during the preapplication meeting for the
proposal and compliance with building code requirements will be reviewed with building permit
and site inspections (Attachment l3).
The Public Vy'orks Department's Recycling Coordinator reviewed the project and submitted the
same comments that were provided at the preapplication meeting. It is noted that the proposed
trash collection for the site (in the southeast corner of the development) appears inadequate and
that more space will be required (Attachment l4).
The Engineering Division noted no comments from Engineering at this phase (Attachment 15).
The City's Traffic Engineer noted that a traffic impact analysis will be required for the project
and the traffic impact analysis should be provided for the Phase II review (Attachment 16).

Additional review will be conducted by all applicable departments at the time of the Phase 2
submittal as well as at the time of building permit review. Additional comments may be provided
by other reviewing departments at those times.
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VL

DEVELOPMENT CODE AND COMPREHENSIVf, PLAN ANALYSIS

l.

ECDC 16.43 - I)owntown Business Zone (BDZI

A.

ECDC 16.43.020 Uses
The site is located in the Downtown Business (Downtown Mixed Commercial), BD2,
zone and is subject to the requirements of ECDC 16.43 (Attachment 5). The current
proposal is for a mixed-use building, which would include three multi-family residential
units, a café, art studios and an art gallery. These are all permitted primary uses in the
BD2 zone pursuant to ECDC 16.43.020.

B. Pursuant to ECDC
Minimum
Zone

Lot Area
(Sq. Ft.)

16.43.030, development standards in the BD2 zone are as follows

Minimum
Lot

widrh

Minimum

Minimum

Minimum

Street
Setback

Side
Setbackr

Rear
Setbackr

Maximum
Height2

Minimum Height of
Ground Floor
within the
Designated Street
Fronta

BD2

I

None

None

0'

0'

0'

30'

t2'

The setback for buildings and structures located at or above grade (exempting buildings and structures
entirely below the surface ofthe ground) shall be l5 feet from the lot line adjacent to residentially (R)
zoned property.

2 Specific provisions regarding building heights are contained in ECDC 16.43.030(C).
a "Minimum height of ground floor within the designated street-front" means the vertical

distance from top
to top ofthe successive finished floor surfaces for that portion ofthe ground floor located within the
designated street front (see ECDC 16.a3.030(B)); and, ifthe ground floor is the only floor above street
grade, from the top ofthe floor finish to the top ofthe ceilingjoists or, where there is not a ceiling, to the
top ofthe roofrafters. "Floor finish" is the exposed floor surface, including coverings applied over a
finished floor, and includes, but is not limited to, wood, vinyl flooring, wall-to-wall carpet, and concrete,
as illustrated in Figure 16.43-1. Figure 16.43-l shows an example of a ground floor height of 1 5 feet; note
that the "fìnished" ceiling height is only approximately 1 I feet in this example.

C.

Setbacks: Since the subject site is not adjacent to residentially (R) zoned property, no
setbacks are required for the proposed building.

D.

Height: The maximum allowed height in the BD2 zone is 30 feet. Certain height
exceptions are provided for in ECDC 16.43.030.C.3. Height calculations were not
provided with the Phase I design documents. Measuring from the main floor elevation
(which appears to be close to what the average grade would be), the building is 29' 9" in
height. While it appears that the proposed building will comply with the applicable
height requirements; height calculations should be provided with Phase II to in order to

verit/ the proposal is consistent with the height requirements.

E.

Minimum Height of Ground Floor: Pursuant to ECDC 16.43.030.8, the designated street
front for the subject site is 45 feet measured perpendicular from 2nd Avenue South and
Main Street. Development within the designated street front within the BD2 zone shall
only consist of commercial uses. The portion of the proposed building within the
designated street front area will be occupied by commercial uses including artist studios,
art gallery and a café.In addition to the requirement for the designated street front to be
occupied by a commercial use, there is also a minimum ground floor height requirement
of 12 feet within the designated street front. The elevation views in Attachment 3
indicated a ground floor height of 15 feet. Compliance with this requirement will be
confirmed during future review of more detailed plans.
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2.

3.

F.

Parking: Pursuant to ECDC 16.43.030.D, no parking is required for any commercial
floor area of permitted uses located within the BD2 zone, and pursuant to ECDC
17.50.010.C, one parking stall is required per residential unit for properties within the
downtown business area as defined in ECDC 17.50.070.8. The applicant has indicated
that approximately 20 parking stalls will be provided in a parking garage within the
building. This exceeds the required ratio of one stallper residential units since the
proposal is for 3 residential units.

G.

Open Space: In accordance with ECDC 16.43.030.8, at least five percent of the lot area
of the project must be devoted to open space. With a lot area of l4,4ll square feet,720
square feet ofopen space is required. The proposal provides open space in the northeast
corner of the development in front of the café and northwest corner with a patio that is
accessible from the sidewalk. This open space must meet the criteria in subsections (1)
- (3) and will be reviewed in further detail at Phase 2 of the hearing and then at building
permit.

ECDC 20.12 District-Based Desien Guidelines

A.

Pursuant to ECDC 20.12.070.A. in conducting its review, the ADB shall use the design
guidelines and design review checklist applicable to the district-based design review
process. These guidelines and checklist are included for reference as Attachment 4. The
ADB will utilize the checklist to prioritize the design guidelines for the subject proposal.

B.

Compliance with the district-based design guidelines will be reviewed by the ADB
during Phase 2 of the review process.

ECDC 20.13 Landscaping Requirements

A.

ECDC 20.13 contains specific landscaping requirements for new developments, which
the ADB and Hearing Examiner are allowed to interpret and modif, according to ECDC
20.13.000.

B. As is typicalwith

most development in the Downtown Business (BD) zones, the majority
of the site will be covered by the proposed building since no setbacks are required. A
landscape insert is provided on Sheet lA of Attachment 3 for those areas where room

exists for some landscaping.

C.

Street trees

will

be required in order for the project to comply with the City's street tree

requirements.

4.

ECDC 22.43Desipn

A.

for the BD Zones

Design standards applicable to the BD zones are provided in ECDC Chapter 22.43
(Attachment 6).

B. Compliance with the BD design standards

will

be reviewed by the ADB during Phase 2

ofthe review process.

5.

Comnrehensive Plan Urban Design Obiectives

A.

In addition to the design guidelines applicable to the district-based design review process
(Attachment 4) and the BD design standards (Attachment 6), the proposal must also
comply with the applicable downtown design objectives of the Comprehensive Plan due
to the site's location within the "Downtown Mixed Commercial" and within the
'oDowntown/Waterfront Activity Center" designations of the Comprehensive Plan. Refer
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to Pages 125 through 127 of the December 2016 Comprehensive Plan for the downtown
design objectives (Attachment 7).

B. Compliance

with the downtown design objectives of the Comprehensive Plan will be
reviewed by the ADB during Phase 2 of the review process.

VII.

PUBLIC NOTICE:
A "Notice of Application, Public Hearing, and SEPA Determination" was issued on April 7,
2017. This notice was posted at the subject site, Public Safety Complex, Community
Development Department, and at the Library. The notice was also mailed to property owners
within 300 feet of the site and published in the Everett Herald. The public notice materials are
included as Attachment I 1. The City has complied with the noticing provisions of ECDC 20.03
No public comments have been received to date.

VIII. CONCLUSION AND RECOMMENDATION

:

Pursuant to ECDC 20.12.020.A.1, the purpose of Phase I of the public hearing process is for the
ADB to identiff the relative importance of design criteria that will apply to the project proposal
during the subsequent design review. The basic criteria to be evaluated are listed on the design
guidelines checklist (Attachment 4). In identifuing the relative importance of the design criteria,
the ADB must utilize the applicable design guidelines of the B.D2 zone, the downtown design
objectives in the Comprehensive Plan, and any relevant district-specific design objectives of

ECDC Chapters 20.12 and,20.13.
Staff recommends that the ADB conduct the following after the public comment portion of the
Phase 1 public hearing:

1.

The ADB should consider all applicable design guidelines and standards referenced

throughout this report and must complete the design guidelines checklist (contained within
Attachment 4), prioritizing all applicable design guidelines and objectives.

2.
IX.

The public hearing shall be continued to a date certain for Phase 2 of the public hearing
process, not to exceed 120 days from the Phase I meeting date.

PARTIES OF RECORD:
City of Edmonds
121 sth Ave N
Edmonds, WA 98020
Scott

Miller

140g

-

Mary Olsen
221 - 2"d Avenue N
Edmonds, WA 98020

140t" Pl NE

Suite 250

Bellevue, WA 98007

x.

ATTACHMENTS:

1.

2.
3.

Land Use Application
Applicant's Cover Letters
Preliminary Project Plans (Phase

l)

Graphite Studios
PLN20170016 - Phase I
Page 6

of7

Exhibit 1

Packet Pg. 45

Attachment: PLN20170016 Phase2 Staff Report with Attachments [Revision 1] (2162 : Phase 2 District Base Design Review for Graphite Studios

6.1.a

4.
5.
6.
7.

Design Guideline Checklist

ECDC 76.43:BD-Downtown Business
ECDC 22.43: Design Standards for the BD Zones
Comprehensive Plan Excerpt Urban Design Goal B: Downtown/Waterfront Activity Center
8. Zoningand Vicinity Map
9. SEPA Checklist
10. SEPA Determination of Nonsignificance
I 1. Public Notice Materials for Notice of Application, Phase 1 Hearing, and SEPA DNS
12. Fire District Comments
13. Building Division Comments
I 4. Recycling Coordinator Comments
15. Engineering Division Comments

Graphite Studios
PLN2OI70016 - Phase I
PageT of1

Exhibit 1

Packet Pg. 46

Attachment: PLN20170016 Phase2 Staff Report with Attachments [Revision 1] (2162 : Phase 2 District Base Design Review for Graphite Studios

6.1.a

Attachment: PLN20170016 Phase2 Staff Report with Attachments [Revision 1] (2162 : Phase 2 District Base Design Review for Graphite Studios

6.1.a

Attachment 1

Exhibit 1

Packet Pg. 47

2/1/17
City of Edmonds
Development Services
121 5th Ave N
Edmonds, WA 98020

Cover Letter for the proposed development at 202 Main St. (tax #00454800101300).

The proposed new two story building with underground parking is located at the NW corner of the block
fronted by Main St and 2nd Ave S. The project is also bounded by existing paved alleys to the east and
south.
The existing one story, commercial building will be demolished as part of this project.
The Comprehensive Plan allows for Commercial and Residential Mixed Use.
This project has artist studios and demonstration area, an art gallery, a café, 3 apartments and
underground parking.
The project will follow guidelines set up in the Edmonds Community Development Code (ECDC).
Design Standards will be met, at least in part, by the following architectural design and features;
The building facade has greater material and architectural accents on the lower half of the building,
accentuated by slate tiles, landscape planters, distinct overhangs and fixed awnings at entryways, public
spaces and sidewalk. The building has substantial exterior modulation on both sides facing Main Street
and 2nd Ave, as well as the alley to the south. The main entrance faces Main St and a secondary entrance
faces the alley to the south. All entryways are directly accessible from the street, and have distinct
sloped awnings or overhangs that create pedestrian protection from weather as well as provide shade
lines and additional modulation of the facade .Ground level details include projecting slate tile planters,
sitting areas, large column bases (plinths), recessed building corners for greater visibility, natural wood
soffits at awnings and large storefront windows to increase the visual connection from the exterior to
the interior spaces and out. Building signage will be above the main entry doors below the awnings, and
may be accented by blade signs, easily visible from the sidewalk. Any rooftop HVAC equipment will be
screened and set back from the building edge. There will be no ground level HVAC equipment.
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Applying the Design Guidelines
When designing projects and issuing permits for new developments, applicants
and City staff will rely on these guidelines to help define specific design
conditions that will be required for project approval. As these design guidelines
get applied to particular development projects, some important things to
remember are:
1. Each project is unique and will pose unique design issues. Even two
similar proposals on the same block may face different design
considerations. With some projects, trying to follow all of the guidelines
could produce irreconcilable conflicts in the design. With most projects,
reviewers will find some guidelines more important than others, and the
guidelines that are most important on one project might not be important
at all on the next one. The design review process will help designers and
reviewers to determine which guidelines are most important in the context
of each project so that they may put the most effort into accomplishing the
intent of those guidelines.
2. Project must be reviewed in the context of their zoning and the zoning of
their surroundings. The use of design guidelines is not intended to change
the zoning designations of land where projects are proposed; it is intended
to demonstrate methods of treating the appearance of new projects to
help them fit their neighborhoods and to provide the Code flexibility
necessary to accomplish that. Where the surrounding neighborhood
exhibits a lower development intensity than is current zoning allow, the
lower-intensity character should not force a proponent to significantly
reduce the allowable size of the new building.
3. Many of the guidelines suggest using the existing context to determine
appropriate solutions for the project under consideration. In some areas,
the existing context is not well defined, or may be undesirable. In such
cases, the new project should be recognized as a pioneer with the
opportunity to establish a pattern or identity from which future
development can take its cues. In light of number 2 above, the site’s
zoning should be considered an indicator of the desired direction for the
area and the project.
4. Each guideline includes examples and illustrations of ways in which that
guidelines can be achieved. The examples are just that – examples. They
are not the only acceptable solution. Designers and reviewers should
consider designs, styles and techniques not described in the examples but
that fulfill the guideline.
5. The checklist which follows the guidelines (Checklist) is a tool for
determining whether or not a particular guideline applies to a site, so that
the guidelines may be more easily prioritized. The checklist is neither a
regulatory device, nor a substitute for evaluating a sites conditions, or to
summarize the language of examples found in the guidelines themselves.
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Considering the Site
Edmond’s Land Use Code sets specific, prescriptive rules that are applied
uniformly for each land use zone throughout the city. There is little room in the
Code’s development standards to account for unique site conditions or
neighborhood contexts. A project architect can read the Code requirements and
theoretically design a building without ever visiting the site.
However, to produce good compatible design, it is critical that the project’s
design team examine the site and its surrounding, identify the key design
features and determine how the proposed project can address the guidelines’
objectives. Because they rely on the project’s context to help shape the project,
the guidelines encourage an active viewing of the site and its surroundings.
For a proposal located on a street with a consistent and distinctive architectural
character, the architectural elements of the building may be key to helping the
building fit the neighborhood. On other sites with few attractive neighboring
buildings, the placement of open space and treatment of pedestrian areas may
be the most important concerns. The applicant and the project reviewers should
consider the following questions and similar ones related to context when looking
at the site:
What are the key aspects of the streetscape? (The street’s layout and
visual character)
Are there opportunities to encourage human activity and neighborhood
interaction, while promoting residents’ privacy and physical security?
How can vehicle access have the least effect on the pedestrian
environment and on the visual quality of the site?
Are there any special site planning opportunities resulting from the site’s
configuration, natural features, topography etc.?
What are the most important contextual concerns for pedestrians? How
could the sidewalk environment be improved?
Does the street have characteristic landscape features, plant materials,
that could be incorporated into the design?
Are there any special landscaping opportunities such as steep
topography, significant trees, greenbelt, natural area, park or boulevard
that should be addressed in the design?
Do neighboring buildings have distinctive architectural style, site
configuration, architectural concept?
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Design Guidelines Checklist
This checklist is intended as a summary of the issues addressed by the
guidelines. It is not meant to be a regulatory device or a substitute for the
language and examples found in the guidelines themselves. Rather, it is a tool
for assisting the determination about which guidelines are the most applicable on
a particular site.

A.

Site Planning
N/A

Lower
Priority

Higher
Priority

N/A

Lower
Priority

Higher
Priority

1. Reinforce existing site characteristics
2. Reinforce existing streetscape characteristics
3. Entry clearly identifiable from the street
4. Encourage human activity on street
5. Minimize intrusion into privacy on adjacent sites
6. Use space between building and sidewalk to
provide security, privacy and interaction (residential
projects)
7. Maximize open space opportunity on site
(residential projects)
8. Minimize parking and auto impacts on pedestrians
and adjoining property
9. Discourage parking in street front
10. Orient building to corner and parking away from
corner on public street fronts (corner lots)

B.

Bulk and Scale

1. provide sensitive transitions to nearby, lessintensive zones
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Architectural Elements and Materials
N/A

Lower
Priority

Higher
Priority

N/A

Lower
Priority

Higher
Priority

N/A

Lower
Priority

Higher
Priority

1. Complement positive existing character and/or
respond to nearby historic structures
2. Unified architectural concept
3. Use human scale and human activity
4. Use durable, attractive and well-detailed finish
materials
5. Minimize garage entrances

D.

Pedestrian Environment

1. Provide convenient, attractive and protected
pedestrian entry
2. Avoid blank walls
3. Minimize height of retaining walls
4. Minimize visual and physical intrusion of parking lots
on pedestrian areas
5. Minimize visual impact of parking structures
6. Screen dumpsters, utility and service areas
7. Consider personal safety

E.

Landscaping

1. Reinforce existing landscape character of
neighborhood
2. Landscape to enhance the building or site
3. Landscape to take advantage of special site
conditions
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A-1: Responding to Site Characteristics
The siting of buildings should respond to specific site conditions
and opportunities such as non-rectangular lots, location on
prominent intersections, unusual topography, significant
vegetation and other natural features.
Explanations and Examples
Site characteristics to consider in project design include:
1) Topography
•

Reflect, rather than obscure, natural topography. For
instance, buildings should be designed to "step up"
hillsides to accommodate significant changes in elevation.

•

Where neighboring buildings have responded to similar topographic conditions
in their sites in a consistent and positive way, consider similar treatment for
the new structure.

•

Designing the building in relation to topography may help to reduce the
visibility of parking garages.

2) Environmental constraints
•

Site buildings to avoid or lessen the impact of development on
environmentally critical areas such as steep slopes, wetlands and stream
corridors.

3) Solar orientation
•

The design of a structure and its massing on the site can enhance solar
exposure for the project and minimize shadow impacts on adjacent structures
and public areas.

4) Existing vegetation
•

Careful siting of buildings can enable significant or important trees or other
vegetation to be preserved.

5) Existing structures on the site
•

Where a new structure shares a site with an existing structure or is a major
addition to an existing structure, designing the new structure to be
compatible with the original structure will help it fit in.

A-2: Streetscape Compatibility
The siting of buildings should acknowledge and reinforce the
existing desirable spatial characteristics of the right-of-way.
Explanation and Examples
The character of a neighborhood is often defined by the
experience of traveling along its streets. We often perceive
streets within neighborhoods as individual spaces or "rooms."
How buildings face and are set back from the street determine
the character and proportion of this room.
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A-3: Entrances Visible from the Street
Entries should be clearly identifiable and visible from the
street.
Explanation and Examples
Entries that are visible from the
street make a project more
approachable and create a sense of
association among neighbors.

A-4: Human Activity
New development should be sited and designed to
encourage human activity on the street.
Explanation and Examples
Livelier street edges make for safer streets. Ground floor
shops and market spaces providing services needed by
residents can attract market activity to the street and
increase safety through informal surveillance. Entrances,
porches, awnings, balconies, decks, seating and other
elements can promote use of the street front and provide
places for neighborly interaction. Siting decisions should
consider the importance of these features in a particular
context and allow for their incorporation.
Also, architectural elements and details can add to the
interest and excitement of buildings and spaces. Elements from the following list
should be incorporated into all projects. Projects in pedestrian oriented areas of the
City should include an even greater number of these details due to the scale of the
buildings and the proximity of the people that will
experience them.
Lighting or hanging baskets supported by
ornamental brackets
Belt courses
Plinths for columns
Kickplate for storefront window
Projecting sills
Tilework
Transom or clerestory windows
Planter box
Variations in applied ornament, materials, colors
or trim.
An element not listed here, as approved, that
meets the intent.
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In pedestrian oriented areas, ground floor commercial
space is encouraged to be at grade with the sidewalk.
If the entrance can not be located at the grade of the
sidewalk, special care must be taken to ensure that
there is both a visual and physical connection between
the pedestrian way and the entrance that enhances
the pedestrian orientation of the building.
The ground level façades of buildings that are oriented
to street fronts in the CW, BC, BN, and BP zones shall
have transparent windows to engage the public. To
qualify as transparent, windows shall not be mirrored
or darkly tinted glass, or prohibit visibility between
the street and interior. Where transparency is not
provided, the façade shall comply with the guidelines
under the section ‘Treating Blank Walls’.

In the Downtown Commercial Core
The ground level façades of buildings that are oriented to streets should have a
substantial amount of transparent windows, especially in the retail core. A primary
function of the pedestrian oriented retail core is to allow for the visual interaction
between the walking public and the goods and services businesses located on the
first floor are providing.
To qualify as transparent, windows shall not
be mirrored or darkly tinted glass, or prohibit
visibility between the street and interior.
Where transparency is not provided, the
façade shall comply with the guidelines under
the section ‘Treating Blank Walls’. Buildings
that are entirely residential do not have a
specific transparency requirement. However,
all-residential buildings shall be treated as if
they have blank walls facing the street and
must comply with the guidelines under the
section ‘Treating Blank Walls’. That portion of
Ground level spaces that opens up to the
sidewalk through means of sliding or roll up
doors shall be considered to comply with any
transparency requirements regardless of the amount of
glass in the opening.
Awnings are encouraged along pedestrian street fronts.
They may be structural (permanently attached to and
part of the building) or non-structural (attached to the
building using a metal or other framework). To enhance
the visibility of business signage retractable awnings are
encouraged and should be open-sided. Front valances are
permitted and signage is allowed on valances, but not on
valance returns. Marquee, box, or convex awning shapes
are not permitted. Awnings should be located within the
building elements that frame storefronts, and should not
conceal important architectural details. Awnings should
also be hung just below a clerestory or “transom”
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window, if it exists. Awnings on a multiple-storefront building should be consistent in
character, scale and position, but need not be identical. Non-structural awnings
should be constructed using canvas or fire-resistant acrylic materials. Shiny, highgloss materials are not appropriate; therefore, vinyl or plastic awning materials are
not permitted. Structural Awnings should be designed to incorporate natural light.
Artificial lighting should only be used at night.
Signage should be designed to integrate with the
building and street front. Combinations of sign types
are encouraged which result in a coordinated design
while minimizing the size of individual signs. Blade or
projecting signs which include decorative frames,
brackets or other design elements are encouraged. This
type of detail is consistent with the design elements
mentioned above that enhance the interest of the area.
Use graphics or symbols to reduce the need to have
large expanses of lettering. Signage in the “Arts Center
Corridor” defined in the Comprehensive Plan is required
to include decorative sign frames or brackets in its
design.
Instead of broadly lighting the face of the sign, signage
should be indirectly lit, or backlit to only display
lettering and symbols or graphic design. Signage should
be given special consideration when it is consistent with
or contributes to the historic character of sites on the
National Register or the Edmonds Register of Historic
Places
A-5: Respect for Adjacent Sites
Buildings should respect adjacent properties by being located
on their sites to minimize disruption of the privacy and outdoor
activities of residents in adjacent buildings.
Explanation and Examples
One consideration is the views from upper stories of new
buildings into adjacent houses or yards, especially in less
intensive zones. This problem can be addressed in several
ways.
Reduce the number of windows and decks on the
proposed building overlooking the neighbors.
Step back the upper floors or increase the side or rear
setback so that window areas are farther from the property line.
Take advantage of site design which might reduce impacts, for example by
using adjacent ground floor area for an entry court.
Minimize windows to living spaces which might infringe on the privacy of
adjacent residents, but consider comfort of residents in the new building.
Stagger windows to not align with adjacent windows.

Attachment 4

Page 8 of 22

Exhibit 1

Revised by ADB 3/1/06

Packet Pg. 67

Attachment: PLN20170016 Phase2 Staff Report with Attachments [Revision 1] (2162 : Phase 2 District Base Design Review for Graphite Studios

6.1.a

A-6: Transition Between Residence and Street
For residential projects, the space between the building and
the sidewalk should provide security and privacy for residents
and encourage social interaction among residents and
neighbors.
Explanation and Examples
The transition between a residential building and the street
varies with the depth of the front setback and the relative
elevation of the building to the street.

A-7: Residential Open Space
Residential projects should be sited to
maximize opportunities for creating usable,
attractive, well-integrated open space.
Examples and Explanations
Residential buildings are encouraged to
consider these site planning elements:
Courtyards which organize
architectural elements, while providing
a common garden or other uses.
Entry enhancement such as
landscaping along a common pathway.
A-8: Parking and Vehicle Access
Siting should minimize the impact of automobile parking and
driveways on the pedestrian environment, adjacent properties
and pedestrian safety.
Explanation and Examples
Techniques used to minimize the impacts of driveways and
parking lots include:
Locate surface parking at rear or side lots.
Break large parking lots into smaller ones.
Minimize number and width of driveways and curb
cuts.
Share driveways with adjacent property owners.
Locate parking in lower level or less visible portions of site.
Locate driveways so they are visually less dominant.
Access should be provided in the following order of priority:
i)

If there is an alley, vehicular access should use the alley. Where feasible, the
exit route should use the alley.
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ii) For corner parcels, access should be off the secondary street rather than the
primary street.
iii) Share the driveway with an adjacent property. This can be a driveway with
two-way traffic.
iv) A driveway serving a single project is the least preferred option.
Drive-through facilities such as, but not limited to, banks, cleaners, fast food, drug
stores, espresso stands, etc., should comply with the following:
i)

Drive-through windows and stacking lanes shall not be located along the
facades of the building that face a street.

ii) Drive-through speakers shall not be audible off-site.
iii) The entrance and exit from the drive-through shall be internal to the site, not
a separate entrance and/or exit to or from the street.
A-9: Location of Parking on Commercial Street Fronts
Parking on a commercial street front should be
minimized and where possible should be located behind
a building.
Explanation and Examples
Parking located along a commercial street front where
pedestrian traffic is desirable lessens the attractiveness
of the area to pedestrians and compromises the safety
of pedestrians along the street.

(above and below)
Corner lot treatments.

A-10: Corner Lots
Building on corner lots should be oriented to the corner
and public street fronts. Parking and automobile access
should be located away from corners.
Explanation and Examples
Corner lots offer unique opportunities because of their
visibility and access from two streets.
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B-1: Bulk, and Scale Compatibility
Projects should be compatible with the scale of development
anticipated by the applicable Land Use Policies for the
surrounding area and should be sited and designed to provide a
sensitive transition to near-by, less intensive zones. Projects on
zone edges should be developed in a manner that creates a
step in perceived bulk, and scale between anticipated
development potential of the adjacent zones.
Explanation and Examples
For projects undergoing Design Review, the analysis and
mitigation of bulk and scale impacts will be accomplished
through the Design Review process. Careful siting and design treatment based on
the technique described in this and other design guidelines will help to mitigate some
bulk and scale impacts; in other cases, actual reduction in the bulk and scale of a
project may be necessary to adequately mitigate impacts. Design Review should not
result in significant reductions in a project's actual bulk and scale.
Bulk and scale mitigation may be required in two general circumstances:
1.

2.

Projects on or near the edge of a less intensive zone. A substantial
incompatibility in scale may result from different development standards in the
two zones and may be compounded by physical factors such a s large
development sites, slopes or lot orientation.
Projects proposed on sites with unusual physical characteristics such as large
lot size, or unusual shape, or topography where buildings may appear
substantially greater in bulk and scale than that generally anticipated for the
area.

Factors to consider in analyzing potential bulk and scale impacts include:
distance from the edge of a less intensive zone
differences in development standards between abutting zones (allowable
building width, lot coverage, etc.)
effect of site size and shape
bulk and scale relationships resulting from lot orientation (e.g. back lot line to
back lot line vs. back lot line to side lot line)
type and amount of separation between lots in the different zones (e.g.
separation by only a property line, by an alley or street, or by other physical
features such as grade changes).
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In some cases, careful siting and design treatment may be sufficient to achieve
reasonable transition and mitigation of bulk and scale impacts. Some techniques for
achieving compatibility are as follows:
use of architectural style, details (such as roof lines or fenestration), color or
materials that derive from the less intensive zone. (See also Guideline C-1:
Architectural Context.)
creative use of landscaping or other screening
location of features on-site to facilitate transition, such as locating required
open space on the zone edge so the building us farther from the lower
intensity zone.
treating topographic conditions in ways that minimize impacts on neighboring
development, such as by using a rockery rather than a retaining wall to give
a more human scale to a project, or stepping a project down a hillside.
in a mixed-use project, siting the more compatible use near the zone edge.
In some cases, reductions in the actual bulk and scale of the proposed structure may
be necessary in order to mitigate adverse impacts and achieve an acceptable level of
compatibility. Some techniques which can be used in these cases include:
articulating the building's facades vertically or horizontally in intervals that
conform to existing structures or platting pattern.
increasing building setbacks from the zone edge at ground level
reducing the bulk of the building's upper floors
limiting the length of, or otherwise modifying, facades
reducing the height of the structure
reducing the number or size of accessory structures.
C-1: Architectural Context
New buildings proposed for existing neighborhoods with a
well-defined and desirable character should be compatible
with or complement the architectural character and siting
pattern of neighboring buildings.
Explanation and Examples
Paying attention to architectural characteristics of
surrounding buildings, especially historic buildings, can help
new buildings be more compatible with their neighbors,
especially if a consistent pattern is already established by
similar:
building articulation
building scale and proportion
or complementary architectural style
or complementary roof forms
building details and fenestration patterns
or complementary materials
Even where there is no consistent architectural pattern, building design and massing
can be used to complement certain physical conditions of existing development.
In some cases, the existing context is not so well-defined, or may be undesirable. In
such cases, a new project can become a pioneer with the opportunity to establish a
pattern or identity from which future development can take its cues.
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In most cases, especially in the downtown commercial area, Buildings shall convey a
visually distinct ‘base’ and ‘top’. A ‘base’ can be emphasized by a different masonry
pattern, more architectural detail, visible ‘plinth’ above which the wall rises,
storefront, canopies, or a combination. The top edge is highlighted by a prominent
cornice, projecting parapet or other architectural element that creates a shadow line.
Architectural Features
Below are several methods that can help integrate new buildings into the
surrounding architectural context, using compatible:
architectural features
fenestration patterns, and
building proportions.
Building Articulation
Below are several methods in which buildings may be articulated to create intervals
which reflect and promote compatibility with their surroundings:
modulating the facade by stepping back or extending forward a portion of the
facade
repeating the window patterns at an interval that equals the articulation
interval
providing a porch, patio, deck or covered entry for each interval
providing a balcony or bay window for each interval
changing the roofline by alternating dormers, stepped roofs, gables or other
roof elements to reinforce the modulation or articulation interval
changing the materials with a change in the building plane
providing a lighting fixture, trellis, tree or other landscape feature with each
interval
C-2: Architectural Concept and Consistency
Building design elements, details and massing should create a well-proportioned and
unified building form and exhibit an overall architectural concept.
Buildings should exhibit form and features identifying the functions within the
building.
In general, the roofline or top of the structure should be clearly distinguished from
its facade walls.
Explanation and Examples
This guideline focuses on the important design
consideration of organizing the many architectural
elements of a building into a unified whole, so that
details and features can be seen to relate to the
structure and not appear as add-ons.
The other objective of this guideline is to promote
buildings whose form is derived from its function.
Buildings which present few or no clues through their
design as to what purpose they serve are often
awkward architectural neighbors. For example, use of
expansive blank walls, extensive use of metal or glass
siding, or extremely large or small windows in a
residential project may create architectural confusion
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or disharmony with its neighbors. Conversely, commercial buildings which overly
mimic residential styles might be considered inappropriate in some commercial
neighborhoods.
Often times, from an architectural design
perspective buildings will convey a visually
distinct ‘base’ and ‘top’. A ‘base’ can be
emphasized by a different masonry pattern,
more architectural detail, visible ‘plinth’ above
which the wall rises, storefront, canopies, or a
combination. The top edge is highlighted by a
prominent cornice, projecting parapet or other
architectural element that creates a shadow line.
Other architectural features included in the
design of a building may include any number of
the following:
building modulation or articulation
bay windows
corner accent, such as a turret
garden or courtyard elements (such as a fountain or gazebo)
rooflines
building entries
building base
Architectural details may include some of the following:
treatment of masonry (such as ceramic tile inlay, paving stones, or
alternating brick patterns)
treatment of siding (such as wood siding
combined with shingles to differentiate
floors)
articulation of columns
sculpture or art work
architectural lighting
detailed grilles and railings
special trim details and moldings
a trellis or arbor
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C-3: Human Scale
The design of new buildings should incorporate architectural
features, elements and details to achieve a good human
scale.
Explanation and Examples
The term "human scale" generally refers to the use of
human-proportioned architectural features and site design
elements clearly oriented to human activity.
A building has a good human scale if its details, elements
and materials allow people to feel comfortable using and
approaching it. Features that give a building human scale
also encourage human activity.
The following are some of the building elements that may be used to achieve better
human scale:
pedestrian-oriented open space such as a courtyard, garden, patio, or other
unified landscaped areas
bay windows extending out from the building face that reflect an internal
space such as a room or alcove
individual windows in upper stories that
o are approximately the size and proportion of a traditional window
o include a trim or molding that appears substantial from the sidewalk
o are separated from adjacent windows by a vertical element
windows grouped together to form larger areas of glazing can have a human
scale if individual window units are separated by moldings or jambs
windows with small multiple panes of glass
window patterns, building articulation and other treatments that help to
identify individual residential units in a multi-family building
upper story setbacks
a porch or covered entry
pedestrian weather protection in the form of canopies, awnings, arcades or
other elements wide enough to protect at least one person
visible chimneys
C-4: Exterior Finish Materials
Building exteriors should be constructed of durable and
maintainable materials that are attractive even when viewed up
close. Materials that have texture, pattern, or lend themselves
to a high quality of detailing are encouraged.
Explanation and Examples
The selection and use of exterior materials is a key ingredient
in determining how a building will look. Some materials, by
their nature, can give a sense of permanence or can provide
texture or scale that helps new buildings fit better in their
surroundings.

Attachment 4

Page 15 of 22

Exhibit 1

Revised by ADB 3/1/06

Packet Pg. 74

Materials typical to the northwest include:
clear or painted wood siding
shingles
brick
stone
ceramic and terra-cotta tile
Many other exterior building materials may be appropriate in multifamily and
commercial neighborhoods as long as the materials are appropriately detailed and
finished, for instance, to take account of the northwest’s climate or be compatible
with nearby structures. Some materials, such as mirrored glass, may be more
difficult to integrate into residential or neighborhood commercial settings.
D-1: Pedestrian Open Spaces and Entrance
Convenient and attractive access to the building's entry
should be provided. To ensure comfort and security, paths
and entry areas should be sufficiently lighted and entry
areas should be protected from the weather. Opportunities
for creating lively, pedestrian-oriented open space should
be considered.
Explanation and Examples
If a building is set back from the sidewalk, the space
between the building and public right-of-way may be
conducive to pedestrian or resident activity. In business
districts where pedestrian activity is desired, the primary
function of any open space between commercial buildings and the sidewalk is to
provide visual and physical access into the building and perhaps also to provide a
space for additional outdoor activities such as vending, resting, sitting or dining.
Street fronts can also feature art work, street furniture and landscaping that invite
customers or enhance the building's setting.
Where a commercial or mixed-use building is set back from the sidewalk a sufficient
distance, pedestrian enhancements should be considered in the resulting street front.
Examples of desirable features to include:
visual and pedestrian access (including barrier-free access) into the site from
the public sidewalk
walking surfaces of attractive pavers
pedestrian-scaled site lighting
areas for vendors in commercial areas
landscaping that screens undesirable elements or that enhances the space
and architecture
signage which identifies uses and shops clearly but which is scaled to the
pedestrian
site furniture, artwork or amenities such as fountains, benches, pergolas,
kiosks, etc.
Examples of features to avoid are:
asphalt or gravel pavement
adjacent unscreened parking lots
adjacent chain-link fences
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adjacent blank walls without appropriate screening
The following treatment of entrances can provide emphasis and interest:
special detailing or architectural features such as ornamental glazing, railings
and balustrades, awnings, canopies, decorative pavement, decorative
lighting, seats, architectural molding, planter boxes, trellises, artwork signs,
or other elements near the doorway.
visible signage identifying building address
Higher bay(s)
Recessed entry (recessed at least 3 feet)
Forecourt
D-2: Blank Walls – See pages 8-9 from guidelines blank walls
Buildings should avoid large blank walls facing the street,
especially near sidewalks. Where blank walls are
unavoidable they should receive design treatment to
increase pedestrian comfort and interest.
Explanation and Examples
A wall may be considered "large" if it has a blank surface
substantially greater in size than similar walls of
neighboring buildings.
The following examples are possible methods for treating
blank walls:
installing vertical trellis in front of the wall with
climbing vines or plants materials
setting the wall back and providing a landscaped
or raised planter bed in front of the wall, including
plant materials that could grow to obscure or
screen the wall's surface
providing art (mosaic, mural, decorative masonry
pattern, sculpture, relief, etc.) over a substantial
portion of the blank wall surface
employing small setbacks, indentations, or other
means of breaking up the wall's surface
providing special lighting, a canopy, horizontal
trellis or other pedestrian-oriented features that
break up the size of the blank wall's surface and
add visual interest
An architectural element not listed above, as
approved, that meets the intent
D-3: Retaining Walls
Retaining walls near a public sidewalk that extend higher than
eye level should be avoided where possible. Where higher
retaining walls are unavoidable, they should be designed to
reduce their impact on pedestrian comfort and to increase the
visual interest along the streetscapes.
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Explanation and Examples
The following are examples of methods to treat retaining walls:
any of the techniques or features listed under blank walls above
terracing and landscaping the retaining walls
substituting a stone wall, rockery, modular masonry, or special material
locating hanging plant materials below or above the wall
D-4: Design of Parking Lots Near Sidewalks
Parking lots near sidewalks should provide adequate security and
lighting, avoid encroachment of vehicles onto the sidewalk, and
minimize the visual clutter of parking lot signs and equipment.
Explanation and Examples
The following examples illustrate some considerations to address in
highly visible parking lots:
Treatment of parking area perimeter
the edges of parking lots pavement adjacent to landscaped
areas and other pavement can be unsightly and difficult to maintain.
Providing a curb at the perimeter of parking areas can alleviate these
problems.
Security lighting
provide the appropriate levels of lighting to create adequate visibility at night.
Evenly distributed lighting increases security, and glare-free lighting reduces
impacts on nearby property.
Encroachment of cars onto the sidewalk
without wheel stops or a low wall, parked cars can hang over sidewalks. One
technique to protect landscaped and pedestrian areas from encroachment by
parked cars is to provide a wide wheel stop about two feet from the sidewalk.
Another technique is to widen a sidewalk or planting bed basically “building
in” a wheel stop into the sidewalk or planting bed. This is more durable than
wheel stops, does not catch debris and reduces tripping hazards.
Signs and equipment
reduce sign clutter by painting markings on the pavement or by consolidating
signs. Provide storage that is out of view from the sidewalk and adjacent
properties for moveable or temporary equipment like sawhorses or barrels.
Screening of parking
screening of parking areas need not be uniform along the property frontage.
Variety in the type and relative amount of screening may be appropriate.
screen walls constructed of durable, attractive materials need not extend
above waist level. Screen walls across a street or adjacent to a residential
zone could also include landscaping or a trellis or grillwork with climbing
vines.
screening can be designed to provide clear visibility into parking areas to
promote personal safety.

Attachment 4

Page 18 of 22

Exhibit 1

Revised by ADB 3/1/06

Packet Pg. 77

Attachment: PLN20170016 Phase2 Staff Report with Attachments [Revision 1] (2162 : Phase 2 District Base Design Review for Graphite Studios

6.1.a

Attachment: PLN20170016 Phase2 Staff Report with Attachments [Revision 1] (2162 : Phase 2 District Base Design Review for Graphite Studios

6.1.a

D-5: Visual Impacts of Parking Structures
The visibility of all at-grade parking structures or accessory parking
garages should be minimized. The parking portion of a structure
should be architecturally compatible with the rest of the structure
and streetscape. Open parking spaces and carports should be
screened from the street and adjacent properties.
Explanation and Examples
The following examples illustrate various methods of improving the
appearance of at-grade parking structures:
incorporating pedestrian-oriented uses at street level can
reduce the visual impact of parking structures in
commercial areas. Sometimes a depth of only 10 feet along the front of the
building is enough to provide space for newsstands, ticket booths, flower
shops and other viable uses.
setting the parking structure back from the sidewalk and installing dense
landscaping
incorporating any of the blank wall treatments listed in Guideline D-2
visually integrating the parking structure with adjacent buildings
continuing a frieze, cornice, canopy, overhang, trellis or other devices at the
top of the parking level
incorporating into the parking structure a well-lit pedestrian walkway,
stairway or ramp from the sidewalk to the upper level of the building
setting back a portion of the parking structure to allow for the retention of an
existing significant tree
using a portion of the top of the larking level as an outdoor deck, patio or
garden with a rail, bench or other guard device around the perimeter
D-6: Screening of Dumpsters, Utilities, and Service Areas
Building sites should locate service elements like trash dumpsters,
loading docks and mechanical equipment away from the street
front where possible while maintaining access to utilities. When
elements such as dumpsters, utility meters, mechanical units and
service areas cannot be located away from the street front, they
should be situated and screened from view and should not be
located in the pedestrian right-of-way.
Explanation and Examples
Unsightly service elements can detract from the compatibility of
new projects and create hazards for pedestrians and autos.
The following examples illustrate considerations to address in locating and screening
service areas and utilities:
plan the feature in a less visible location on the site
screen it to be less visible. For example, a utility meter can be located behind
a screen wall so that it is not visible from the building entrance.
use durable materials that complement the building
incorporate landscaping to make the screen more effective
locate the opening to the area away from the sidewalk.
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incorporate roof wells, utility rooms or other features to accommodate utility
and mechanical equipment needs.
D-7: Personal Safety and Security
Project design should consider opportunities for enhancing personal
safety and security in the environment under review.
Explanation and Examples
Project design should be reviewed for its contribution to enhancing
the real and perceived feeling of personal safety and security
within the environment under review. To do this, the question
needs to be answered: do the design elements detract from or do
they reinforce feelings of security of the residents, workers,
shoppers and visitors who enter the area?
Techniques that can help promote safety include the following:
providing adequate lighting
retaining clear lines of site
use of semi-transparent security screening, rather than opaque walls, where
appropriate
avoiding blank, windowless walls that attract graffiti and that do not permit
residents or workers to observe the street
use of landscaping that maintains visibility, such as short shrubs and pruning
trees, so there are no branches below head height
creative use of ornamental grille as fencing or over ground floor windows in
some locations
absence of structures that provide hiding places for criminal activity
design of parking areas to allow natural surveillance by maintaining clear
lines of sight both for those who park there and for occupants of nearby
buildings
clear directional signage
encouraging "eyes on the street" through placement of windows, balconies
and street-level uses
ensuring natural surveillance of children's play areas.
E-1: Landscaping to Reinforce Design Continuity with
Adjacent Sites
Where possible, and where there is not another overriding concern,
landscaping should reinforce the character of neighboring
properties and abutting streetscape.
Explanation and Examples
Several ways to reinforce the landscape design character of the
local neighborhood are listed below:
Street Trees
If a street has a uniform planting of street trees, or a
distinctive species, plant street trees that match the
planting pattern or species.
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Similar Plant Materials
When many lots on a block feature similar landscape materials, emphasis on
these materials will help a new project fit into the local context.
Similar construction materials, textures, colors or elements
Extending a low brick wall, using paving similar to a neighbor's or employing
similar stairway construction are ways to achieve design continuity.
E-2: Landscaping to Enhance the Building and/or Site
Landscaping, including living plant material, special pavements,
approach, screen walls, planters, site furniture and similar
features should be appropriately incorporated into the design to
enhance the project.
Examples
Landscape enhancements of the site may include some of the
approaches or features listed below:
Soften the form of the building by screening blank walls,
terracing retaining walls, etc.
Increase privacy and security through screening and/or sharing.
Provide a framework such as a trellis or arbor for plants to grow on.
Incorporate a planter guard or low planter wall as part of the architecture.
Distinctively landscape open areas created by building modulation.
Incorporate upper story planter boxes or roof planters.
Include a special feature such as a courtyard, fountain or pool.
Emphasize entries with special planting in conjunction with decorative paving
and/or lighting.
Screen a building from view by its neighbors, or an existing use from the new
building.
E-3: Landscape Design to Address Special Site Conditions
The landscape design should take advantage of special on-site
conditions such as high-bank front yards, steep slopes, view
corridors, or existing significant trees and off-site conditions such
as greenbelts, ravines, natural areas, and boulevards.
Explanation and Examples
The following conditions may merit special attention. The examples
suggest some ways to address the issue.
High Bank Front Yard
Where the building's ground floor is elevated above a sidewalk
pedestrian's eye level, landscaping can help make the transition
between grades. Several techniques are listed below.
rockeries with floral displays, live ground cover or shrubs.
terraces with floral displays, ground covers or shrubs.
low retaining walls with raised planting strips.
stone or brick masonry walls with vines or shrubs.
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Barrier-free Access
Where wheelchair ramps must be provided on a street front, the ramp structure
might include a planting strip on the sidewalk side of the elevated portions of the
ramp.
Steep Topography
Special plantings or erosion control measures may be necessary to prevent site
destabilization or to enhance the visual qualities of the site in connection with a
neighborhood improvement program.
Boulevards
Incorporate landscaping which reflects and reinforces .
Greenbelt or Other Natural Setting
Minimize the removal of significant trees.
Replace trees that were removed with new trees.
Emphasize naturalizing or native landscape materials.
Retain natural greenbelt vegetation that contributes to greenbelt
preservation.
Select colors that are more appropriate to the natural setting.
On-site Vegetation
Retain significant vegetation where possible.
Use new plantings similar to vegetation removed during construction, when
that vegetation as distinctive.
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Chapter 16.43
BD – DOWNTOWN BUSINESS
Sections:
16.43.000

Purposes.

16.43.010

Subdistricts.

16.43.020

Uses.

16.43.030

Site development standards.

16.43.035

Design standards – BD zones.

16.43.040

Operating restrictions.

16.43.000 Purposes.
The BD zone has the following specific purposes in addition to the general purposes for business and
commercial zones listed in Chapter 16.40 ECDC:
A. Promote downtown Edmonds as a setting for retail, office, entertainment and associated
businesses supported by nearby residents and the larger Edmonds community, and as a destination
for visitors from throughout the region.
B. Define the downtown commercial and retail core along streets having the strongest pedestrian links
and pedestrian-oriented design elements, while protecting downtown’s identity.
C. Identify supporting arts and mixed use residential and office areas which support and complement
downtown retail use areas. Provide for a strong central retail core at downtown’s focal center while
providing for a mixture of supporting commercial and residential uses in the area surrounding this
retail core area.
D. Focus development between the commercial and retail core and the Edmonds Center for the Arts
on small-scale retail, service, and multifamily residential uses. [Ord. 3918 § 1 (Att. 1), 2013; Ord.
3700 § 1, 2008].
16.43.010 Subdistricts.
The “downtown business” zone is subdivided into five distinct subdistricts, each intended to
implement specific aspects of the comprehensive plan that pertain to the Downtown Waterfront
Activity Center. Each subdistrict contains its own unique mix of uses and zoning regulations, as
described in this chapter. The five subdistricts are:
BD1 – Downtown Retail Core;
BD2 – Downtown Mixed Commercial;
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BD3 – Downtown Convenience Commercial;
BD4 – Downtown Mixed Residential;
BD5 – Downtown Arts Corridor. [Ord. 3918 § 1 (Att. 1), 2013; Ord. 3700 § 1, 2008].
16.43.020 Uses.
A. Table 16.43-1.
Permitted Uses

BD1

BD1
GFSF(1)

BD2 BD3 BD4 BD5

Commercial Uses
Retail stores or sales

A

A

A

A

A

A

Offices

A

X

A

A

A

A

Legal/law firms

A

X

Financial

A

X

Advising

A

X

Mortgage

A

X

Banks (without tellers)

A

X

Accounting

A

X

Counseling

A

X

Architecture

A

X

Engineering

A

X

Advertising

A

X

Insurance

A

X

Fitness related business (yoga/pilates/gym/fitness club)

A

X

Service uses

A

A(2)

A

A

A

A

Retail sales requiring intensive outdoor display or storage

X

X

X

X

X

X

A

A

A

A

A

A

areas, such as trailer sales, used car lots (except as part
of a new car sales and service dealer), and heavy
equipment storage, sales or services
Enclosed fabrication or assembly areas associated with
and on the same property as an art studio, art gallery,
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restaurant, microbreweries/distilleries or food service
establishment that also provides an on-site retail outlet
open to the public
Automobile sales and service

X

X

A

A

X

X

Dry cleaning and laundry plants which use only

C

X

A

A

A

X

Printing, publishing and binding establishments

C

X

A

A

A

C

Public markets licensed pursuant to provisions in Chapter

A

A

A

A

A

A

Single-family dwelling

A

X

A

A

A

A

Multiple dwelling unit(s) – must be located on second floor

A

X

A

A

A

A

Bus stop shelters

A

A

A

A

A

A

Churches, subject to the requirements of ECDC

A

A

A

A

A

A

A

X

A

A

A

A

C

C

C

C

A

C

A

A

A

A

A

A

B

X

B

B

B

B

B

X

B

B

B

X

Commercial parking lots

C

X

C

C

C

X

Wholesale uses

X

X

X

C

X

X

Hotels and motels

A

A

A

A

A

A

Amusement establishments

C

C

C

C

C

C

nonflammable and nonexplosive cleaning agents

4.90

ECC1

Residential

or behind first 45 feet from sidewalk or rights-of-way
Other Uses

17.100.020
Primary and high schools, subject to the requirements of
ECDC 17.100.050(G) through (R)
Local public facilities, subject to the requirements of
ECDC 17.100.050
Neighborhood parks, natural open spaces, and community
parks with an adopted master plan subject to the
requirements of ECDC 17.100.070
Off-street parking and loading areas to serve a permitted
use
Commuter parking lots in conjunction with a facility
otherwise permitted in this zone
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C

X

C

C

C

C

X

X

C

A

C

X

Laboratories

X

X

C

C

C

X

Fabrication of light industrial products not otherwise listed

X

X

X

C

X

X

Day-care centers

C

X

C

C

A

C

Hospitals, health clinics, convalescent homes, rest

X

X

C

C

A

X

A

X

Physicians

A

X

Dental

A

X

Optometrist (without retail)

A

X

Physical therapy (without retail)

A

X

Counseling

A

X

Other similar medical services

A

X

A

A

A

A

A

A

C

X

C

C

C

A

X

X

C

C

A

X

C

C

C

C

C

C

Outdoor storage, incidental to a permitted use

D

X

D

D

D

D

Aircraft landings as regulated by Chapter 4.80 ECC

X

X

D

D

D

D

auctions
Drive-in/through businesses (businesses with drive
through facilities)

as a permitted use

homes, sanitariums
Medical uses, e.g.,

Museums and art galleries of primarily local concern that
do not meet the criteria for regional public facilities as
defined in ECDC 21.85.033
Zoos and aquariums of primarily local concern that do not
meet the criteria for regional public facilities as defined in
ECDC 21.85.033
Counseling centers and residential treatment facilities for
current alcoholics and drug abusers
Regional parks and community parks without a master
plan subject to the requirements of ECDC 17.100.070

A = Permitted primary use
B = Permitted secondary use
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C = Primary uses requiring a conditional use permit
D = Secondary uses requiring a conditional use permit
X = Not permitted
NOTES:
(1)

BD1 Zone GFSF = Ground Floor Designated Street Frontage (first 45 feet measured from public

rights-of-way/sidewalk or parks/plazas) as defined under Edmonds Community Development Code
Map 16.43-1: Designated Street Front for BD Zones. Buildings set back 15 feet or more from the
sidewalk shall not be subject to the BD1 Zone GFSF requirements.
(2)

Services – by appointment uses not providing open door retail/dining/entertainment functions as

a primary component of the business are not allowed within BD1 GFSF (first 45 feet). Open door
businesses, e.g., real estate offices, banks (with tellers and no drive-throughs), nail and hair salons
are allowed.
For conditional uses listed in Table 16.43-1, the use may be permitted if the proposal meets the
criteria for conditional uses found in Chapter 20.05 ECDC, and all of the following criteria are met:
1. Access and Parking. Pedestrian access shall be provided from the sidewalk. Vehicular
access shall only be provided consistent with ECDC 18.80.060. When a curb cut is necessary, it
shall be landscaped to be compatible with the pedestrian streetscape and shall be located and
designed to be as unobtrusive as possible.
2. Design and Landscaping. The project shall be designed so that it is oriented to the street and
contributes to the pedestrian streetscape environment. Fences more than four feet in height
along street lot lines shall only be permitted if they are at least 50 percent open, such as a lattice
pattern. Blank walls shall be discouraged, and when unavoidable due to the nature of the use
shall be decorated by a combination of at least two of the following:
a. Architectural features or details;
b. Artwork;
c. Landscaping.
B. Exception to the BD1 GSFS. The owner of a building in the BD1 zone may apply for an exception
from the restrictions on offices and medical uses within the designated street front for leasable space
meeting all of the following criteria:
1. The space is less than 500 square feet;
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2. The space does not contain direct access to the street or sidewalk;
3. The previous use was a nonconforming use (e.g., not retail); and
4. The space has been vacant for a period of more than six months. [Ord. 3955 § 1 (Att. A),
2014; Ord. 3932 § 6, 2013; Ord. 3918 § 1 (Att. 1), 2013; Ord. 3894 § 4, 2012; Ord. 3700 § 1,
2008].
16.43.030 Site development standards.
A. Table 16.43-2.
Minimum
Height of
Ground
Floor
within the
Sub

Designated
Minimum Minimum Minimum Minimum
Side
Rear Maximum
Street
Minimum
Lot
Street

District Lot Area

Setback Setback1 Setback1 Height2

Front4

BD15

0

0

0

0

0

30'

15'

BD25

0

0

0

0

0

30'

12'

BD35

0

0

0

0

0

30'

12'

BD43,5 0

0

0

0

0

30'

12'

0

0

0

0

0

25'

12'

BD55
1

Width

The setback for buildings and structures located at or above grade (exempting buildings and
structures entirely below the surface of the ground) shall be 15 feet from the lot line adjacent to
residentially (R) zoned property.

2

Specific provisions regarding building heights are contained in ECDC 16.43.030(C).

3

Within the BD4 zone, site development standards listed in Table 16.43-2 apply when a building
contains a ground floor consisting of commercial space to a depth of at least 45 feet measured from
the street front of the building. If a proposed building does not meet this ground floor commercial
space requirement (e.g., an entirely residential building is proposed), then the building setbacks
listed for the RM-1.5 zone shall apply. See ECDC 16.43.030(B)(8) for further details.

4

“Minimum height of ground floor within the designated street-front” means the vertical distance
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from top to top of the successive finished floor surfaces for that portion of the ground floor located
within the designated street front (see ECDC 16.43.030(B)); and, if the ground floor is the only floor
above street grade, from the top of the floor finish to the top of the ceiling joists or, where there is
not a ceiling, to the top of the roof rafters. “Floor finish” is the exposed floor surface, including
coverings applied over a finished floor, and includes, but is not limited to, wood, vinyl flooring, wallto-wall carpet, and concrete, as illustrated in Figure 16.43-1. Figure 16.43-1 shows an example of a
ground floor height of 15 feet; note that the “finished” ceiling height is only approximately 11 feet in
this example.
5

Site development standards for single-family dwellings are the same as those specified for the
RS-6 zone.
Map 16.43-1: Designated Street Front for BD Zones
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Figure 16.43-1: Ground Floor Height Measurement
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B. Ground Floor. This section describes requirements for development of the ground floor of buildings
in the BD zones.
1. For all BD zones, the ground floor is considered to be that floor of a building which is closest
in elevation to the finished grade along the width of the side of the structure that is principally
oriented to the designated street front of the building (this is normally the adjacent sidewalk). For
the purposes of this section, the ground “floor” is considered to be the sum of the floor planes
which, in combination, run the full extent of the building and are closest in elevation to one
another. For the purposes of this chapter, the definition of “ground floor” contained in ECDC
21.35.017 does not apply.
2. Designated Street Front. Map 16.43-1 shows the streets that define the designated street front
for all properties lying within the BD zones. The designated street front is defined as the 45 feet
measured perpendicular to the street front of the building lot fronting on each of the mapped
streets.
3. Minimum Height of the Ground Floor within the Designated Street Front. The minimum height
of the ground floor specified in Table 16.43-2 only applies to the height of the ground floor located
within the designated street front established in subsection (B)(2) of this section.
4. Access to Commercial Uses within the Designated Street Front. When a commercial use is
located on the ground floor within a designated street front as defined in subsection (B)(2) of this
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section, the elevation of the ground floor and associated entry shall be within seven inches of the
grade level of the adjoining sidewalk. “Grade” shall be as measured at the entry location.
Portions of the ground floor outside the designated street front of the building need not comply
with the access requirements specified in this section.
5. When the designated street front of a building is on a slope which does not allow both the
elevation of the entry and ground floor within the designated street front to be entirely within
seven inches of the grade level of the sidewalk, as specified in subsection (B)(4) of this section,
the portion of the ground floor of the building located within the designated street front may be
designed so that either:
a. The entry is located within seven inches of the grade of the adjacent sidewalk, and the
commercial portion of the ground floor located within the designated street front is within
seven inches of the grade level of the entry; or
b. The building may be broken up into multiple frontages, so that each entry/ground floor
combination is within seven inches of the grade of the sidewalk.
c. For corner lots, a primary entry shall be established for the purposes of determining
where the ground floor entry rules detailed in this section shall apply. The first choice for the
primary entry shall be either 5th Avenue or Main Street. In the case of the BD5 zone, the
primary entry shall always be on 4th Avenue.
6. Within the BD1 zone, development on the ground floor shall consist of only commercial uses,
except that parking may be located on the ground floor so long as it is not located within the
designated street front.
7. Within the BD2 and BD3 zones, development on the ground floor shall consist of only
commercial uses within the designated street front. Any permitted use may be located on the
ground floor outside of the designated street front.
8. Within the BD4 zone, there are two options for developing the ground floor of a building. One
option is to develop the ground floor with commercial space, meeting the same requirements
detailed for the BD2 and BD3 zones in subsection (B)(7) of this section. As a second option, if
more residential space is provided so that the ground floor does not meet the commercial use
requirements described in subsection (B)(7) of this section, then the building setbacks listed for
the RM-1.5 zone shall apply. In the case where RM-1.5 setbacks are required, the required
street setback shall be landscaped and no fence or wall in the setback shall be over four feet in
height above sidewalk grade unless it is at least 50 percent open, such as in a lattice pattern.
9. Within the BD5 zone, one option is to develop the ground floor with commercial space,
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meeting the same requirements detailed for the BD2 zone in subsection (B)(7) of this section.
When development of the ground floor does not conform to these requirements, then
development within the BD5 zone shall meet the following requirements:
a. The building shall be oriented to 4th Avenue. “Orientation to 4th Avenue” shall mean that:
i. At least one building entry shall face 4th Avenue.
ii. If the building is located adjacent to the public right-of-way, architectural details
and/or applied art shall be incorporated into the building design to add interest at the
pedestrian (i.e., ground floor) level.
iii. If the building is set back from the street, landscaping and/or artwork shall be
located between the building and the street front.
b. Live/work uses are encouraged within the BD5 zone, and potential live/work space is
required for new residential buildings if no other commercial use is provided on-site.
i. If multiple residential uses are located on the ground floor, the building shall
incorporate live/work space into the ground floor design in such a way as to enable
building occupants to use portion(s) of their space for a commercial or art/fabrication
use. “Live/work space” means a structure or portion of a structure that combines a
commercial or manufacturing activity that is allowed in the zone with a residential living
space for the owner of the commercial or manufacturing business, or the owner’s
employee, and that person’s household. The live/work space shall be designed so that
a commercial or fabrication or home occupation use can be established within the
space.
Figure 16.43-2: BD5 Development

Building at right (foreground) shows landscaping located between building and street.
Building at left (background) shows commercial space integrated with residential uses, and the entry
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oriented to the street.
10. Exceptions and Clarifications. The regulations for the ground floor contained in subsections
(B)(1) through (9) of this section apply with the following exceptions or clarifications:
a. That in all areas the provision of pedestrian access to permitted residential uses is
allowed as a permitted secondary use.
b. The restrictions on the location of residential uses shall not apply when a single-family
use is the only permitted primary use located on the property.
c. Existing buildings may be added onto or remodeled without adjusting the existing height
of the ground floor to meet the specified minimum height, so long as the addition or remodel
does not increase the building footprint or its frontage along a street by more than 25
percent. Permitted uses may occupy an existing space regardless of whether that space
meets the ground floor requirements for height.
d. Parking is not considered to be a commercial use for the purposes of satisfying the
ground floor commercial use requirement within the designated street front (e.g., when the
first 45 feet of a building are within a designated street front in the BD1 zone, parking may
not be located within that 45 feet).
e. For properties within the BD2 or BD3 zone which have less than 90 feet of depth
measured from the street front, parking may be located in the rearmost 45 feet of the
property, even if a portion of the parking extends into the first 45 feet of the building. In no
case shall the depth of commercial space as measured from the street front of the building
be less than 30 feet.
f. Within the BD2, BD3 and BD4 zones, if the first 45 feet of the building as measured
perpendicular to the street consist only of commercial uses and permitted secondary uses,
then permitted multiple-family residential unit(s) may be located behind the commercial
uses.
g. Recodified as ECDC 22.43.050(B)(4).
h. Within the BD1 zone, each commercial space located on the ground floor within the
designated street front shall be directly accessible by an entry from the sidewalk.
C. Building Height Regulations.
1. The basic height limit for each BD zone is described in Table 16.43-2 (see definition of
“height” detailed in ECDC 21.40.030).
2. Within the BD5 zone, the maximum height may be increased to 30 feet if the building meets
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one of the following conditions. In addition, if the building is located within 15 feet of the public
right-of-way, architectural details and/or applied art shall be incorporated into the building design,
and the ground floor shall be distinguished from the upper portions of the building through the use
of differences in materials, windows, and/or architectural forms.
a. All portions of the building above 25 feet consist of a pitched roof such that the pitch of all
portions of the roof is at least six-by-12 and the roof includes architectural features, such as
dormers or gables of a steeper pitch, that break up the roof line into distinct segments.
b. If the building does not make use of a pitched roof system as described in subsection
(C)(2)(a) of this section, a building step-back shall be provided within 15 feet of any street
front. Within the 15-foot step-back, the maximum building height is the lesser of 25 feet
above grade at the property line (normally the back of the sidewalk) or 30 feet above the
“average level” as defined in ECDC 21.40.030. For corner lots, a 15-foot step-back is
required along both street fronts. If a building located on a corner lot has insufficient lot
width (i.e., less than 40 feet of lot width) to enable it to provide the required step-back on
both street fronts, then the step-back may be waived facing the secondary street.
3. Height Exceptions. In addition to the height exceptions listed in ECDC 21.40.030, the following
architectural features are allowed to extend above the height limits specified in this chapter:
a. A single decorative architectural element, such as a turret, tower, or clock tower, may
extend a maximum of five feet above the specified height limit if it is designed as an integral
architectural feature of the roof and/or facade of the building. The decorative architectural
element shall not cover more than five percent of the roof area of the building.
b. Roof or deck railings may extend a maximum of 42 inches above the specified height
limit within any building step-back required under subsection (C)(2)(b) of this section;
provided, that the railing is constructed so that it has the appearance of being transparent.
An example meeting this condition would be a railing that is comprised of glass panels.
D. Off-Street Parking and Access Requirements. The parking regulations included here apply
specifically within the BD zone. Whenever there are conflicts between the requirements of this
chapter and the provisions contained in Chapter 17.50 ECDC, Off-Street Parking Regulations, the
provisions of this chapter shall apply.
1. Within the BD1 zone, no new curb cuts are permitted along 5th Avenue or Main Street.
2. No parking is required for any commercial floor area of permitted uses located within the BD1,
BD2, BD4, and BD5 zones.
3. No parking is required for any floor area in any building with a total building footprint of less
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than 4,800 square feet.
E. Open Space Requirements.
1. For buildings on lots larger than 12,000 square feet or having an overall building width of more
than 120 feet (as measured parallel to the street lot line), at least five percent of the lot area
shall be devoted to open space. Open space shall not be required for additions to existing
buildings that do not increase the building footprint by more than 10 percent. Open space shall
be provided adjacent to the street front (street lot line). Such open space may be provided as
any combination of:
a. Outdoor dining or seating areas (including outdoor seating or waiting areas for
restaurants or food service establishments);
b. Public plaza or sidewalk that is accessible to the public;
c. Landscaping which includes a seating area that is accessible to the public.
2. Required open space shall be open to the air and not located under a building story.
3. In overall dimension, the width of required open space shall not be less than 75 percent of the
depth of the open space, measured relative to the street (i.e., width is measured parallel to the
street lot line, while depth is measured perpendicular to the street lot line).
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F. Historic Buildings. The exceptions contained in this section apply only to buildings listed on the
Edmonds register of historic buildings.
1. If a certificate of appropriateness is issued by the Edmonds historic preservation commission
under the provisions of Chapter 20.45 ECDC for the proposed project, the staff may modify or
waive any of the requirements listed below that would otherwise apply to the expansion,
remodeling, or restoration of the building. The decision of staff shall be processed as a Type II
development project permit application (see Chapter 20.01 ECDC).
a. Building step-backs required under subsection (C)(2)(b) of this section.
b. Open space required under subsection (E) of this section.
2. No off-street parking is required for any permitted uses located within a building listed on the
Edmonds register of historic buildings. Note that additional parking exceptions involving building
expansion, remodeling or restoration may also apply, as detailed in ECDC 17.50.070(C).
3. Within the BD5 zone, if a building listed on the Edmonds register of historic buildings is
retained on-site, no off-street parking is required for any additional buildings or uses located on
the same property. To obtain this benefit, an easement in a form acceptable to the city shall be
recorded with Snohomish County protecting the exterior of the historic building and ensuring that
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the historic building is maintained in its historic form and appearance so long as the additional
building(s) obtaining the parking benefit exist on the property. The easement shall continue even
if the property is subsequently subdivided or any interest in the property is sold.
G. Density. There is no maximum density for permitted multiple dwelling units.
H. Screening. The required setback from R-zoned property shall be landscaped with trees and ground
cover and permanently maintained by the owner of the BD lot. A six-foot minimum height fence, wall
or solid hedge shall be provided at some point in the setback, except for that portion of the BD zone
that is in residential use.
I. Signs, Parking and Design Review. See Chapters 17.50, 20.10, and 20.60 ECDC. Sign standards
shall be the same as those that apply within the BC zone.
J. Satellite Television Antennas. In accordance with the limitations established by the Federal
Communications Commission, satellite television antennas greater than two meters in diameter shall
be reviewed in accordance with the provisions of ECDC 16.20.050. [Ord. 3918 § 1 (Att. 1), 2013; Ord.
3865 § 1, 2011; Ord. 3736 § 10, 2009; Ord. 3700 § 1, 2008].
16.43.035 Design standards – BD zones.
Design standards for the BD zones are contained in Chapter 22.43 ECDC. [Ord. 3918 § 1 (Att. 1),
2013; Ord. 3700 § 1, 2008].
16.43.040 Operating restrictions.
A. Enclosed Building. All uses shall be carried on entirely within a completely enclosed building,
except:
1. Public uses such as utilities and parks;
2. Off-street parking and loading areas, and commercial parking lots;
3. Drive-in businesses;
4. Plant nurseries;
5. Public markets; provided, that when located next to a single-family residential zone, the
market shall be entirely within a completely enclosed building;
6. Limited outdoor display of merchandise meeting the criteria of Chapter 17.65 ECDC;
7. Bistro and outdoor dining meeting the criteria of ECDC 17.70.040;
8. Outdoor dining meeting the criteria of Chapter 17.75 ECDC;
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9. Motorized and nonmotorized mobile vending units meeting the criteria of Chapter 4.12 ECC.
B. Nuisances. All uses shall comply with Chapter 17.60 ECDC, Property Performance Standards.
C. Interim Use Status – Public Markets.
1. Unless a public market is identified on a business license as a year-round market within the
city of Edmonds, a premises licensed as a public market shall be considered a temporary use.
As a temporary use, the city council finds that any signs or structures used in accordance with
the market do not require design review. When a location is utilized for a business use in
addition to a public market, the public market use shall not decrease the required available
parking for the other business use below the standards established by Chapter 17.50 ECDC.
[Ord. 3932 § 7, 2013; Ord. 3918 § 1 (Att. 1), 2013; Ord. 3902 § 1, 2012; Ord. 3894 § 5, 2012;
Ord. 3700 § 1, 2008].
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Chapter 22.43
DESIGN STANDARDS
FOR THE BD ZONES
Sections:
22.43.000

Applicability.

22.43.010

Massing and articulation.

22.43.020

Orientation to street.

22.43.030

Ground level details.

22.43.040

Awnings/canopies and signage.

22.43.050

Transparency at street level.

22.43.060

Treating blank walls.

22.43.070

Building HVAC equipment.

22.43.000 Applicability.
The design standards in this chapter apply to all development within the BD1, BD2, BD3, and BD4
downtown zones, except for multifamily buildings in the BD4 zone. [Ord. 3918 § 2 (Att. 2), 2013; Ord.
3697 § 2, 2008].
22.43.010 Massing and articulation.
A. Intent. To reduce the massiveness and bulk of large box-like buildings, and articulate the building
form to a pedestrian scale.
B. Standards.
1. Buildings shall convey a visually distinct base and top. A “base” can be emphasized by a
different masonry pattern, more architectural detail, visible plinth above which the wall rises,
storefront, canopies, or a combination. The top edge is highlighted by a prominent cornice,
projecting parapet or other architectural element that creates a shadow line.

Buildings should convey a distinct base and top.
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The base can be emphasized by different material(s).
2. Building facades shall respect and echo historic patterns. Where a single building exceeds the
historic building width pattern, use a change in design features (such as a combination of
materials, windows or decorative details) to suggest the traditional building widths. [Ord. 3918
§ 2 (Att. 2), 2013; Ord. 3697 § 2, 2008].
22.43.020 Orientation to street.
A. Intent. To reinforce pedestrian activity and orientation and enhance the liveliness of the street
through building design.
B. Standards.
1. Building frontages shall be primarily oriented to the adjacent street, rather than to a parking lot
or alley.
2. Entrances to buildings in the BD1, BD2 and BD4 zones shall be visible from the street and
accessible from the adjacent sidewalk.
3. Entrances shall be given a visually distinct architectural expression by one or more of the
following elements:
a. Higher bay(s);
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b. Recessed entry (recessed at least three feet);
c. Forecourt and entrance plaza.

Buildings shall be oriented to the street.

Entrances shall be given visually distinct expression.
[Ord. 3918 § 2 (Att. 2), 2013; Ord. 3697 § 2, 2008].
22.43.030 Ground level details.
A. Intent. To reinforce the character of the streetscape by encouraging the greatest amount of visual
interest along the ground level of buildings facing pedestrian streets.
B. Standards.
1. Ground-floor, street-facing facades of commercial and mixed-use buildings shall incorporate
at least five of the following elements:
a. Lighting or hanging baskets supported by ornamental brackets;
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b. Medallions;
c. Belt courses;
d. Plinths for columns;
e. Bulkhead for storefront window;
f. Projecting sills;
g. Tile work;
h. Transom or clerestory windows;
i. Planter box;
j. An element not listed here, as approved, that meets the intent.
2. Ground floor commercial space is intended to be accessible and at grade with the sidewalk,
as provided for in ECDC 16.43.030.
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Ground floor details encourage visual interest along the ground level of buildings facing
pedestrian streets.
[Ord. 3918 § 2 (Att. 2), 2013; Ord. 3697 § 2, 2008].
22.43.040 Awnings/canopies and signage.
A. Intent.
1. To integrate signage and weather protection with building design to enhance business visibility
and the public streetscape.
2. To provide clear signage to identify each business or property, and to improve way-finding for
visitors.
3. To protect the streetscape from becoming cluttered, and to minimize distraction from overuse
of advertisement elements.
B. Standards.
1. Structural canopies are encouraged along pedestrian street fronts. If a canopy is not provided,
then an awning shall be provided which is attached to the building using a metal or other
framework.
2. Awnings and canopies shall be open-sided to enhance visibility of business signage. Front
valances are permitted. Signage is allowed on valances, but not on valance returns.
3. Marquee, box, or convex awning or canopy shapes are not permitted.
4. Retractable awnings are encouraged.
5. Awnings or canopies shall be located within the building elements that frame storefronts, and
should not conceal important architectural details. Awnings or canopies should be hung just
below a clerestory or transom window, if it exists.
6. Awnings or canopies on a multiple-storefront building should be consistent in character, scale
and position, but need not be identical.
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Open-sided nonstructural awning with front valance.

Open-sided structural canopy.
7. Nonstructural awnings should be constructed using canvas or fire-resistant acrylic materials.
Shiny, high-gloss materials are not appropriate; therefore, vinyl or plastic awning materials are
not permitted.
8. Signage should be designed to integrate with the building and street front. Combinations of
sign types are encouraged, which result in a coordinated design while minimizing the size of
individual signs.
9. Blade or projecting signs which include decorative frames, brackets or other design elements
are preferred. Projecting signs (including blade signs) of four square feet or less are permitted
and are not counted when calculating the amount of signage permitted for a business in Chapter
20.60 ECDC. This type of detail can be used to satisfy one of the required elements under ECDC
22.43.030(B).
10. Use graphics or symbols to reduce the need to have large expanses of lettering.
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11. Instead of broadly lighting the face of the sign, signage should be indirectly lit, or backlit to
only display lettering and symbols or graphic design.
12. Signage should be given special consideration when it is consistent with or contributes to the
historic character of sites on the National Register, the Edmonds Register of Historic Places, or
on a city council-approved historic survey.
13. Signage shall include decorative frames, brackets or other design elements. An historic sign
may be used to meet this standard.

Retractable and open-sided awnings allow signage to be visible.

Awning or
canopy
shapes:

Examples of projecting
signs using decorative
frames and design
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elements.

[Ord. 3918 § 2 (Att. 2), 2013; Ord. 3697 § 2, 2008].
22.43.050 Transparency at street level.
A. Intent. To provide visual connection between activities inside and outside the building.
B. Standards.
1. The ground level facades of buildings that face a designated street front shall have
transparent windows covering a minimum of 75 percent of the building facade that lies between
an average of two feet and 10 feet above grade.
2. To qualify as transparent, windows shall not be mirrored or darkly tinted glass, or prohibit
visibility between the street and interior.
3. Where transparency is not required, the facade shall comply with the standards under ECDC
22.43.060.

Ground level facades of buildings should have transparent windows between two to 10 feet
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above grade.

Windows shall provide a visual connection between activities inside and outside the building,
and therefore should not be mirrored or use darkly tinted glass.
4. Within the BD1 zone, ground floor windows parallel to street lot lines shall be transparent and
unobstructed by curtains, blinds, or other window coverings intended to obscure the interior from
public view from the sidewalk.* [Ord. 3918 § 2 (Att. 2), 2013; Ord. 3697 § 2, 2008].
*Code reviser’s note: Subsection (B)(4) of this section was formerly codified as ECDC
16.43.030(B)(10)(g).
22.43.060 Treating blank walls.
A. Intent. To ensure that buildings do not display blank, unattractive walls to the abutting street.
B. Standards.
1. Walls or portions of walls on abutting streets or visible from residential areas where windows
are not provided shall have architectural treatment (see standards under ECDC 22.43.050). At
least five of the following elements shall be incorporated into any ground floor, street-facing
facade:
a. Masonry (except for flat, nondecorative concrete block);
b. Concrete or masonry plinth at the base of the wall;
c. Belt courses of a different texture and color;
d. Projecting cornice;
e. Decorative tile work;
f. Medallions;
g. Opaque or translucent glass;
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h. Artwork or wall graphics;
i. Lighting fixtures;
j. Green walls;
k. An architectural element not listed above, as approved, that meets the intent.

Buildings shall not display blank, unattractive walls to the abutting street.
[Ord. 3918 § 2 (Att. 2), 2013; Ord. 3697 § 2, 2008].
22.43.070 Building HVAC equipment.
A. Intent. To ensure that HVAC equipment, elevators, and other building utility features are designed
to be a part of the overall building design and do not detract from the streetscape.
B. Standards.
1. Rooftop HVAC equipment, elevators and other rooftop features shall be designed to fit in with
the materials and colors of the overall building design. These features shall be located away
from the building edges to avoid their being seen from the street below. If these features can be
seen from the adjoining street, building design shall use screening, decoration, plantings (e.g.,
rooftop gardens), or other techniques to integrate these features with the design of the building.
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2. When HVAC equipment is placed at ground level, it shall be integrated into building design
and/or use screening techniques to avoid both visual and noise impacts on adjoining properties.

Rooftop equipment should be screened from view.
[Ord. 3918 § 2 (Att. 2), 2013; Ord. 3697 § 2, 2008].
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Design Objectives for Building Façade. Building facade objectives ensure that the exterior of a
building – the portion of a building that defines the character and visual appearance of a place – is
of high quality and demonstrates the strong sense of place and integrity valued by the residents of
the City of Edmonds.
A.18 Building Façade Design. Encourage building façades that reinforce the appearance
and consistency of streetscape patterns while supporting diversity and identity in
building design.
A.19 Window Variety and Articulation. Use window size and placement to help define
the scale and character of the building. Use the organization and combinations of
window types to reinforce the streetscape character or to provide variation in a
façade, as well as provide light and air to the building interior.
A.20 Variation in Facade Materials. Employ variation in materials, colors or design
elements on building façades to help define the scale and style of the structure.
Variation in façade materials can help reduce the apparent bulk of larger buildings
while allowing variety and individuality of building design.

Urban Design Goals & Policies for Specific Areas
In addition to the general design goal and objectives described above under Goal A, supplemental
design objectives are outlined below for specific areas or districts within the city.
Each key goal in this element (or section) is identified by an alphabet letter (for example, “D”).
Goals are typically followed by associated policies and these are identified by the letter of the goal
and a sequential number (for example, “D.2”)
Urban Design Goal B: Downtown/Waterfront Activity Center. Design objectives and
standards should be carefully crafted for the Downtown/Waterfront Activity Center to encourage
its unique design character and important place-making status within the city.
B.1

Vehicular Access and Parking. Driveways and curb cuts should be minimized to
assure a consistent and safe streetscape for pedestrians. When alleys are present,
these should be the preferred method of providing vehicular access to a property
and should be used unless there is no reasonable alternative available.
Configuration of parking should support a “park and walk” policy that provides
adequate parking while minimizing impacts on the pedestrian streetscape.

B.2

Pedestrian Access and Connections. Improve pedestrian
access from the street by locating buildings close to the
street and sidewalks, and defining the street edge. Cross
walks at key intersections should be accentuated by the
use of special materials, signage or paving treatments.
Transit access and waiting areas should be provided where
appropriate.
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B.3

Building Entry Location. Commercial building entries should be easily
recognizable and oriented to the pedestrian streetscape by being located at sidewalk
grade.

B.4

Building Setbacks. Create a common street frontage view with enough repetition to
tie each site to its neighbor. Encourage the
creation of public spaces to enhance the
visual attributes of the development and
encourage outdoor interaction. In the
Waterfront area west of the railroad,
buildings should be set back from the
waterfront to preserve and provide a buffer
from existing beach areas. In the
Waterfront area, site layout should be
coordinated with existing buildings and
proposed improvements to provide views of
the water, open spaces, and easy pedestrian access to the beach.

B.5

Building/Site Identity. In the downtown area, retain a connection with the scale and
character of downtown through the use of similar materials, proportions, forms,
masses or building elements. Encourage
new construction to use designs that
reference, but do not replicate historic
forms or patterns.

B.6

Weather Protection. Provide a covered
walkway for pedestrians traveling along
public sidewalks or walkways.

B.7

Signage. Lighting of signs should be indirect or
minimally backlit to display lettering and symbols or
graphic design instead of broadly lighting the face of the
sign. Signage using graphics or symbols or that
contributes to the historic character of a building should
be encouraged.

B.8

Art and Public Spaces. Public art and amenities such as
mini parks, flower baskets, street furniture, etc., should
be provided as a normal part of the public streetscape.
Whenever possible, these elements should be continued
in the portion of the private streetscape that adjoins the public streetscape. In the 4th
Avenue Arts Corridor, art should be a common element of building design, with
greater design flexibility provided when art is made a central feature of the design.

B.9

Building Height. Create and preserve a human scale for downtown buildings.
Building frontages along downtown streetscapes should be pedestrian in scale.

B.10 Massing. Large building masses should be subdivided or softened using design
elements that emphasize the human scale of the streetscape. Building façades
should respect and echo historic patterns along downtown pedestrian streets.
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B.11 Building Façade. Provide a human scale streetscape, breaking up long façades into
defined forms that continue a pattern of individual and distinct tenant spaces in
commercial and mixed use areas. Avoid blank, monotonous and imposing building
facades using design elements that add detail and emphasize the different levels of
the building (e.g. the top or cornice vs. the pedestrian level or
building base).
B.12 Window Variety and Articulation. In the downtown retail and
mixed commercial districts, building storefronts should be
dominated by clear, transparent glass windows that allow and
encourage pedestrians to walk past and look into the
commercial space. Decorative trim and surrounds should be
encouraged to add interest and variety. Upper floors of
buildings should use windows as part of the overall design to
encourage rhythm and accents in the façade.
Urban Design Goal C: Highway 99 Corridor. Additional Design Objectives for the Highway
99 Corridor should support its function as a locus of commercial and potential mixed use activity,
building on the availability of multiple forms of transportation and its proximate location to
surrounding neighborhoods.
C.1

General Appearance and Identity. Design of buildings and spaces along Highway
99 should encourage a feeling of identity associated with different sections of the
highway.

C.2

Site Design. Site design should allow for vechicular access and parking as well as
safe access and circulation for pedestrians. Whenever possible, sites should provide
connections between adjacent businesses and between businesses and nearby
residential neighborhoods.

C.3

Landscaping and Buffering. Landscaping, fencing or other appropriate techniques
should be used to soften the street front of sites and also used to buffer more
intensive uses from adjoining less intensive use areas (e.g. buffer commercial from
residential development).

Urban Design Goal D: Neighborhood Commercial Areas. Design in neighborhood
commercial areas should seek to support the function of the neighborhood center while paying
close attention to its place within the neighborhood setting.
D.1

Landscape and Buffering. Special attention should be paid to transitions from
commercial development to surrounding residential areas, using landscaping and/or
gradations in building scale to provide compatible development.
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Purpose of Checklisl:
The State Environmental Policy Act (SEPA), chapter 43.21C RCW, requires all governmental agencies to consider the environmental
impacts of a proposal before making decisions. An environmental impact statement (EIS) must be prepared for all proposals with
probable significant adverse impacts on the quality of the environment. The purpose of this checklist is to provide information to help
you and the agency identifu impacts from your proposal (and to reduce or avoid impacts from the proposal, ifit can be done) and to
help the agency decide whether an EIS is required.

I ns tr uctio ns fo r App lic ants :
This environmental checklist asks you to describe some basic information about your proposal. Governmental agencies use this
checklist to determine whether the environmental impacts of your proposal are significant, requiring preparation of an EIS. Answer
the questions briefly, with the most precise information known, or give the best description you can.

You must answer each question accurately and carefully, to the best of your knowledge. In most cases, you should be able to answer
the questions from your own observations or project plans without the need to hire experts. Ifyou really do not know the answer, or if
a question does not apply to your proposal, write "do not know" or does not apply". Complete answers to the questions now may
avoid unnecessary delays later.
Some questions ask about govemmental regulations, such as zoning, shoreline, and landmark designations. Answer these questions
you can. Ifyou have problems, the governmental agencies can assist you.

if

The checklist questions apply to all parts ofyour proposal, even ifyou plan to do them over a period oftime or on different parcels of
land. Attach any additional information that will help describe your proposal or its environmental effects. The agency to which you
submit this checklist may ask you to explain your answers or provide additional information reasonably related to determining if there
may be significant adverse impact.
Use of checklist

for nonproject proposøls :

For nonproject proposals complete this checklist and the supplemental sheet for nonproject actions (Part D). the lead agency may
exclude any question for the environmental elements (Part B) which they determine do not contribute meaningfully to the analysis of
the proposed nonproject actions, the references in the checklist to the words "projeÇt," "applicant," and "property or site" should be
read as "proposer," and "affected geographic area," respectively.

A.

BACKGROUND

1.
2.
3.

Name of proposed project, if applicabte: Edmonds
Name of applicant:

Art lnstitute

Mary Olsen

Address and phone number ofapplicant and contact person:
Applicant: Mary Olsen,22l 2"d Ave N., Edmonds, WA 98020

Contact person: Robert Gregg, 16550 76th Ave'W., Edmonds,

4.

Date checklist prepared: October

5.

Agency requesting checklist: Cit.v qf Edmonds
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6.

Proposed timing or schedule (including phasing, if applicable):

Design Review, Vesting, and permitting: October,2016 to March, 2017.Demolition, shoring &
20t7
excavation: Spring, 2017.
e.-Læ

(STAFF

<i.
c

"*r1\dc"
7

Do you have any plans for future additions, expansion, or further activity related to or connected with this
proposal? Ifyes, explain.

NO

8.

List any environmental information you know about that has been prepared, or will be prepared, directly related
to this proposal.

will

conduct a geotechnical and subsurface environmental analysis. Contamination
discovered, if any, will be removed as part of the underground garage excavation and treated off site.
Zipper Geo

Cr

(STAFF

-L

\

e032-

L

û\A
9.

Do you know whether applications are pending for governmental approvals of other proposals directly affecting
the property covered by your proposal? Ifyes, explain.

There are none.
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10.

List any government approvals or permits that will be needed for your proposal, if known.

City of Edmonds building permit and associated plumbing, electrical, mechanical, etc permits

11

Give brief, complete description of your proposal, including the proposed uses and size of the project and site.
There are several questions later in this checklist that ask you to describe certain aspects of your proposal. You
do not need to repeat those answers on this page.

The proposal is for a two story building over a one level underground garage. The ground floor will
include an art institute with spaces for artists to create art and a gallery for their art to be displayed.
There will also be a café with indoor and outdoor seating. The second level will include more artist
spaces and three 2 bedroom apartments.

12.

Location of the proposal. Give sufficient information for a person to understand the precise location of your
proposed project, including a street address, if any, and section, township, and range, if known. If a proposal
would occur over a range of area, provide range or boundaries of the site(s). Provide legal description, site plan,
vicinity map, and topographic map, if reasonably available. While you should submit any plans required by the
agency, you ars not required to duplicate maps or detailed plans submitted with any permit applications related
to this checklist.

The proposal is located at 202 Main Street in downto\Mn Edmonds on the SE intersection of Main
Street and 2"d Ave at the current location of Marvel Marble. Attached is a site survey with legal
description and a site plan.

(STAFF
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TO BE COMPLETED BY APPLICANT
B.

ENVIRONMENTAL ELEMENTS

L.

Earth
a.

General description of the site (circle one): Flat, rolling, hilly, steep slopes, mountainous, other:

The site is essentially flat with a gradval downward slope from east to west.

b.

What is the steepest slope on the site (approximate percent slope)?

An approximate 6 foot change in elevation over the 180 foot diagonal of the property is

an

approximate 3% slope.

c.

What generat types of soils are found on the site (for example, clay, sand, gravel, peat, and muck)? If you
know the classification of agricultural soils, specify them and note any agricultural land of long term
commercial significance and whether the proposal results in removing any of these soils.

The soils have been under the existing Marvel Marble building since the early 1900's.
Excavation and construction on the south half of the block revealed the typical Edmond's soils
ofsand over clay. There are no agricultural soils.
(ST

d.

-<,J

s\

ü

Are there surface indications or history of unstable soils in the immediate vicinity? If so, describe._

NO
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e.

Describe the purpose, type, total area and approximate quantities and total affected area of any filling,
excavation, and grading proposed. Indicate source offill.

The underground garage measuring approx. 100'

x

120' will require excavation of approx.

4,000 cubic yards.

f.

Could erosion occur as a result ofclearing, construction, or use? Ifsoo generatly describe.

NO

(STAFF COMMENTS)

o

About what percent of the site will be covered with impervious surfaces after project construction (for
exampleo asphalt or buildings)?
100% (same as now)

h.

Proposed measures to reduce or control erosionn or other impacts to the earth,

Soldier pile shoring

2.

will control

ifany:

erosion during excavation

AIR
a.

\ühat types of emissions to the air would result from the proposal (i.e., dust, automobile, odors, and
industrial wood smoke) during construction and when the project is completed? If any, generally describe
and give approximate quantities if known.

There will be a major net reduction of emissions to the air as the crurent resin based
manufacturing of faux marble will be replaced with a non-manufacturing use. The on site use
will change from manufacturing to retail.

Revised on 9/19/16
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b.

Are there any off-site sources ofemissions or odor that may effect your proposal? Ifso, generally describe.

NO

c.

Proposed measures to reduce or control emissions or other impacts to the, if any:

The primary source of emissions
be from HVAC which will follow LEED guidelines for
"vill
eff,rciency, installation, commissioning, and maintenance to reduce energy consumption and
emissions.

3.

WATER

a.

Surface:

(1)

Is there any surface water body on or in the immediate vicinity of the site (including year-round and
seasonal streams, saltwater, lakes, ponds, and wetlands)? If yes, describe type and provide names. If
appropriate, state what stream or river it flows into.

NO

(2) \ilill the project

require any work over, in, or adjacent to (within 200 feet) the described waters?

If

yes, please describe and attach available plans.

NO

(3)

Dstimate the amount of fill and dredge material that would be placed in or removed from surface
water or wetlands and indicate the area of the site that would be affected. Indicate the source of fill
material.

NONE

Revised on 9/19/16
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(4) Will

the proposal require surface water withdrawals or diversions? Give general description,

purpose, and approximate quantities if known.

NO

(sTAF',F COMMENTS)

(5)

Does the proposal lie

within a 100-year floodplain? If

so, note location on the site plan.

NO

(6)

Does the proposal involve any discharges of waste materials to surface waters?
type of waste and anticipated volume of discharge.

If

so, describe the

NO

b.

Ground

(1) Will ground water be withdrawn

from a well for drinking water or other purposes? If so, give a
general description of the well, proposed uses and approximate quantities withdrawn from the well
WiIl water be discharged to ground water? Give general description, purpose, and approximate
quantities if known.

NO

Revised on 9/19/16
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(2)

Describe waste material that will be discharged into the ground from septic tanks or other sources, if
any (for example: Domestic serüage; industrial, containing the following chemicals...; agricultural;
etc.). Describe the general size of the system, the number of such systems, the number of houses to be
served (if applicable), or the number of animals or humans the system(s) are expected to serve.

NONE

c.

Water Runoff (including storm water):

(1)

Describe the source of runoff (including storm water) and method of collection and disposal, if any
(include quantities, if known). Where will this water flow? \ilitl this water flow into other wâters?

If

so, describe.

Source of runoff will be from the roof which will be about the same as the current
building to be replaced. This will be tied into an onsite retention system connected to the
city storm water system. A minor amount of runoff will come from water carried into the
garage which will be handled with an oil water separator.

(2)

Could waste materials enter ground or surface waters?

If

so, generally describe.

NO

(3)

Does the proposal alter

or otherwise affect drainage patterns in the vicinity of the site? If

so,

describe.

NO

Revised on 9/19/16
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Proposed measures to reduce or control surface, ground, runoff water, and drainage pattern impacts,
âny:

d.

if

Retention system will have regulated discharge rates

4.

Plants
a.

Check or circle types of vegetation found on the site:
deciduous

tree: alder, maple, aspen, other:

evergreen

tree: fir, cedar, pine, other:

NONE

shrubs
grass
^ooftrro

crop or grarn
Orchards, vineyards or other permanent crops
wet soil plants: cattail, buttercup, bulrush, skunk cabbage, other:

water plants: water lily, eelgrass, milfoil, other:
other types of vegetation

tr.

\ilhat kind and amount of vegetation will

be removed or altered?

None currently present. Current building covers the entire site.

Revised on 9/19/16

Attachment 9
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c.

List threatened or endangered species known to be on or near the site.

NONE

d.

Proposed landscaping, use of native plantso or other materials to preserve or enhance vegetation on the siten

if any:

perimeter landscaping will enhance vegetation on the site which currently has none.

e.

List all noxious weeds and invasive species known to be on or near the site.

None

5.

Animals

a.

List any birds and other animals that have been observed on or near the site or are known to be on or near
the site. Examples include:

birds: hawk, heron,

eagle, songbirds, other:

mammals: deer, bear, elþ beaver, other:

fïsh:

bass, salmon,

trout, herring, shellfish, other:

None.

Revised on 9/19/16
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(STAFF COMMENTS)

b.

List any threatened or endangered species known to

be on or near the site.

None

(STAFF COMMENTS)

c.

Is the site part of a migration route?

If

so, explain.

No

(STAFF

d.

L

Proposed measures to preserve or enhance wildlife, if any:

None

e.

List any invasive animal

species known to be on

or near the site.

None

ISTAF'Í'COMMENTSì
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6.

Energy and Natural Resources
a.

What kinds of energy (electric, natural gas, oil, lüood stove, solar) will be used to meet the completed
project's energy needs? Describe whether it will be used for heating, manufacturing, etc.

The project's energy needs will be electric and natural gas which will be used primarily for
heating, cooling, and lighting. The current energy used for manufacturing will be terminated.

b.

Would your project affect the potential use of solar energy by adjacent properties?

If so, generally

describe.

NO.

(STAFF COMMENTS)

c.

What kinds of energy conservation features are included in the plans of this proposal? List other proposed
measures to reduce or control energy impacts, if any:

Energy conservation will be achieved through the use of insulation and Energy Star rated
equipment. A large amount of glazing will provide natural light deep within the project and
opening windows will provide natural ventilation.

7.

EnvironmentalHealth
a.

Are there any environmental health hazards, including exposure to toxic chemicals, risk of fire
explosion, spill, or hazardous waste, that could occur as a result ofthis proposal? Ifso describe.

and

NO

Revised on 9/19/16
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(1)

Describe any known or possible contamination at the site from present or past uses.

There is one Underground Storage Tank (UST) which has been previously emptied,
cleaned, and closed in place. This UST will be removed and any residual contamination
will be removed during excavation for the underground garage.

L/r
(>

(2)

J.r
\c,ø-

Describe existing hazardous chemicals/conditions that might affect project development and design.

This includes underground hazardous liquid and gas transmission pipelines located within the
project area and in the vicinity.

There are no known existing hazardous chemicals/conditions. There are no known or
suspected underground hazardous liquid and gas transmission pipelines within the project
area or in the vicinity. Should any be discovered during excavation, they will be removed.

(3)

Describe any toxic or hazardous chemicals that might be stored, used, or produced during the
project's development or constructions, or at any time during the operating life ofthe project.

None
(STAFF COMMENTS)

(4)

Describe special emergency services that might be required.

None

Revised on 9/1 9/1 6
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(5)

Proposed meâsures to reduce or control environmental health hazards, ifany:

Prior to demolition, a toxic materials survey will be conducted and during demolition all
steps required to control environmental health hazards will be followed. There will be no
environmental health hazards of the completed project.

{_

b.

Noise

(1)

What types of noise exist in the area which may affect your project (for example: traffic, equipment,
operation, other)?

There are no types of noise in the areathatwill affect the project.

(STAFF COMMENTS)

(2)

What types and levels of noise would be created by or associated with the project on a short-term or
a long-term basis (for example: traffic, construction, operation, other)? Indicate what hour's noise
would come from the site.

Short term, during construction, there will be noise associated with heavy equipment such
as shoring, excavation, dump trucks, and concrete trucks. This will be during permitted
construction hours only. Long term, after completeion, there will be no noise emanating
from the project.

(STAFF COMMENTS)

(3)

Proposed measures to reduce or control noise impacts, if any:

Noise impacts will be reduced by limiting construction to permitted construction hours

(STAFF
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8.

Land and Shoreline Use
^.

What is the current use of the site and adjacent properties? Will the proposal affect current land uses on
nearby or adjacent properties? Ifso, describe.

Current use of the site is grandfathered, non-conforming manufacturing of faux marble.
Adjacent properties are used for retail, office, and houing. The proposal will not affect current
land uses on nerirby or adjacent properties.

b.

Has the project site been used as working farmlands or working forest lands? If so, describe. IIow much
agricultural or forest land of long-term commercial significance will be converted to other uses as a result
of the proposal, if any? If resource lands have not been designated, how many acres in farmland or forest
land tax status will be converted to nonfarm or nonforest use?

No.

(1)

Witl the proposal affect or be affected by surrounding working farm or forest land normal business
operations, such as oversize equipment access, the application ofpesticides, tilling, and harvesting? If
so, how:

No.

c.

Describe any structures on the site.

An old, poorly maintained, one story wood building covers the entire site.

Revised on 9/l 9/1 6
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d.

Will any structures

be demolished?

If

Yes. The entire existing structure

e.

so, what?

will

be demolished.

What is the current zoning classification of the site?

BDz.

f.

\ilhat is the current comprehensive plan designation of the site?
Downtoen Business Retail

(STAFF

g.

If applicable, what

\

t

D

is the current shoreline master plan designation of the site?

Not Applicable
t

(STAFF

h

Has any part ofthe site been classified critical area by the city? Ifso, specify

No.

\
(STAFF

ó

ltAânrl ÒDç
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t.

Approximately how many people would reside or work in the completed project?

Estimated 6 residents and

j.

l0

employees in the completed project.

Approximately how many people would the completed project displace?

Six.

k.

Proposed measures to avoid or reduce displacement impacts, if any:

Existing business is relocating locally and will retain existing workforce

t.

Proposed measures to ensure the proposal is compatible with existing and projected land uses and plans,
any:

if

Zoning and land use has been reviewed for compatibility and the proposal has been found to be
compatible.
(STAFF

m.

Proposed measures to reduce or control impacts to agricultural and forest lands of long-term commercial
significance, if any:

No impacts.
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9.

Housing
a.

Approximately how many units would be provided, if any? Indicate whether high, middle, or low-income
housing.

Three 2 bedroom middle income apartments

b.

will

be provided.

Approximately how many units, if any would be eliminated? Indicate whether high, middle, or low-income
housing.

None

c.

will

be eliminated.

Proposed measures to reduce or control housing impacts,

ifany:

Six on site parking stalls will be providd for the 3 apartments to reduce parking impact to the
community.

(STAFF COMMENTS)

10.

Aesthetics
a.

What is the tallest height of any proposed structure(s), not including antennas; what is the principle
exterior building material(s) proposed?

Maximum height will be 30 feet as defined by code. The principle exterior building materials
will be glass and wood.

Revised on 9/19/16
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b.

What views in the immediate vicinity would be altered or obstructed?

None.
(STAFF COMMENTS)

c.

Proposed measures to reduce or control aesthetic impacts, ifany:

This will be a true 2 story building (not 3 stories squished into 30 feet), so the scale will be
appropriate to the allowed height. Aesthetics will be greatly improved by replaceing the
existing, dilapidated, out of place manufacturing building with a high end art institute, gallery,
and cafe.
(STAFF COMMENTS)

11.

Light and Glare
â.

What type of light or glare will the proposal produce? What time of day would it mainly occur?

The glazing is primarily on the North and West sides of the building. The north side will not
get direct sunlight and the west side is shaded from the afternoon sun by the taller building
directly west of the project. Therefore, the proposal will not produce glare. The interior space is
for artists, so it is designed to utilize natural light from the exterior windows, a sþlight, and
the 2 story center atrium. Minimal interior lighting will be used and the majority of workhours
will be during daylight hours, so very little light will be produced by the proposal.
(STAFF COMMENTS)

b.

Could light or glare from the finished project be a safety hazard or interfere with views?

No.

c.

\ilhat existing off-site sources of light or glare may affect your proposal?
None.
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d.

Proposed measures to reduce or control light and glare impacts, ifany:

None.

12.

Recreation

What designated and informal recreational opportunit¡es are in the immediate vicinity?

;8.

Edmonds has numerous informed recreational opportunities in the immediate vicinity including
the parks and walkways along the waterfront just 2 blocks away.

b.

Would the proposed project displace any existing recreation uses? If so, describe.

No.

c.

Proposed measures to reduce or control impacts on recreation, including recreation opportunities to
provided by the project or applicant, ifany:

be

The proposal itself is a recreation opportunity with an art gallery open to the public and with art
classes available to the public.

î
e

(STAFF

VLL
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13.

Historic and Cultural Preservation
a.

Are there any buildings, structures, or sites located on or near the site that are over 45 years old listed in,
or eligible for listing in national, state, or local preservation registers? Ifso, specifically describe.

No.

b.

Are there any landmarks, features, or other evidence of Indian or historic use or occupation? This may
include human burials or old cemeteries. Are there any material evidence, artifacts, or areas of cultural
importance on or near the site? Please list any professional studies conducted at the site to identify such
resources.

Nothing evident. No studies conducted.

c.

Describe the methods used to assess the potential impacts to cultural and historic resources on or near the
project site. Examples include consultation with tribes and the Department of Archeology and Historic
Preservation, archaeological surveys, historic maps, GIS date, etc.

None as the site has been developed since the early days of Edmonds.

(STAFF'

d.

Lv.9ââ

Proposed measures to avoid, minimize, or compensate for loss, changes to, and disturbance to resources.
for the above and any permits that may be required.

Please include plans

Nothing planned. No permits related to this question are required.
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14.

Transportation
a.

Identify public streets and highways serving the site or affected geographic area, ând describe proposed
access to the existing street system. Show on site plans,

ifany.

The site is bordered on the north by Main Street, on the west by 2"d Ave S, and on the south
and east by 16' wide public alleys. Customers will access the site via on street parking. A
garage for residents, tenants, and employees will access the south alley and then 2nd Ave S.

b.

Is the site or affected geographic area currently served by public transit?
what is the approximate distance to the nearest transit stop?

If so, generally

describe.

If

not,

The site is currently served by public transit (buses).

c.

How many additional parking spaces would the completed project or nonproject proposal have? How
many would the project or proposal eliminate?

The project

will not eliminate any parking spaces. The project will be required to provide
It will provide approximately 20 additional (on site) parking spaces.

6 on

site parking spaces.

d.

\ilill

the proposal require any new or improvements to existing roads, streets, pedestrian, bicycle or state
transportation facilities not including driveways? If so, generally describe (indicate whether public or

private).

No. None required.

Revised on 9/19/16
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.\l
e.

Witl the project or proposal use (or occur in the immediate vicinity of) water, rail, or air transportation?

If

so, generally describe.

Immediate vicinity, no. The project is three blocks from the Edmonds ferry terminal and
Edmonds train station*
(STAFF COMMENTS)

f.

How many vehicular trips per day would be generated by the completed project? If known, indicate when
peak volumes would occur and what percentage of the volume would be trucks (such as commercial and
passenger vehicles). What data or transportation models were used to make these estimates?

The majority of the project space is for art studios where tenant artists will work. This does not
generate retail traffic. The tenants themselves would number about 25 and would generate
about 50 trips per day assuming none took the bus or rode bicycles, which artists do tend to do.
The 3 apartments would generate 4.2 ADT per ITE, therefore rounded up to 13 ADT. The cafe
is in a pedestrian zone and intended to serve the local community, but on a really good day may
generate 50 ADT based on seating capacity. Therefore, the estimate for vehicle trips per day
would be not more than I13. Peak hours would be the lunch and dinner peaks of Noon to 1:00

pm and 6:00 to 7:00 pm. Even the peak hours will be well below 25 vehicle trips. 4 ADT
would be for delivery trucks for which there is a delivery area on the south side off of the alley.
From these figures should be subtracted the current ADT from the existing business which we
estimate to be about 21lday for employess, lO/day for customers, and 4lday for delivery trucks.
(STAFF COMMENTS)

û

Will the proposal interfere with, affect or be affected by the movement of agricultural and forest products
on roads or streets in the area? Ifso, generally describe.
No.
(STAF'F'

h.

Proposed measures to reduce or control transportation impacts, if any:

The proposal provides substantial additional parking over both existing conditions and zoning
requirements. A delivery dock is provided from the south alley to keep deliveries off of Main
Street, and the garage entrance avoids both Main Street 8¿ 2"d Ave S. by being placed on the
south alley.

Revised on 9/19/16
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15.

Public Services
a.

Would the project result in an increased need for public services (for example: fire protection, police
protection, public transit, health care, schools, other)? Ifso, generally describe.

No.

b.

Proposed measures to reduce or control direct impacts on public services, ifany:

will

be a reductions in impact for fire protection. The new building will replace a current
building which is a major ftrehazard. The new building will be fully sprinkled and meet all fire
codes which the current building is not and does not.
There

16.

Utilities
a.

Circle utilities currently available at the site: electricity, natural gas, water, refuse service, telephone,
sanitary se\iler, septic system, other:

All

major utilities are crurently available at the site including: electricity, natural gas, water,
refuse service, telephone, sanitary sewer, and storm water. The site is and will continue to be
connected to sanitary sewer.

Revised on 9/19/16
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b.

Describe the utilities that are proposed for the project, the utility providing the service, and the general
construction activities on the site or in the immediate vicinity which might be needed.

The utilities proposed for the project are the same as currently provided to the existing building
and from the current utility companies providing the services. The construction activities on the
site and in the immediate vicinity will only be making new, code compliant connections to the
existing utilities.

C.

SIGNATURE
I declare under penalty of perjury laws that the above answers are true and correct to the best of my knowledge. I undersønd
that the
agency is relying on lhem to make its decision.

/e-- ¿ç -¿*tç
ofProponent

K-

Lt-

[

Revßed on 9/19/16
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CITY OF EDMONDS
'121 sTH AVENUE NORTH, EDMONDS,

WA 98020 (4251771-0220

MITIGATED DETERMINATION OF NONSIGNIFICANCE
Description of proposal: Application for design of a new two story building over a one level underground
garage. The ground floor will include an art institute with space for artists to create art and a gallery for
their art to be displayed. There will also be a café with indoor and outdoor seating. The second level will
include more artist spaces and three 2 bedroom apartments. (File Number PLN20170016).
Proponent: Mary Olsen

Location

of proposal, including street address if any: 202 Main Street. Tax Parcel Number

004548001 01 300

Lead agency: City of Edmonds

The tead agency has determined that the requirements for environmental analysis and protection
have been adequately addressed in the development regulations and comprehensive plan adopted
under chapter 36.70A RCW, and in other applicable local, state, or federal laws or rules, as
provided by RCW 43.21C.240 and WAC 197-11-158 andlor mitigating measures have been applied
that ensure no significant adverse impacts will be created.
An environmental impact statement is not required under RCW 43.21C.030(2)(c). This decision was
made after review of a completed environmental checklist and other information on file with the lead
agency. This information is available to the public on request.
There is no comment period for this DNS.
XX

This MDNS is issued under 197-11-340(2); the lead agencywill notacton this proposalfor14
April24.2O17
days from the date below. Comments must be submitted by

MITIGATING MEASURES INCORPORATED INTO THE PROPOSAL:

1.

THE SUBJECT PROPERTY IS A CONFIRMED CONTAMINATED SITE ON THE WASHINGTON
STATE DEPARTMENT OF ECOLOGY'S MODEL TOXICS CONTROL ACT (MTCA) LIST.
DOCUMENTATION ON THE MTCA LIST NOTES THAT CLEANUP WILL OCCUR WHEN THE SITE
IS REDEVELOPED. THE WASHINGTON STATE DEPARTMENT OF ECOLOGY IS RESPONSIBLE
FOR OVERSIGHT, COMPLIANCE, AND IMPLEMENTATION OF THE MTCA. PRIOR TO THE
ISSUANCE OF ANY BUILDING PERMITS ASSOCIATED WITH THE PROJECT, DOCUMENTATION
MUST BE SUBMITTED TO THE CITY OF EDMONDS THAT THE DEPARTMENT OF ECOLOGY
HAS BEEN CONSULTED REGARDING SITE CLEAN AND THAT A CLEANUP PLAN (IF
NECESSARY) HAS BEEN APPROVED.

Project Planner: Kernen Lien, Senior Planner
Responsible Official: Rob Chave, Planning Manager
Contact lnformation: City of Edmonds | 121 slh Avenue North, Edmonds WA 98020 | 425-771-0220

Date

xx

A

sig

You may appeal this determination to Robert Chave, Planning Manager, a|121 5th Avenue
North, Edmonds, WA 98020, by filing a written appeal citing the specific reasons for the
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appeal with the required appeal fee, adjacent property owners list and notarized affidavit form
no later than May 1.2017. You should be prepared to make specific factual objections.
Contact Rob Chave to read or ask about the procedures for SEPA appeals.

XX

Posted on Aoril 7.2017. at the Edmonds Public Library and Edmonds Pubtic Safety
Building. Published in the Everett Herald. Emailed to the Department of Ecology SEPA
Center (SEPAunit(Ôecy.wa.gov). Mailed to property owners within 300 feet of the site.

XX

Distribute to "Checked" Agencies below.

The SEPA Checklist, project plans, and DNS are available at https://permits.edmonds.wa.us/citizen. Search for file
number PLN20170016. These materials are also available for viewing at the Planning Division - located on the
second floor of City Hall: 121 lth Avenue North, Edmonds WA 98020.

Notice Mailed to the following:

XX

XX

COMCAST

Outside,flant Engineer, North Region
152575"'St. SW Ste 200
Everett, WA 98203

Tulalip Tribal Council
6700 Totem Beach Road

XX

Marysville,
XX

XX

Puget Sound Energy
Attn: David Matulich
PO Box 97034, M/S BOT-1c
Bellevue, WA 98009-9734

WA 98270

Snohomish County Fire District No.
Headquarters Station No. 1
Attn.: Director of Fire Services
12310 Meridian Avenue South
Everett, WA 98208-5764

david. matulich@pse.com

1

xx

Community Transit

7100 Hardeson Road

pc:

WA 98203

File No.
SEPA Notebook

Attachment 10

SEPA DETERMINATION
416117 SF.PA

DOC

M. L. Wicklund
Snohomish Co. PUD
PO Box 1 107
Everett, WA 98206-1107

Attn.: Kate Tourtellot
Everett,

Department of Archaeology & Historic
Preservation
PO Box 48343
Olympia, WA 98504-8343
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FltE NO.: PtN2Ol700t ó
Appliconil Olsen

DECTARATION OF POSTING

On the 7th doy of April, 2017, the ottoched Amended Notice of Applicotion,
Public Heoring ond SEPA Determinotion wos posted ol the subject property,
Civic Holl, Librory ond Public Sofety buildings.

l, Kernen Lien, hereby declore under penolty of perjury under lhe lows of the
orrect this Zth doy of April,
Stote of Woshington thot the foreg oing is true on
2017, of Edmonds, Woshington.
Signed

{

BFP747893.DOC;

I

\00006.900000\ }
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FILE NO.: PLN20l700l6
Applicant: Olsen

DECLARATION OF MAILING
On the 7th day of April, 2017 , the attached Amended Notice of Application, Public Hearing and
SEPA Determination was mailed by the City to property owners within 300 feet of the property
that is the subject ofthe above-referenced application.

hereby declare under penalty of perjury under the laws of the State of
pril, 2017, at Edmonds,
Washington that the foregoing is true and correct this 7th

I, Denise Nelson,
Washington.

Signed:

{BFP747887.DOC;

I

\00006.900000\ }
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Notice of Application, Public Hearing and SEPA
Determination - File Number PLN20170016
c. l8

NOTICE OF APPLICATION
Description of Proposal: Application for design of a new two story building over a one level underground
garage. The ground floor will include an art institute with space for artists to create art and a gallery for their
art to be displayed. There will also be a cafe with indoor and outdoor seating. The second level will include
more artist spaces and three 2 bedroom apartments. District-based design review applications that trigger
SEPA review are Type III-B decisions, which require a two-phase public hearing and decision by the
Architectural Design Board (ADB). The site is located within the Downtown Business (BD2) zone.
Name of Applicant: Mary Olsen

Location: 202Main Street, Edmonds, WA
File No.: PLN20l700l6

DateofApplication: March

16,2017

DateofCompleteness: Apti16,20l7

Date of Notice: April 8,2017
Requested Permits: District Design

Review

Other Required Permits: Building Permit.

Required Studies: Potential site clean-up with Washington State Department of Ecology.
Existing Environmental Documents: Critical Areas Determination and Environmental Checklist.
Comments on Proposal Due: May 3. 2017 (see public hearing information below)'

Any person has the right to comment on thìs application during the public comment period, receive notice and
participate in any hearings, and request a copy of the decision on the application. The City may accept public
comments at any time prior to the closing of the record of an open record predecision hearing, if any, or, if no
open record predecision hearing is provided, prior to the decision on the project permit. Only parties of record
as defined in ECDC 20.07.003 have standing to initiate an administrative appeal.
Information on this development application can be viewed or obtained at the City of Edmonds Development
Services Department, 121 - 5th Ave. N, Edmonds, WA 98020. Office hours are Mondays, Tuesdays,
Thursdays and Fridays from 8:00 a.m. to 4:30 p.m., and Wednesdays from 8:30 a.m. to noon or online through
the City's website athttps://permits.edmonds.wa.us/citizen. Search for permit PLN20170016.
C

ity

C

ontact : Kemen Lien, (42 5)

771

-0220, kernen. lien@edmondswa. gov

PUBLIC HEARING INFORMATION
A public hearing before the Architectural Design Board (ADB) will be held on Wednesdav. May 3.2017 at
6:00 n.m. in the Council Chambers located at250 - 5th Ave. N, Edmonds, WA 98020. A copy of the staff
report will be available at least seven days prior to the hearing.

*SEPA NOTICE ON RBVERSE SIDE*
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*NOTICE OF APPLICATION AND PUBLIC HEARING ON REVERSE SIDE*
STATE ENVIRONMENTAL POLICY ACT (SEPA) NOTICE
MITIGATED DETERMINATION OF NONSIGNIFICANCE
Lead Agency: The City of Edmonds is SEPA lead agency for the proposed mixed-use building at202Main
Street (File No. PLN20170016).
SEPA Determination: Notice is hereby given that the City of Edmonds has issued a Mitigated
Determination of Nonsignificance (DNS) under WAC 197-11-340(2) for the above project.
Date of Issuance: April 8,2017
SEPA Comments: April 24, 2017
SEPA Appeal Deadline: Ma)¡ I. 2017 at 4:00 p.m. Appeals must be filed in writing citing the specific
reasons for appeal with the required fee to the City of Edmonds Planning Division, 121 5th Ave. N,
Edmonds, WA 98020.

-

:i

I

:
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Everett Daity Herald

Affidavit of Publication
State of lVashington )

County of Snohomish Ì

SS

Kathleen Landis being first duly sworn, upon
oath deposes and says: that he/she is the legal
representative of the Everett Daily Herald a
daily newspaper. The said newspaper is a legal
newspaper by order of the superior court in the
county in which it is published and is now and
has been for more than six months prior to the
date of the first publication of the Notice
hereinafter referred to, published in the English
language continually as a daily newspaper in

Snohomish County, Washington and is and
always has been printed in whole or part in the
Everett Daily Herald and is of general
circulation in said County, and is a legal
newspaper, in accordance with the Chapter 99
of the Laws of 1921, as amended by Chapter
213, Laws of 1941, and approved as a legal
newspaper by order of the Superior Court of
Snohomish County, St¿te of Washington, by
order dated June 16, 1941, and that the annexed

is a true copy of EDH752108 PLN20170016 as
it was published in the regular and entire issue
of said paper and not as a supplement form
thereof for a period of I issue(s), such
publication commencing on 041081201'7 and
ending on 04108/2017 and that said newspaper
was regularþ distributed to its subscribers
during all of said period.

The amount
slls.24.

of the fee for

Subscribed

and
day

sworn

of

such publication is

DEBRA ANN GRIGG

before me - on this

ll n,Jl,

NotorY Public
Stole of Woshington
My Commlssion Expires

,

(

October 31,2017

(

Notary Public in and for the State
Washington.

of

City of Edmonds - LEGÀLÀDS | 14101416
KERNEN LIEN
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CITY OF EDMONDS
DEPARTMENT OF FIRE PREVENTION
MEMORANDUM
March 30, 2017
To:

Kernen Lien, Senior Planner

From:

Kevin Zweber, Fire Marshal

Re:
Address:
Project:

Plan Check: PLN2017016
202 Main Street, Edmonds
Graphite Studios – mixed use

After review of the preliminary plans for the above project, it was found that the
following will be required:
1.
2.
3.

Adequate fire flow – IFC Appendix B.
Adequate fire hydrant spacing – IFC Appendix C.
Fire Department Connection for required fire sprinkler system.

Additional items specific to the building plan submittal.

Kevin Zweber
Deputy Chief – Fire Marshal
City of Edmonds,
Department of Fire Prevention
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MEMORANDUM

Date:

March 29, 2017

To:

Kernen Lien, Senior Planner

From:

Leif Bjorback, Building Official

Subject:

Graphite Studios
201 Main St
PLN2017-0016

The City of Edmonds Building Division has performed a preliminary building code review of the
plans that were submitted under the referenced application number, and have the following
comments.
1. Building Division comments were verbally provided to the applicant during a
Development Review Committee meeting under the case number DRC2016-0035. The
building plans provided under this current review for PLN2017-0016 appear to be
substantially the same as those previously reviewed, thus, the Building Division has no
new comments at this time.
2. Other building code requirements may be identified during the plan review and
inspection process for this project.
Thank you.

City of Edmonds  Building Department
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Lien, Kernen
From:

Fisher, Steve

Sent:

Wednesday, November 02,201-6 9:23 AM
'fivemi lersl @ comcast.net'
Thornquist, Linda; Johns, Kristin
Plan review comments

To:

I

Cc:

Subject:

Mr. Miller,
was not in attendance at the Edmonds meeting to look at the proposed plan for the Marvel Marble property. I want to
make some initial comments. I am with the Public Works Department and provide review for requirements to trash
collection areas. There are minimum requirements for these areas, including space for both garbage and recycle
containers, adequate screening, gates and minimum gate openings.
I

With a mixed use project like this, the space provided fortrash collection on the proposed plan appears
inadequate. You will need expand this service area so that both containers can be rolled out independently and serviced
in the alley, with enough room for the drivers to access the space and push the containers out for service. Gate opening
dimensions and depth of the space can become critical. When submitting for permit lwill need to see details on this
area with inside finished dimensions plus an elevation view.
Please contact me with any questions. Thank you

Steve Fisher
Cities of Edmonds Public Works
425-77L-O235
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 PW-Engineering  Fire

 PW - Maintenance  Parks & Rec.  Building

Project Number:
PLN20170016
Applicant’s Name:
GRAPHITE STUDIOS
Property Location: 202 MAIN STREET
Date Application Received: 3-16-17
Date Application Routed: 3-21-17
Zoning: BD-2
Project Description:
CONSTRUCT 20,002 SQ. FT. BUILDING WITH 9,540 SQ. FT. PARKING
GARAGE.

If you have any questions or need clarification on this project, please contact:
Responsible Staff: KERNEN LIEN

Ext. 1224

Name of Individual Submitting Comments:
Title:

JoAnne Zulauf

Engineering Technician

Date:

 I have reviewed this land use proposal for

April 12, 2017

 I have reviewed this land use proposal for

my department and have concluded that IT
WOULD NOT AFFECT MY DEPARTMENT, so
I have no comments. My department may
also review this project during the building
permit process (if applicable) and reserves
the right to provide additional comments at
that time.

my department and have concluded that IT
WOULD AFFECT MY DEPARTMENT, so I
have provided comments or conditions
below or attached.

Comments (please attach memo if additional space is needed):
No comments from Engineering at this phase. Please route the next phase submittal for
review/comments.
Thank you!
The following conditions should be attached to this permit to ensure compliance with the
requirements of this department (please attach memo if additional space is needed):
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Lien, Kernen
Hauss, Bertrand
Tuesday, April 25, 20L7 L1-:30 AM
Lien, Kernen
202 Main St. re-development

From:
Sent:
To:
Subiect:

Kernen,
For the proposed re-development @ 202 Main St., a traffic impact analysis will be required

Thanks,

Bertrand
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12. THE FIVE PARKING SPACES ON THE NORTH SIDE OF THE TRASH ENCLOSURE SHALL BE
ELIMINATED IN ORDER TO PROVIDE ADEQUATE MANEUVERABILITY FOR SERVICE
VEHICLES.
13. THE ENTRANCE TO THE RESIDENTIAL PORTION OF THE BUILDINGS SHOULD STAND OUT
MORE AND THAT CAN HAPPEN PRIMARILY WITH COLOR OR MATERIAL CHANGES TO THE
FAÇADE. IF THE CHANGES RESULT IN A STRUCTURAL CHANGE TO THE ROOF LINE, THE
PROPOSAL WOULD NEED TO COME BACK TO THE ARCHITECTURAL DESIGN BOARD FOR
APPROVAL.
BOARD MEMBER BROADWAY SECONDED THE MOTION.
BOARD MEMBER BROADWAY MOVED TO AMEND THE MAIN MOTION TO ADD ONE MORE
CONDITION TO READ:
14. THE APPLICANT WILL RE-EVALUATE THE PROPOSED COLOR PALLET AND ADJUST SUCH
THAT THERE ARE GREATER PROPORTIONS OF A LIGHTER PART OF THE PALLET USED IN
THE PROJECT.
VICE CHAIR STRAUSS SECONDED THE MOTION TO AMEND, WHICH WAS APPROVED BY A VOTE
OF 3-2, WITH BOARD MEMBERS TARRANT AND WALKER VOTING IN OPPOSITION.
THE MAIN MOTION, AS AMENDED, WAS UNANIMOUSLY APPROVED.
The Board took a five-minute break at 8:00 p.m. The meeting reconvened at 8:05 p.m.
PUBLIC HEARING: PHASE 1 DISTRICT BASED DESIGN REVIEW FOR GRAPHITE ART STUDIOS AT
202 MAIN STREET (FILE NUMBER PLN20170016)
Chair Walker reviewed the rules and procedures for the public hearing. He explained the Appearance of Fairness Rules
and invited members of the Board to disclose any conversations they might have had regarding the subject of the hearing
outside of the public process. None were noted. He asked Board Members to identify any conflicts of interest that
would render them unable to consider the application in a fair and objective manner. None were noted. He also if
anyone in the audience objected to any of the Board Members participating as decision makers in the hearing, and no
one stepped forward. Lastly, he asked that everyone who wanted to testify during the hearing stand and be sworn in.
Mr. Lien presented the Staff Report, advising that projects that require a State Environmental Policy Act (SEPA)
threshold determination are reviewed by the ADB in a two-phase public hearing process. The ADB’s decision on such
applications is a Type III-B decision, which is appealable to the City Council. He explained that the purpose of Phase 1
design review is for the applicant to present conceptual designs to the Board and for the Board to give direction to the
applicant based on the design review standards. They will not be making a decision tonight. Following public testimony
and establishment of the Design Guidelines Checklist by the ADB, the public hearing will be continued to a date certain,
not to exceed 120 days from the Phase 1 hearing date. The purpose of Phase 2 is to allow the applicant to redesign the
initial conceptual design to address the input of the public and the ADB. Once this is done, the design will be submitted
to staff, who will review the proposal and schedule the project for final review. Staff will provide a more detailed
analysis of the proposal’s compliance with the prioritized design guidelines as well as all applicable zoning standards in
advance of the Phase 2 hearing. The Board will make a final decision on the design proposal at the conclusion of Phase
2 of the public hearing.
Mr. Lien advised that the application is for a new mixed-use building at 202 Main Street within the Downtown Business
(BD2) zone. The proposed two-story, 20,000 square foot building, referred to as the “Graphite,” will contain art studios,
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art gallery space, a café, three two-bedroom apartments and an additional 9,540 square feet of underground parking. The
project site is 14,411 square feet and currently houses the Marvel Marble business, which would be demolished to make
room for the new building.
Mr. Lien reviewed that, in accordance with ECDC 15.43.030.E, at least 5% of the lot area of the project must be devoted
to open space. With a lot area of 14,411 square feet, 720 square feet of open space is required. The proposal provides
open space in the northeast corner in front of the café and the northwest corner with a patio that is accessible from the
sidewalk. The total amount of open space currently proposed by the applicant is 1,400 square feet.
Mr. Lien reminded the Board that the maximum allowed height in the BD2 zone is 30 feet, measured from the average
grade. Measuring from the main floor elevation, which appears to be close to what the average grade would be, the
building is 29’9” in height. While it appears that the proposed building will comply with the height restrictions, specific
calculations should be provided with Phase 2 in order to verify the proposal is consistent.
Mr. Lien explained that parking is not required for the commercial floor area of permitted uses located in the BD2 zone,
and one parking stall is required per residential unit. The applicant has indicated that approximately 20 parking stalls
would be provided in a parking garage within the building, which exceeds the required ratio of one stall for each of the
three residential units.
Mr. Lien reviewed that the BD2 zone requires that the minimum height of the ground floor must be 12 feet. The
elevation views found in Attachment 3 indicate a ground floor height of 15 feet, but compliance with the requirement
will be confirmed during future review of more detailed plans.
Mr. Lien explained that, pursuant to ECDC 20.12.070.A, the ADB will use the Design Guidelines and Design Review
Checklist applicable to the district-based design review process when conducting its review. The guidelines and
checklist are included in Attachment 4. The intent is that the ADB will use the checklist to prioritize the design
guidelines as they pertain to the proposal. He noted that the design standards applicable to the BD zones are found in
ECDC 22.43 (Attachment 6).
Mr. Lien reported that the City’s Recycling Coordinator has advised that the space provided for trash collection on the
proposed plan appears to be inadequate and will need to be expanded so that both containers can be rolled out
independently and serviced in the alley with enough room for the drivers to access the space.
Mr. Lien advised that the City received one comment letter prior to the hearing from Brian Mull, suggesting that the
Marvel Marble Building be retained and refurbished.
Mary Olsen, Property Owner and Applicant, Edmonds, said the building would be a very large art studio space with
room for classes, workshops, and instruction. The ground floor space would be occupied by studios where artists can
work and the public can watch. The gallery will allow artists to display their work, and the flexible area will be a nice
space for artists to draw. The new building will also house a non-profit, art-education organization called Heartland
Northwest, whose purpose is to get art education back into schools by teaching teachers how to teach art.
Scott Miller, Architect, Scott G. Miller Design Services, reviewed the floor plan for each level of the proposed new
building. He noted where the main entrance would be located and advised that the entrance would have a projected
awning and street trees would be provided along the sidewalk. The ground floor will include public space for receptions
and meetings, art studios with moveable walls, a center area with moveable tables for various projects, and large
skylights above to bring in natural light to the lower part of the building. It will also include office space, a secondary
entrance for artists and residents, gallery space, a cafe with a covered sidewalk for outdoor dining and landscape planters
outside of the building. Space for deliveries, Americans with Disabilities (ADA) parking and restrooms will also be
provided on site.
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Mr. Miller referred to the Recycling Coordinator’s comments relative to the size of the trash enclosure and noted that it
has already been relocated to a different area on the site and could be expanded to meet whatever size the City deems
necessary. An additional trash container would be located in the parking garage below ground, along with bicycle
storage space, utilities and a stormwater retention system. The parking garage would be accessed via the alley.
Mr. Miller advised that the upper story would be served by both an elevator and stairs and would provide more art
studios, flexible space, drawing space, an open area to the ground floor, restrooms, three residential units with decks, and
storage units for the occupants. The underground parking will be for the residential tenants, as well as the more
permanent artists who use the studios. The street parking would remain open for visitors of the new building, as well as
the general community. While the parking garage is a rather costly element and is not required by code, it will relieve a
lot of pressure related to parking.
Mr. Miller reviewed that the building façade uses a variety of materials and architectural accents on the lower half of the
building, accentuated by slate tiles, landscape planters, distinct overhangs and fixed awnings on the entryways. The
building has substantial exterior modulation on both sides facing Main Street and 2nd Avenue, as well as the alley to the
south. The main entrance faces Main Street and a secondary entrance faces the alley to the south. All entryways are
accessible from the street and have sloped awnings or overhangs that provide pedestrian protection and additional
modulation of the façade. Ground level details include projecting slate tile planters, sitting areas, large column bases,
recessed building corners for greater visibility, natural wood soffits at awnings and large storefront windows for
increased visual connection from the exterior to the interior spaces. Building signage will be located above the main
entrance below the awning, and a sign will be placed above the café entrance, as well. Blade signs might also be used on
the building. Two small areas of sloped roof are also included in the design for aesthetics. Due to the slope of the site,
the Main Street façade will be two feet below grade on one end and about four feet above grade on the other end.
Mr. Miller advised that the proposed building would be a mixture of compatible uses that are complementary to each
other and to the downtown. The proposed Corten steel material will be of a warm color and the natural wood beams and
columns will provide modulation. The Corten steel material and wood beam design also wraps around to the alley
sides, and there is a lot of modulation on the alley side, as well.
Mr. Miller commented that, although the building would not be fully LEED certified, it will contain a number of LEED
elements, including materials that are easy to recycle, natural lighting for ventilation and lighting, and the Corten steel is
made out of 2/3 recycled steel.
Board Member Tarrant asked if the wood beams would be a natural color, and Mr. Miller answered affirmatively.
Board Member Tarrant asked why the applicant has chosen to use Corten material. She also asked the applicant’s
reasoning relative to the scale of the windows, noting that the windows on the two corners appear to be smaller panes
than the larger panes in the middle of the building. Mr. Miller said the windows are actually the same size, but they look
smaller in the drawing because they are on an angle and the elevation drawing is flat. Board Member Tarrant suggested
that the applicant consider different, perhaps smaller windows for the residential units to set them apart from the
windows that are provided for the studios and other artist spaces. Mr. Miller agreed that the windows for the residential
units could be more residential in scale.
Board Member Tarrant asked if the Corten material would be used around the entire building, and Mr. Miller answered
affirmatively. He noted that the pieces would be fairly small and the attachment pieces would make it appear “claddish.”
They want a material that is both ecologically helpful as well as something that will last without a lot of maintenance.
The Corten material also has more of a high-tech flavor.
Board Member Broadway asked if the building height would be measured to the top of the flat roof. If so, could the
applicant obtain a variance for the sloped roof pieces? Mr. Lien said the height would be measured to the peak of the
sloped section of the roof. The maximum height of the roof structure could be no greater than 30 feet, but there are some
height exceptions for elevator penthouses, stand pipes, etc.
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Vice Chair Strauss observed that the applicant is proposing 20 parking space on site when only three are required. While
she gets the desire to provide parking space for the artists, she asked if the intent is to attract artists from outside of the
area, as well. She noted that downtown Edmonds is very walkable, and she questioned the need to dig up the ground to
put in 20 unneeded parking spaces. Mr. Miller said the underground parking would provide secure parking for both
residents and artists who bring equipment and materials. Even though downtown Edmonds is walkable, it is often
difficult to find street parking.
Vice Chair Strauss asked if the applicant is required to provide ADA parking. Mr. Miller answered that it is not a
requirement, but the applicant believes it would be appropriate to accommodate disabled artists, guests and tenants.
Board Member Broadway asked if the surface ADA parking space would be designated as ADA only or if it would also
be used for drop off parking. Mr. Miller said it is not intended to be a loading stall. Board Member Broadway asked if
there would be access from ADA parking spaces to the building. Mr. Miller answered that there would be access from
the surface parking space to the side entrance of the restaurant, but there would not be ADA access from the parking
space to the main entrance. However, the ADA parking spaces located in the underground parking area would be
accessible to the main portion of the building via elevators. He reminded the Board that the ADA spaces are not
required.
Board Member Guenther asked what structure type the applicant is anticipating for the new building. He also asked if
the expression of wood and steel would be carried into the interior of the building, as well. Mr. Miller said he anticipate
that the exposed wood beams will be used inside the structure, and there will be some Corten elements inside, as well.
The basic framework for the new building will be wood construction, and the open areas will be beamed with columns.
Vice Chair Strauss observed that downtown Edmonds is eclectic, with a lot of different designs. She said she likes the
Marvel Marble building with its angled gables. Edmonds buildings are all unique, but also have common elements like
parapets that go up with crenellation to define entries and pitched roofs to provide modulation. She does not see any of
this in the proposed design. The roofs are more symmetrical without any parapets or awnings at the street level. While it
is a nice design, she did not feel it fits downtown Edmonds. The metal siding is not used on any other building in
downtown. She said she understands that the applicant is trying to bring in a new design that plays into the eclectic
nature of Edmonds, but she feels it is too busy for the corner.
Ms. Olsen said her intent was to reflect what is going on inside the building, which is artists and artwork. She looked at
remodeling the Marvel Marble Building, but it would have been too difficult and costly. She felt that what is going on
inside the building should be reflected in the exterior design. It needs to be different to catch your eye and attract people
to come inside and see what is going on.
Chair Walker opened the public hearing.
Tam Axtell, Edmonds, said she is not an artist or a designer, but she has been a resident of Edmonds for 30 years and is
very excited about the project. She is heartened that the ADB spends time considering what is built in Edmonds, but she
likes the design and is excited about the new art facility. She is particularly glad that it will accommodate a non-profit
organization that focuses on art education in public schools.
Kim Fine, Edmonds, said she supports the proposed project and thinks the design represents an exciting building.
With all due respect, she said she likes that it is different for Edmonds, but fits in with the Pacific Northwest feel. She
loves the large windows and the multiple uses of the building, with the café, art studios and common space for events.
She also really appreciates the idea of parking below ground. She summarized that the proposal is a unique and exciting
design for Edmonds.
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Diane Ellis, Edmonds, said she is excited about the proposed new building on a number of levels. She commented that
the Marvel Marble building has been an eyesore in the downtown for thirty years, yet it is the first thing you see while
coming up SR-104 from the ferry. The proposed project will be cutting edge for what it will provide in opportunities for
the community. It will be a nice anchor that will attract more businesses to an area that is not currently as popular as the
downtown core. The project will be fun and exciting, and she likes the Corten material that has an urban village feel. It
is a brilliant project that should be embraced by the City.
Krystal Lanning, Edmonds, said she became a resident of Edmonds in the early 80s, and she loves the design of the
proposed new building. She likes the lines, and having some extra parking, even if not required, is an awesome
opportunity for both guests and tenants. Extra ADA parking is fabulous, as well. The opportunity for teachers to learn
how to teach art is incredible. The people who will be involved in the new building are active in the community and
artists themselves. Bringing people to a learning center and offering an opportunity for kids to experiment with art will
broaden their horizons. She thanked Ms. Olsen for bringing the project forward
Julie Green, Edmonds, said she would probably work in the new studios until she needs to use one of the ADA parking
spaces. She thanked the applicant for going above the standard by providing the additional parking spaces. She likes
that there will be secure parking when she works late into the evening.
Deloris Hogland, Edmonds, said she is a local artist, and she supports the proposed project. Having a place for artists
to park and unload their supplies is important and the atrium design is a dream that will attract good things to the City.
She agreed with the other citizens who spoke in favor of the project.
The Board reviewed the Design Review Checklist and made the following findings:
A. Site Planning
1. Reinforce existing site characteristics

Low
Priority

2. Reinforce existing streetscape characteristics

High
Priority

3. Entry clearly identifiable from the street

High
Priority

4. Encourage human activity on street

High
Priority

5. Minimize intrusion into privacy on adjacent sites

Low
Priority
Low
Priority

6. Use space between building and sidewalk to provide
security, privacy and interaction (residential projects)

Exhibit 2

Mr. Lien pointed out that this item refers to the
topography, environmental constraints, solar
orientation, etc.
Board Member Broadway pointed out that there
are existing trees, and she would like them to
remain. Mr. Lien advised that there would be
street frontage improvements that include
sidewalks and new street trees. Although the
existing ones might not remain, new ones would
be planted.
Board Member Broadway noted that members of
the public indicated the need to draw pedestrians
from the ferry terminal to the new building, and
accentuating the entryway would help with that.
Board Member Broadway commented that the
restaurant component is valuable and will draw
people who are not artists through curiosity.
Board Member Guenther pointed out that the
outdoor dining space will also be consistent with
the space that is available across the street.
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7. Maximize open space opportunity on site (residential High
projects)
Priority

8. Minimize parking and auto impacts on pedestrians High
and adjoining property
Priority
9. Discourage parking in street front

N/A

10. Orient building to corner and parking away from High
corner on public street fronts (corner lots)
Priority

Mr. Lien pointed out that 5% open space is
required and the proposal provides significantly
more than that via the outdoor dining space and
the patio on the corner.
It was noted that this is already a priority of the
applicant, who is proposing significantly more
parking space than what is required by code.
Mr. Lien noted that the applicant is not proposing
to add any parking in front of the building, and
they are allowed to use the existing street
parking.
Vice Chair Strauss commented that this item is
important to attract people coming from the
ferry. Board Member Broadway said she
supports the proposal to provide access to the
underground parking via the alley.

B. Bulk and Scale
1. Reinforce existing site characteristics

N/A

Mr. Lien noted that all of the surrounding
properties are zoned BD-2, as well.

1. Complement positive existing character and/or
respond to nearby historic structures

High
Priority

2. Unified architectural concept

High
Priority

3. Use human scale and human activity

High
Priority

Vice Chair Strauss pointed out that the proposed
building is large compared to adjacent structures.
While there is some vertical separation, perhaps
they could bring that down to a smaller scale.
Board Member Guenther pointed out that
drawings provided by the applicant are flat
elevations, which make it difficult to see the
modulation that is proposed. He agreed that he
would like to see a rhythm or pattern for the
windows rather than all being the same size.
Board Member Broadway commented that she
likes the materials, proportions and modulation
of the building, and she appreciates that the
ground floor public space is very visible and
clear, but she would like to see more modulation
in the upper floor private space. She would also
like the windows on the residential portion to be
a different scale. While it is important that the
ground floor windows be transparent to draw
people in, the residential windows should
provide privacy. The applicant pointed out that
there is only one set of residential windows on
the front of the building. The remaining
residential windows are on the sides facing the
alleys.
Chair Walker commented that he likes the

C. Architectural Elements and Materials

4. Use durable, attractive and well-detailed finish

High

Exhibit 2

Architectural Design Board Meeting
Minutes of Regular Meeting
May 3, 2017
Page 16 of 18

Attachment: PLN20170016 Phase2 Staff Report with Attachments [Revision 1] (2162 : Phase 2 District Base Design Review for Graphite Studios

6.1.a

Packet Pg. 157

materials.

5. Minimize garage entrances

Priority

High
Priority

overall design, as well as the proposed materials.
It is funky and has an artistic flavor to it. Vice
Chair Strauss expressed her belief that a lot of the
same materials are used, and the building seems
really dark and heavy. Perhaps a lighter color or
different material could be used on the upper
floor. Board Member Broadway said she likes
the Corten building materials, as well as the
proposed color pallet.
The Board indicated support for the proposed
garage entry from the alley.

D. Pedestrian Environment
1. Provide convenient, attractive and protected
pedestrian entry
2. Avoid blank walls

3. Minimize height of retaining walls
4. Minimize visual and physical intrusion of parking
lots on pedestrian areas
5. Minimize visual impact of parking structures
6. Screen dumpsters, utility and service areas
7. Consider personal safety

High
Priority
High
Priority

Regarding the blank walls along the alley, Board
Member Broadway pointed out that the
alleyways are narrow and nothing looks onto the
wall from these locations. She felt that this is a
good location for the restaurant function. Mr.
Lien suggested there could be some variation in
color and materials to provide definition. Chair
Walker suggested that perhaps an art installation
could be on that large, blank wall.

N/A
N/A
High
Priority
High
Priority
High
Priority

It was pointed out that the applicant is already
addressing this requirement.

High
Priority
High
Priority
N/A

Mr. Lien reminded the Board that street trees
would be required.

E. Landscaping
1. Reinforce existing landscape character of
neighborhood
2. Landscape to enhance the building or site
3. Landscape to take advantage of special site
conditions

It was noted that there are no special site
conditions.

Mr. Miller asked if the Board would prefer that he provide an actual model of the proposed development. The Board
agreed that a computer-generated model that is available electronically would be helpful.
The Board discussed potential dates for the Phase II hearing and tentatively scheduled it for June 21st at 7:00 p.m. Mr.
Lien indicated that he would need all of the applicant’s materials by May 29th in order to prepare for the continued
hearing on June 21st. He would prefer that the materials are submitted as early as May 22nd.

Exhibit 2

Architectural Design Board Meeting
Minutes of Regular Meeting
May 3, 2017
Page 17 of 18

Attachment: PLN20170016 Phase2 Staff Report with Attachments [Revision 1] (2162 : Phase 2 District Base Design Review for Graphite Studios

6.1.a

Packet Pg. 158

BOARD MEMBER GUENTHER MOVED THAT THE HEARING BE CONTINUED TO A FUTURE DATE.
BOARD MEMBER BROADWAY SECONDED THE MOTION, WHICH CARRIED UNANIMOUSLY.
CONSOLIDATED PERMIT APPLICATIONS (No Public Participation):
There were no consolidated permit applications.
ADMINISTRATIVE REPORTS/ITEMS FOR DISCUSSION:
There were no administrative reports.
ARCHITECTURAL DESIGN BOARD MEMBER COMMENTS:
There were no Board Member comments.
ADJOURNMENT:
The meeting was adjourned at 9:35 p.m.

Exhibit 2

Architectural Design Board Meeting
Minutes of Regular Meeting
May 3, 2017
Page 18 of 18

Attachment: PLN20170016 Phase2 Staff Report with Attachments [Revision 1] (2162 : Phase 2 District Base Design Review for Graphite Studios

6.1.a

Packet Pg. 159

Attachment: PLN20170016 Phase2 Staff Report with Attachments [Revision 1] (2162 : Phase 2 District Base Design Review for Graphite Studios at 202 Main Street (PLN20170016))

6.1.a

Exhibit 3
Packet Pg. 160

Attachment: PLN20170016 Phase2 Staff Report with Attachments [Revision 1] (2162 : Phase 2 District Base Design Review for Graphite Studios at 202 Main Street (PLN20170016))

6.1.a

Exhibit 3
Packet Pg. 161

Attachment: PLN20170016 Phase2 Staff Report with Attachments [Revision 1] (2162 : Phase 2 District Base Design Review for Graphite Studios at 202 Main Street (PLN20170016))

6.1.a

Exhibit 3
Packet Pg. 162

Attachment: PLN20170016 Phase2 Staff Report with Attachments [Revision 1] (2162 : Phase 2 District Base Design Review for Graphite Studios at 202 Main Street (PLN20170016))

6.1.a

Exhibit 3
Packet Pg. 163

Attachment: PLN20170016 Phase2 Staff Report with Attachments [Revision 1] (2162 : Phase 2 District Base Design Review for Graphite Studios at 202 Main Street (PLN20170016))

6.1.a

Exhibit 3
Packet Pg. 164

Attachment: PLN20170016 Phase2 Staff Report with Attachments [Revision 1] (2162 : Phase 2 District Base Design Review for Graphite Studios at 202 Main Street (PLN20170016))

6.1.a

Exhibit 3
Packet Pg. 165

Attachment: PLN20170016 Phase2 Staff Report with Attachments [Revision 1] (2162 : Phase 2 District Base Design Review for Graphite Studios at 202 Main Street (PLN20170016))

6.1.a

Exhibit 3
Packet Pg. 166

Attachment: PLN20170016 Phase2 Staff Report with Attachments [Revision 1] (2162 : Phase 2 District Base Design Review for Graphite Studios at 202 Main Street (PLN20170016))

6.1.a

Exhibit 3
Packet Pg. 167

Attachment: PLN20170016 Phase2 Staff Report with Attachments [Revision 1] (2162 : Phase 2 District Base Design

6.1.a

Exhibit 4
Packet Pg. 168

Attachment: PLN20170016 Phase2 Staff Report with Attachments [Revision 1] (2162 : Phase 2 District Base Design

6.1.a

Exhibit 4
Packet Pg. 169

MEMORANDUM
To:
From:
Project:
Date:

Robert Gregg – Greg Property Associates, LLC
Matthew Palmer, PE
Graphite Art Studios, GTC #17-121
City of Edmonds Trip Generation and Mitigation
June 2, 2017

This memorandum summarizes the trip generation and mitigation analysis for the proposed
development which will consist of 13,392 Square Feet (SF) of Artist Studio/Gallery Space, 2,540
SF of Quality Restaurant, and 3 Apartment units. The site is located at 202 Main Street in the City
of Edmonds and will have a parking garage with 20 parking spaces with access off the alley on the
southwest side of the building. The site location is shown in Figure 1 in the attachments. The site
currently consists of 13,949 SF (per Snohomish County Online Property Information) of
Manufacturing for Marvel Marble.
Trip Generation
Trip generation for the proposed land uses and the existing credit is based on data contained in the
Institute of Transportation Engineers (ITE) Trip Generation Manual, 9th Edition (2012). There is no
land use identified for art studio with in ITE; however, based on conversations with the owner the
activities of the site would be consistent with those of an office building (Land Use Code 710).
There will be a reception area likely staffed from 10 AM to 5 PM. The gallery will be open to
outside artists, there will be deliveries for supplies, and the studio space will be accessible via coded
lock 24-hours a day. It was thought that each studio space could act like an individual’s office
within an office building with larger spaces for meeting rooms. The restaurant will be a quality
restaurant, LUC 931, which will likely be open only from 3 to 10 PM and might also open for
brunch on the weekends. There is a pass-by rate of 44% associated with quality restaurant identified
in the ITE Trip Generation Handbook. For the three apartments LUC 220 was utilized. Credit for
the existing use was based on manufacturing, LUC 140, as that is the use that matches the
description on Snohomish County Online Property Information. The PM peak-hour trip generation
is summarized in Table 1 and the trip calculations are included in the attachments.

2813 Rockefeller Avenue  Suite B  Everett, WA 98201
Tel: 425-339-8266  Fax: 425-258-2922  E-mail: info@gibsontraffic.com
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Table 1: PM Peak Trip Generation Summary
PM Peak-Hour
Land Use

Variable
Inbound

Outbound

Total

General Office/Art Studio

13,392 SF

3.39

16.56

19.95

Quality Restaurant

2,540 SF

12.75

6.27

19.02

Apartments

3 Units

1.21

0.65

1.86

Manufacturing (Removed)

-13,949 SF

-3.66

-6.52

-10.18

Pass-by Trips

---

-5.61

-2.76

-8.37

TOTAL

---

8.08

14.20

22.28

Mitigation Fees
The applicable traffic mitigation fees are from Table 4 of the City of Edmonds Traffic Impact
Analysis Guidelines. The 2009 Impact Fee Rate Table is included in the attachments to determine
the new fees and credit for the removed 13,949 SF of manufacturing is based on the 2004 Impact
Fee Rate Table as the previous use was permitted before 9/12/2004. There is no land use for the art
studio; therefore, general office was utilized the same as in the trip generation. Also, there is no land
use for the quality restaurant; however, there is Restaurant: sit-down. The same Trip Length Factor
(0.73) was applied to the trip generation rate of 7.49 PM peak-hour trips/1,000 SF and 56% New
Trips to calculate an impact fee of $3.06 per square foot for the quality restaurant. The traffic
mitigation fee calculation for the Graphite Art Studios is summarized in Table 2.
Table 2: Traffic Mitigation Fee Calculation
Land Use

Number of
Units

Impact Fee per Unit

Total

General Office

13,392 SF

$2.06 per square foot

$27,587.52

Quality
Restaurant

2,540 SF

$3.21 per square foot

$8,153.40

Apartments

3 Units

$776.56 per unit

$2,329.68

Manufacturing

-13,949 SF

$0.90 per square foot

-$12,554.10

Total

---

---

$25,516.50

Gibson Traffic Consultants, Inc.
info@gibsontraffic.com
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Access Analysis
The site will have access to the alley on the southwest side of the building. That alley connects to
2nd Avenue and 3rd Avenue, from there it’s anticipated there will be less than 10 new PM peak-hour
trips at any of the City intersections.
Summary/Conclusions
The redevelopment of the site would generate 22.28 new PM peak hour trips. The site has one
access point and would not be anticipated to impact any critical intersection with 10 new PM peakhour trips; therefore, off-site mitigation should not be required. With the credit for the previously
permitted use the traffic mitigation fee would be $25,516.50.
Attachments (A-1 to A-10)

Gibson Traffic Consultants, Inc.
info@gibsontraffic.com
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13.392 KSF
2.540 KSF
3 units
-13.949 KSF

General Office
Quality Restaurant
Apartment
Manufacturing
Totals

ITE
LU
code
710
931
220
140
11.03
89.95
6.65
3.82

Trip
Rate
50%
50%
50%
50%

%
IN
50%
50%
50%
50%

%
OUT
148
228
20
-53
343

In+Out
(Total)

% of
Gross
Trips
0%
0%
0%
0%

Trips
In+Out
(Total)
0
0
0
0
0

Internal
Crossover

148
228
20
-53
343

In+Out
(Total)

TOTAL
% of
Ext.
Trips
0%
44%
0%
0%
0
100
0
0
100

In+Out
(Total)

PASS-BY

% of
Ext.
Trips
0%
0%
0%
0%

0
0
0
0
0

In+Out
(Total)

DIVERTED LINK

148
128
20
-53
243

In+Out
(Total)

NEW

0
50
0
0
50

In

0
50
0
0
50

Out

PASS-BY

0
0
0
0
0

In

0
0
0
0
0

Out

DIVERTED
LINK

74
64
10
-27
121

In

74
64
10
-26
122

Out

NEW

NET EXTERNAL TRIPS BY TYPE
IN BOTH DIRECTIONS
DIRECTIONAL ASSIGNMENTS
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VARIABLE
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LAND USES

Gross Trips

Trip Generation for: Weekday
(a.k.a.): Average Weekday Daily Trips (AWDT)

Graphite Art Studios
GTC #17-121
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Packet Pg.
A 174
-2

13.392 KSF
2.540 KSF
3 units
-13.949 KSF

General Office
Quality Restaurant
Apartment
Manufacturing
Totals

ITE
LU
code
710
931
220
140
1.56
0.81
0.51
0.73

Trip
Rate
88%
50%
20%
78%

%
IN
12%
50%
80%
22%

%
OUT
21
2
2
-10
15

In+Out
(Total)

% of
Gross
Trips
0%
0%
0%
0%

Trips
In+Out
(Total)
0
0
0
0
0

Internal
Crossover

21
2
2
-10
15

In+Out
(Total)

TOTAL
% of
Ext.
Trips
0%
44%
0%
0%

0
1
0
0
1

In+Out
(Total)

% of
Ext.
Trips
0%
0%
0%
0%

0
0
0
0
0

In+Out
(Total)

21
1
2
-10
14

In+Out
(Total)

0
1
0
0
1

In

0
0
0
0
0

Out

0
0
0
0
0

In

0
0
0
0
0

Out

18
1
0
-8
11

In
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LAND USES

Gross Trips

3
0
2
-2
3

Out

NET EXTERNAL TRIPS BY TYPE
IN BOTH DIRECTIONS
DIRECTIONAL ASSIGNMENTS
DIVERTED
DIVERTED
NEW
NEW
PASS-BY
PASS-BY
LINK
LINK

Trip Generation for: Weekday, Peak Hour of Adjacent Street Traffic, One Hour between 7 and 9 AM
(a.k.a.): Weekday AM Peak Hour

Graphite Art Studios
GTC #17-121
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Packet Pg.
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13.392 KSF
2.540 KSF
3 units
-13.949 KSF

General Office
Quality Restaurant
Apartment
Manufacturing
Totals

ITE
LU
code
710
931
220
140
1.49
7.49
0.62
0.73

Trip
Rate
17%
67%
65%
36%

%
IN
83%
33%
35%
64%

%
OUT
20
19
2
-10
31

In+Out
(Total)

% of
Gross
Trips
0%
0%
0%
0%

Trips
In+Out
(Total)
0
0
0
0
0

Internal
Crossover

19.95
19.02
1.86
-10.18
30.65

In+Out
(Total)

TOTAL
% of
Ext.
Trips
0%
44%
0%
0%
0
8.37
0
0
8

In+Out
(Total)

% of
Ext.
Trips
0%
0%
0%
0%

0
0
0
0
0

In+Out
(Total)

19.95
10.65
1.86
-10.18
22.28

In+Out
(Total)

0
5.61
0
0
5.61

In

0
2.76
0
0
2.76

Out

0
0
0
0
0

In

0
0
0
0
0

Out

3.39
7.14
1.21
-3.66
8.08

In
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LAND USES

Gross Trips

16.56
3.51
0.65
-6.52
14.20

Out

NET EXTERNAL TRIPS BY TYPE
IN BOTH DIRECTIONS
DIRECTIONAL ASSIGNMENTS
DIVERTED
DIVERTED
PASS-BY
NEW
PASS-BY
NEW
LINK
LINK

Trip Generation for: Weekday, Peak Hour of Adjacent Street Traffic, One Hour between 4 and 6 PM
(a.k.a.): Weekday PM Peak Hour

Graphite Art Studios
GTC #17-121

6.1.a

Packet Pg.
A 176
-4

2009 - Impact Fee Rate Table

EFFECTIVE 5/1/2010

Revised on 6/24/10

E82 - Traffic Impact Analysis

Exhibit 5
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2004 - Impact Fee Rate Table

EFFECTIVE 9/12/2004

Revised on 6/24/10

E82 - Traffic Impact Analysis
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File # PLN2O17OO16
NAME OF APPLICANT:

Mary Olsen

DATE OF COURTESY NOTICE:

June

PROJECT LOCATION:

202 Main Street, Edmonds, WA 98020
Tax Parcel Number 00454800101300

9,207J

DESCRIPTION:

Application for design of a new two story building over a one level underground
garage. The ground floor will include an art institute with space for artists to create aft and a gallery for their art to be displayed. There will also be a café with indoor and outdoor seating. The second level will include more artist spaces and three
two-bedroom apaftments. District-based design review applications that trigger SEPA review are Type lll-B decisions, which
require a two-phase public hearing and decision by the Architectural Design Board (ADB). The site is located within the
Downtown Business (BD2) zone.

PROJECT

PUBLIC COMMENTS

DUE:

June 21 ,2017

Any person has the right to comment on this application during the public comment period, receive notice and
pafticipate in any hearings, and request a copy of the decision on the application. The City may accept public comments
at any time prior to the closing of the record of an open record predecision hearing, if any, or, if no open record
predecision hearing is provided, prior to the decision on the project permit. Only parties of record as defined in ECDC
20.07 .003 have standing to initiate an administrative appeal.
Information on this developrnent application can be viewed or obtained at the City of Edmonds Development Services Department, 121 - 5th Ave. N, Edmonds, WA 98020. Office hours are Mondays, Tuesdays, Thursdays and Fridays from 8:00 a.m. to
4:30 p.ln., and Wednesdays from 8:30 a.ln. to noon or online through the City's website at https://permits.edmonds.wa.us/
citizen. Search for permit PLN2017001 6.

Phase

s, WA 98020.

City of Edmonds
Development Services Department
Planning Division
121 5th Avenue North
Edmonds, WA 98020

Proiect Planner: Kernen Lien. Senior Planner

'

Kernen.tienóedmondswa.gov
425.771.0220
www.edmondswa.gov

NOTE: This courtesy notice was mailed to owners within 300 feet of the site, posted on site, and posted at
tñãFubtic Safety Cómplex, Library, and at City Hatt.
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!Ët

FF

-

SCBC PttC

Architecture I Engîneering

543 Moin St, Suite l0ó
Edmonds, WA 98020

Sqve lhe Mqrvel Morble Building:

here we go ogoin. The stewords of the city, foiled recently in protecting,
renovoting ond repurposing our old post office. Now the Morvel Morble building is
being threotened with demolition ond replocement by onother mixed use building.
The Morvel Morble building is o neot funky pori of our City's fobric. There is no reoson,
this building connot be renovoted ond repurposed. I recently sow some photos of
ihe Mcrrvel Morble building in eorlier doys, with its Notive Americon detoiling, it would
definitely be o good fit for our eclectic city. Those eorly photos, thot I sow on o recent
visit to Morvel Morble, should be mqde ovoiloble to the public, so they con get on
ideo of whot o potentiol renovotion might look like.
It seems like

proposed new building on the other hond, like the mixed use thot is going up
where the old Post office wos, is o dime o dozen, ond could go up in Lynnwood, or
Kirklond or Bellevue. There is nothing speciol obout it, ond it does noi soy Edmonds in
the leosl. Whot's next toking down the theoter or the Beeson building or onother of
the buildings thot hove been oround downtown for o long fime. How con we protect
our city's history ond texture from developers just looking to moke money? I hove my
office downtown becouse of the eclectic I ond 2slory buildings on Moin St ond 5th
Ave. Folks like to wolk oround downtown becouse of the funky shops ond buildings. lt
is o sod doy when the City stewords ollow onother mixed use condo to get onto
Moin Street of the downtown core.
This

recently come upon o wikipedio orticle for the City of Snohomish. The orticle
stotes "ln 1973 the city odopted o Historic District Ordinonce protecting historic
buildings ond structures from inoppropriote olterotions ond demolitions ond
encouroging the design of new construction in keeping with the district's historic
chorocier.
Why con't the city odopt o similqr ordinonce ond protect those buildings thot
form the business district on Moin St ond 5t'Avenue?
I

There is o photo in the Edmonds Historic Commission Preservotion Guide....the
coption reods "Builf in 1890, the Bishop Hofel of Second ond BellSfreef wos fhe
first hofelin Edmonds. Over the years if wos known os fhe Sfevens Hotel, Olympic
View Hofel ... Sodlv it wos forn down in 1975." Will the Morvel Morble Building just
be onother photo in thot guide wilh o similor coption....o testoment of the
inobility of the City to protect its importont buildings?
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!"il

PLLC

We ore sending the wrong messoge for our quoint, funky town when we ollow
developers come in ond teor down o building which is on importont port of the
topestry of downtown Edmonds, for their own finonciol goin, of the expense of o
piece of the City's soul.
Lets stop the modness

ond restore, renovote ond repurpose the Morvel Morble

building!

Sincerely,

fur;,Ð[ rwl E, se
/,..r.

Brian E. Moll, P
- SCBC, PLLC.

Principal-in-Charge

FF
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Lien, Kernen
Brian Moll < brian.moll.se@gmail.com>
Friday, May 19, 20L7 4:L7 PM

From:
Sent:
To:

Lien, Kernen

Brian Moll
Re: Marvel Marble building Project
BaconsGarage-photoL 600dpi jpg; BaconsGarage-photo2 600dpi

Cc:

Subject:

Attachments:

jpg

Hi Kernen,
I understand you read my letter into the Record at the Architectural Review board meeting. That is much
appreciated. I was able to meet with Katie from the museum this week and she found some old photos of the
original building ..."Bacon's Garage". I have attached them here. When I am talking about restoration this would
be what I am referencing. These might make a good addition to the record as well.
Best Regards and TGIF
-Brian

Brion E. Moll PE,SE
Principol-in-Chorge
SCBC Engineering PLLC
AE Progrom

Monagement I Sfrucfurol Engineering

543 Moin St. , Suite l0ó
Edmonds, WA 98020

brion.moll.se@gmoil.com
www.sc bcenglneering.com
Ph 425.745.9926 (C 206.351.2217)

On Wed, May 3, 2017 at 3:08 PM, Brian Moll <brian.moll.se@gmd wrote:
Hi Kernen,
My daughter has atrackmeet that starts shortly and it will most likely go past 7 like they normally do. I wrote
the attached as far as my public opinion on the Marvel Marble project and if possible would like to make it part
of the record for this evenings Architectural review board meeting.
Best Regards
-Brian

Brion E. Moll PE.SE
Principol-in-Chorge
SCBC Engineering PLLC
AE Progrom Monogemenf

I

Structurol Eng¡neeríng

543 Moin Sl. , Suite l0ó
Edmonds, WA 98020
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Ph 425.74s.9926 (C 206.351.2217J

On Tue, I|l4ay 2,2017 af 4:27 PM, Brian Moll <brian.moll.se@gmd wrote:
Hi Kernen,
From a public comment standpoint, I do not know why this building is not being renovated. I recently saw some
neat old photos of it, with its Native American detailing. I feel as if the City stewards have not be doing a good
job recently at protecting those buildings that are integral to the fabric and soul of Edmonds. The old post
office, is a perfect example and was another lost opportunity for renovation. To be frank, I feel we need another
mixed-use condo like we need a hole in the head.....so to speak. People come to downtown Edmonds to enjoy
the eclectic mix of funky buildings and shops. They don't come here for dime a dozen mixed use condos (or
equal). We need to develop a historic district type ordinance like the City of Snohomish in order to protect our
futtky downtown before it is too late. The mixed use condos will be like a flesh eating bacteria eating away at
the fabric of our City. I would propose the Marvel Marble building façade should be renovated and restored to
match those old photographs and the building renovated to serve continued function. It would seem these old
photographs should somehow be made available so the public can see another possibility.
Best Regards

-Brian

Brion E. Moll PE,SE
Principol-in-Chorge
SCBC Engineering PLLC
AE Progrom

Monogemenf I Slruclurol Engineering

543 Moin St. , Suite I0ó
Edmonds, WA 98020

brion.moll.se@gmoll.com
www.scbcengineeilng.com
Ph 425.745.9926 (C 206.351.2217)

On Wed, Apr 19, 2017 at3:46P}l4, Lien, Kemen
H

<Kernen.Lien@edmon

wrote:

Bria rì,

You can see the application materials via the City's online permit webpage at this link. Looks under the Associated Files
sections for the plans.

Let me know if you have any other questions
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Kernen Lien
Senior Planner
City of Edmonds I Development Services Department
Kernen. Lien@edmondswa.gov
425-77L-O22O xL223

From : Brian Moll fmailto : brian.moll.se@qmail.com]
Sent: Wednesday, April 19, 2017 L:34 PM
To: Lien, Kernen
Cc: Brian Moll
Subject: Maruel Marble building Project

Hi Kernen,

I was passing by the Marvel Marbel building and noteda land use action sign. I saw your name on the sign.
How can I find out more information on that proposed project? I would be interested in seeing what has been
submitted.

Best Regards

-Brian

Brion E. Moll

PE,SE

Principol-in-Chorge

SCBC Engineering PILC
AE Progrom

Monogement

I

Slrucf urol Engineering

543 Moin St. , SuiÌe l0ó
Edmonds, WA 98020

brion.moll.se@smoll.com
www.scbcenglneering.com
Ph 425.74s.9926 (C 206.351.22171
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6.2

Architectural Design Board Agenda Item
Meeting Date:

06/21/2017

Public Hearing on Mietzner Brothers Properties, LLC proposal to construct eleven (11) new detached
single-family homes located at 8609, 8611 and 8615 244th St SW. (File No. PLN20170017)
Staff Lead:

Brad Shipley

Department:
Prepared By:

Planning Division
Diane Cunningham

Background/History
See attached staff report
Staff Recommendation
Staff recommends approval of the proposal with the attached recommended conditions.
Narrative
See attached staff report
Attachments:
Ex. 1: Staff Report +Attachments
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CITY OF EDMONDS
L21 5'h Avenue North, Edmonds WA 98020

Phone: 425.77L.O22O

.

c.

r Web: www.edmondswa.sov
r PLANNING DIVISION

Fax: 425.77!.0221

DEVELOPMENT SERVICES DEPARTMENT
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PTANNING DIVISION REPORT AND RECOMMENDATION
ARCHITECTURAL DESIGN BOARD

(l 1 ) Two-Story Detoched
PlN20170017

Prolect:

Eleven

File Number:
Dote of Report:

June I

2

Single Fomily Homes

17

Stoff Contoct:
Bro

Pley
Associote Plonner

Public Heoring:

Edmonds Public Sofety Complex: Council Chombers

250-5'h Avenue N,

t.

Edmonds,

WA 98O2O

SUMMARY OF PROPOSAL
The applicant is proposing to construct eleven (11) new detached single-family homes with
attacbedgarâges. The subject site consists of three (3) parcels zoned multi-family residential
(RM-2.4) in southwest Edmonds.

DESIGN REVIEW PROCESS
General desþ review applies to all ateas of the city not specifically desþated for districtbased desþ review. The subject site falls under general desþ review.
Pursuant to ECDC 20.1 1 .01 0(A), the Âtchitectutal Desþ Board (ADB) shall teview all
proposed developments that require a State Environmental Protection Act (SEP,A.) thteshold

determination.
The ABD shall review the proposed development for compliance with applicable codes and
Comprehensive Plan desþ guidelines and adopt the frndings ¿nd conclusions of this staff
report along with any modifications of existing conditions or subsequent conditions.

SEPA THRESHOLD DETERMINATION
Review under SEPA is required for this project because the ptoject exceeds four (4) singlefaml7y units. The applicant submitted a SEPÂ checklist for the project (attachment B) and
the City determined that the requirements for environmental protection have been
adequately addressed. A SEPA threshold determination of non-significance pNS) was
issued on May 2,201,7 (attachment 5).
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IV.

TECHNICAL COMMITTEE
This application was reviewed by Snohomish County Fire District#1. and the Engineering
and Building Divisions of the Development Sewices Department'
Snohomish County Fire District #1 identified sections of the International Fire Code that
apply to the project (attachment 6). Compliance with fte code requitements will be verified
through building permit review.
The Engineering Division provided cofirments tegarding a requirement fot frontage
improvements and potential stomwater issues (attachment 6). The applicant ptovided
response to the Engineering Division's coinments addressing the stormwater issues.

a

Subsequently, Engineedng provided â memo of compliance (attachment 6). Approval of the
desþ review phase of the project does not constitute approval of the imptovements âs

shown on the submitted plans.
The Building Division determined the project would not affect their department.

V.

DEVETOPMENT CODE AND COMPREHENS¡VE PLAN ANALYSIS
ECDC 16.30 - Multi-Fomíly Resídentic,l Zone (RM-2.4)
ECDC 16.30.010 Uses
Single famtly dwellings arc a permttted pdmary use within the RM zone.
ECDC I ó.30.O3O Developmenf Sfondords

Subdistrict

RM-2.4

Minimum
LotArca
per
Dwelling
Unit (Sq.
Ft.)
2,400

Minimum

Minimum

Minimum

Sfteet
Setback

Side

Setback

Reat
Setback

/5'

10'

/5',

Ileight

Maximum
Covenge

25"

45%

Maximum

Roof onþ mE exrendfuefeet aboue the stared height limit if allportions of the roof aboue the staTed heighr
linit haae a slope offour inches in / 2 inches or grealer.

Staff Findings: The proposal meets density, setback, heþht, and lot coverage standards.
Some units have patios that extend into the side and rear setbacks; however, pursuant to
ECDC 16.30.040(C)(2), uncovered and unenclosed porches, steps, patios, and decks may
project into a required setback not mote than one-third of the required setback, ot fout
feet, whichever is less; provided, that they are no more than 30 inches above the ground
Ievel at any point.

ECDC t 7.5O.O2O - Off-Street Porking Regulotíons
Two (2) parking spaces are required for each unit. The parking requirement is met through
attached two-cat garages for each unit.
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ECDC 2O.l I - Generol Desígn Revíew
-ADB is required to review desþ review applications that trigger SEPA. ECDC 20.1,1,.030
lists the ctiteria for building desþ and site treatment.

ECDC 20.11.030(A) Building Design. No

one architecrural

sflle is required. The building shall

be

designed to cunþb wìth the purposes of this chaprer and To auoid conflict with the existing and planned
character of the nearbl area. A// elemenß of bailding deszgn shallþrm an inlegrated deueloþment,

harmonious in scale, line and mass. The þllowing are includtd as elemenTs of baiÌdìng design:
/

. All

exrerior building componenTs, incløding windows, doors,

eaues, and

parapets;

Staff Findings: Building components are harmonious with the existing charzcter of the
neaù>y area.

2.

Colors, which should aaoid excessiue brilliance or brightness except where That woøld enhance

The

characnr ofthe area;

Staff F'indings: The proposed colors scheme avoids excessive brilliance or btþhtness
(attachment 4).

3.

Mechanical eqøþmerur or oTher uriliþt hardware on the rooJ grounds or buildings shoald be screened
from uiewfrom lhe street leuel;

Staff Findings: Details regarding the location of mechanical equipment were not provided
with the desþ review application; howevet, due to the single-family nature of the project,
mechanical or othet utility hardware wül likely be placed within each unit.

4.

I--ong massiue, unþroken or monotonous buildings shall be auoided in order to compþ with the
of rhis chaþTer and the design objecriue: of the comprehensiae þlan.

pilrpls$

Staff Findings: The buildings are detached single-family units.

5.

Allsigns should conform lo lhe general

design thene of the deueloþment'

Staff Findiflgs: The proposed development does not currently propose any signage. All
signage will be teviewed under the subsequent building permit.
Stâff finds the project is consistent with desþ guidelines contained within ECDC
20.11.030(Ð

ECDC 20.11.030(8) Site Tteatment
The

starTingþoiúþr

The existing character of the sin and the nearblt area should be

rhe design of the building and

all site treatment.

The

following are elements of

siTe

lrealmenl:

l.

Grading
exi:ts.

uegetation remoaal and other changes tu tbe sire shall be

I-,crrge

cut

andfill and imþeraious safaces should

ninimiryd

where ruatural beaall

be aaoided.
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Stâff Findings: A majority of the site is currently developed with three (3) single-family
homes, a carport, and a detached garage. Road and building sites will be cleared, graded, and
compacted as necessary to achieve proper grading ffansition, dninage, and strrctural
stability. -Approximately 1.,092 CY of material will be cut and 7,220 CY will be used for fill.

2.

I-^andscape treatmenT shall be prouided to enhance rhe building desþn and other ¡ite improuements.

Staff F'indings: Interior landscaping softens the appearance of parking are

3.

Landscape Treatment shall

be

prouided to

bffir

s

the deuelopmentfrom sarroundingpropertl where

conflicf malt resuh, such as þarkingfadlities nearlard spaæs, slreels or residenlial units, and
ffirenr bailding beights, design or color.

Staff Findiflgs: Landscaping provides for visual buffers to

4.

alL adiacent

L"øndnaping rhat could be danaged þt pedestrians or aehicles should

similar

be

properties

þrorectud b1 carbing or

deuices.

Staff F'indings: Landscaping occurs primanly around the perimetet of the development and
in-between buildings; conflicts between landscaping and pedestdans or vehicles are not
likely.

5.

yards, and olher areas wbere lrash or liTler mal aaamulale, shall be screened
orfences or walls which are compaTibk wilh nalural materials.

Seraice

Staff Findings: No service yards are proposed. Gatbage c fls
gâfages.

^re

wiTh

þlanring

to be kept in private

6. All sneening should be ffictiue in the winTer as well as hhe sømmer.
Staff Findings: No significant seasonal changes to the effectiveness of screening; of the ttees
ptoposed for the perimeter, 85-percent âre evergreen.

7.

Marerials suclt as wood, brick, slone andgrauel (as
s u b s ti m n

d fo r p la n ri ng i n are as

u

n sl¿i t a b le

opposed

to asphah or conrele) na1

be

Í0 r þ la n t gro w rh.

Staff F'indings: Not applicable.

8.

minimum necessaryþr safetl and rccurit1l Exæssiae brightness .rhall
be aaoided. All lighting shall be low-rise and directed dowruward onto the site. Ligbting standards
and pafierns shall þe compatible with the ouerall design theme.

Exterior lighttng shall

be the

Srâff Findings: Four (4) exterior lights are proposed pet unir one (1) light on either side of
the gange, one (1) entry light, and one (1) rcx patio light. Exterior lighting placement can
be referenced on the building plan sheets (attachment 4).

Sraff finds the proposal is consistent with
20.11.030(8)

desþ

guidelines contained within ECDC
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ECDC 20.11.030(C) Othet Cdteda.
/

.

Conmuni4t facilities and public or quasi-public improuements sboald noT conflict with the extstìng
andplanned charaøer ofthe nearblt area.

Staff Findings: The proposed building is not a community facrltty

2.

Streetfurnitøre (inclading þut not limited to benches, light standards, utìlitl poles, newsþaþer
stands, bat slte/ters, p/anlers, rrffic szgns and signa/s, gøardrai/s, rockeries, walls, mail boxes, fre
hldranß and garbage cans) should be conparibk with the existzng and planned character of The
nearblt area.

Staff Findings: No specific stteet furniture is proposed or required.
ECDC

20.13

-

londscope Requíremenfs

Type II landscaping is required on all sides that border adjacent lots and Type III
landscaping is required for interior landscaping between buildings. The ADB is allowed to
interptet and modi$' the requirements pursuant to ECDC 20.13.000.
Stâff Findings: Per the associated landscape plan (attachment 5), Type II and Type III
landscaping is provided for according to ECDC 20.13.030.
Comprehensive Plon lJrbon Design Obiecfives

Dnigo

Obiectives for Site Design.

The deueloþnent ofparking lots, pedestrian walkway and

tandscapingfeatures is an inregralpart ofhow a buildinginleracls witlt its site and its surrounding
enaironment. Good design and site planningimproues aness lry þedestrians, bigtcles and aulomobiles,
ninimirys pofenilal negafiue impacts lo aQacenl deuelopmenl, reinþrces lhe characîer and acfiuifies within a

district and builds a lzllre cohe¡iae and coherenl þhltsical enaironmenT.

A.1

Vehi¿ular Anvs¡. Reduce the nømber¡ and width of driuewajts þurb cats) in ord¿r to inproue þedestrian,
birycle and aato søfery.

A2

l-^ayur of Parking. L,ocating bøildtngs in proxinifl to the $reet rofødliture
heþ dcfne

the street edge.

Parking shoøld

be

direct

pedutrian

acce¡s

and

plaæd to the sidt and rear.

Staff Findings: One (1) consolidated ingress/egress is provided for from 244'h St. S!7.
Outdoor guest parking is proposed between buildings, not along the street frontage.

A.t

Conneclion¡ On- and Oftite. Duign ¡ite øcces¡ and circulation within and between siles lo enrvarage
linkøgu for ped.e$rians, uehicle¡, ønd birycles. Speñal amnüon ¡hoald be þaid to þrouiding ønd
imþroui n¿ connectio n¡ lo lra nsiÍ.

Staff Findings: Transit stops are located apptoximately 150-ft from the subiect site and are
accessed fiom the existing sidewalk via the proposed driveway.
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A.4

BaildingEntry l-ntation. Building entrie¡ ¡hoald
be orientud ro

be configøred to þrouid.e clear entry

poinh to buildingt,

pede¡trian walkwryt /pathwalt, and mpport the oaerall intent of the $reeßcape
at the entry for gathering or sealing h desirable þr resid¿nlial or mixed ø¡e bøildzngt.

enaironmenT. Spaæ

Staff Findings: Building entries face the interior of the project and are not odented to the
street. Additionally, buildings a$acent to the stteet have few side windows and provide little
visual interest. Landscaping will help to enhance the visual character of the streetscape;
however, the proposal does not provide space for gathering or sitting.

A.5

Setþøck¡. Create and mainrøin the landscøþe and ¡ite characteristic¡ of each neighborhood areø ønd
prouide a clmmzn $reetfrontage flin¿eøch ¡ile lo it¡ neighbor. Setbacks ¡hould þe øþþropriøtu ro rhe

duired sfreettcaþe,prouidingfor Tran¡ilion areæ belween þøblic ¡treets andpriuate baildingentrie¡ where
ø uariefit of actiuitiu and amenitie¡ can lccar.

Staff Findings: Project meets the setbacks requitements for the zone.

A.6

Open Spøæ. For re¡idential serilngt, neate green tpacu to enhance the ui¡aal artibatet of the deueloþnent
play rcøting and other actiuiîie¡.

ønd prouide placesfor interaclion,

Staff Findings: Open spâce or green space is provided in the reat yard and on the side of
buildings. The space provided is narrow, approximately S-feet in width, and not conducive
for encouraging play or interaction.

A.7

Bailding/ Site ldentiE. Improue þedeúrian acc€.,.r and walt-fnding
nlors, møteriah and indiuiduality of baildn¿t.

Staff Findings: The proposal provides two (2) model types.
building form and choice of materials are tepetitive.

A.8

lYearher Protection. Prouide nuered walkwa1t and entriu

b1

prouiding uariefl in baildingfonn¡

'V7hTe

the colots vary slightly, the

þr þede¡trian wealher þroteclion.

Staff Findings: Covered entries are provided.

A.9

Lighting. Prouide ødequate and approþriare illømination in all area¡ used þt automobile¡, birycles and
sþaces
þede$rians - inclading bailding enlries, walkwalts, parking areas, circulalioil øreas and other open
- fo rapþort actiuiE and tecarifl.

Staff Fifldings: Four (4) exterior lights are proposed per unit one (1) light on either side of
the garage, one (1) entry light, and one (1) rear patio light. Exteriot lighting placement can
be referenced on the building plan sheets (attachment 4).

A.10

Signage. Encoarage ignage thaî prouides clear inþrmarion and direction

for þroþerties and ba¡ine¡¡e¡

while þreuenting the streeficaþe from becorning clafiered. Encoarage rhe ase ofgraphir and
ignøge to wþport rhe citlt's emphasis on aniquenets and lhe arts.

ynbols ìn

Stâff Findings: No sþage proposed at this time.
A.1

/

Site Utilitie¡, Storage, Tra¡h and Mechanical Slstemr MininiTe lhe noise, odor and uisual impacts of
øtilit1 gtstens øing søch feataru as landscaping baildingþrzt or integrated duign.
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Staff F'indings: Garbage câns are to be kept inside the garages
A.1

2

Integrøting Site Featare¡. Integrare natøral landscape featøres ønd aniqae landfonu
into ite duign wheneuer posible.
oarcropþings or signifcanr tuee¡

-

wch at rockj

-

Staff Findings: No significant lot site features exist.
A.1

3

Lønd¡caþe Baffers. Ute lønùcaping and/ or otherfealøret vch as fencu to maintain þriuagt and create a
uisaal børrier beTween innmþatible ate¡. The¡e bffiring techniqau shoøld aho be a¡ed to nften hard
edgu þach as rhe þerimeters ofparking /oß) and reinfonv þede$rian walt and circølalion roale¡. Nariue

planfi and rain gørderc thoald

be

pronoted as altematiue¡ lo /awn¡ and ranof relention area¡.

Staff Findings: Landscaping is ptovided for pursuant to ECDC 20.13.

Design Objectives fot Building Form.

Building heigbt and modularion guideÌines are essential lo

in buildingforms, minimiqe shadows cast b1 Taller buildings upon rhe pedestrian areas and to
ensare compliance with policies in the citlI Comprehensiue Plan. ProTecring uiews fron public parks and
building enlries as well as streel uiews To lhe mounTains and Paget Soand are an imþorlanÍ þart of Ednond:
creare diuersiTl

character and arban fomt.

A./4

BuildingForm. Encourage

new construclion lo auoid repefifiue, monolonous baildingforrns.

5

Massing. Reduæ rhe apparent bu/,þ. and mass of baildings b1 encouraging haman scaÌe elements
in building design and/or þt subdiuiding bailding masseî aerricalþ or horiqontalþ.

A.16

Roof Modularion. Use roofforms ro heþ idenrtjt diferent programs orfunctional areas within
rhe building and support dffirentiation of buildtngform and massing. Roof design, in
combination with walÌ modulation, can allowþr additional light to enter building: orpedestrian

A./

spaces.

A.17

lWall Modulation. Varialion in maîerials, decoraliae elemenls, or ofherfeafures should þe
employd ro support pedesTrian scale environmenTs and slreetscaper, 0r l0 heþ break up large
ltuilding masseî ro keeþ in scale with the surounding enttironmenl.

Staff F'indings: Two (2) model types are proposed. There is litde vaitation within the
development. Roof modulation is typical of single-family development.

Design Obiectives fot Building Façade.

Buildingfacade objecTiues ensure that rhe exterior of a
bailding- rhe þoúion of a bøilding thar defnes The character and ùsual aþpearaTtce of a plaæ is of high
qualitlt and demonstraTes the sTrongsense ofplace andintegri4t aalued bl The residents of the Ciry of

-

Edmonds.

A./

8

Buildin¿Façade Design. Encourage baildingfaçades rhaT reinforce the aþþearance and
consistency of streeßcape patterns while supþorfing diuersitl and identiE in buildtng destgn.

A./

9

ll/indow Variegt and Aniculation. Use window siry and placement to heþ defne

the scale and

character of the bailding. Use the organiqation and combinations of window flpes To reinforce rhe
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slreelscape characler or lo proaide uarialion

in afaçade,

as weÌl as prouide light and

air lo lhe

bailding interior.

A.20

Variarion in Facade Materials. Emplo1 aarialion in

maTerials, colors or design elemenTs on

buildingfaçades to heþ defne the uale and sryle of rhe structure. Variation infaçade materials
can heþ reduce the aþparenr bulk of larger baildings whik allowing uarie\ and indiuidaaliry of
bøilding desi¿n.

Staff F'indings: The front façade of each unit utilizes a mixture of materials þoard-andbatten, shake, and stone) to help define the style and scale of the building. The rear and sides
of each building are lap-siding with no vadation and few windows.

VI

PUBLIC NOTICE
Notice of Application and SEPA determinatiorì was published in the Edmonds Herald,
posted at the site, as well as the Edmonds Library, Public Safety Building, and Development
Sewices Department, and mailed to property owflers within 300-ft on May 2,2017. A Notice
of Public Hearing was similarþ advertised onJune 7,201.7. The City has complied with the
noticing provisions of ECDC 20.03. See attachmentT for public notice documentation'
No public comments have been received to

VII. CONCTUSION

date.

AND RECOMMENDATION

Pursuanr to ECDC 20.1.1..020,when recommending approval of proposed development
applications, the ÂDB must find that the ptoposed development is consistent with the
criteria listed in ECDC 20.1.1.130 (General Design Review), the Comprehensive Plan, and
the zoning ordinance. Based on findings, analysis, conclusions, and attachments within this
report, staff recommends that the ADB APPROVE the desþ fot the proposed
development under file number PLN20170017 with the following motion and
recommended conditions of approval:

THE, ARCHITE,CTUR-AI DE,SIGN BOARD ADOPTS THE, FINDINGS,
CONCLUSION, AND,\NALYSIS OF'THE, STAFF RE,PORT AND FINDS THE,
PROPOSAL IS CONSISTE,NT \øITH THE, COMPRE,HENSIVE, PL,{N, POLICIE,S OF
E,CDC 2O.1,O,DE,SIGN CRITERIA. OF ECDC 20.77,O3O,AND ZONING
RE,GIULATIONS AND APPROVE,S THE, DE,SIGN OF THE, PROPOSE,D SINGLEFAMILY HOME,S WITH THE F'OLLO\øING CONDITIONS:

1.

THE, APPLICANT MUST OBTAIN ALL NECE,SSA.RY PE,RMITS. THIS
APPLICATION IS SUBJE,CT TO THE RE,QUIREME,NTS IN THE E,DMONDS
COMMUNITY DE,VE,LOPME,NT CODE, AND IT IS UP TO THE, APPLICANT
TO E,NSURE, COMPLIANCE, TøITH VARIOUS PROVISIONS CONTÂINE,D
IN THESE, CODES.

2.

ADDITIONAL INTE,REST SI]ALL BE ADDE,D TO THE SIDE,,\ND RE,,A.R
\øINDOSTS IN THE, FORM OF VARIED SILL OR CASING ìøIDTHS,
MATE,RI,4.LS, OR COLORS.
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3. ARCHITECTURAL

INTERE,ST SUCH AS ADDITIONAL WINDOì7S,
VARIATION OF MATERIALS, OR DECORATIVE ELE,ME,NTS SHALL BE,
ADDED TO THE SIDE,S OF THE, UNITS WITH SPE,CIAL.AT-IE,NTION TO
STREET F'ACING FAÇADES.

4.

VIII.

CURBSTOPS SHALL BE INCLUDED FOR GUEST PARKING SPACE,S TO
KE,E,P FROM DAM,\GING I.ANDSCAPED ARE,AS.

PARTIES OF RECORD
City of Edmonds

BÅznI{alab

N.
Edmonds,IT,{ 98020

Insight Engineering Co.
PO Box 1478
Everett, ì7A. 98206

727

5'h

r{.ve

Mike Mietzner
Mietzner Brothers Ptoperties, LLC.
1,1,611Airport Road, Suite B-1
Everett, SøA 98204

tx.

ATTACHMENTS

t.
2.
3.
4.
5.
6.
7.
8.

Applicant covet lettet
Vicinity map
Land Use Application
Ptoject plan sheets
Landscape Plan
Technical Review Committee comments

Public notice documentation
SEP,{. checklist
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ATTACHMENT #1

6.2.a
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244TH ST

-

-l

COVER LETTER

The proposed project 244th St is located at 8609 244th SW, Edmonds in Snohomish County, Washington.
The site is currently developed with three houses, a garage, a shop, and two sheds. The remainder of the

site is trees, landscaping, and access drives. This proposal

is

for l-1 detached single-family dwelling units

on one 0.90-acre lot.
Zoning
The standards for RM 2.4 are being followed for this project. The minimum number of square feet per

unit is 2400. The lot is 39,01-2 square feet. Thus, the maximum number of units would be 1-6. As
previously stated, this proposal is for L1- units, which is well within the limit. The setbacks shown follow
the zone, with 15 feet at the rear of the lot, L0 feet at the sides, and L5 feet at the front. The building
height has a maximum of just under 29 feet. While the standard maximum height is 25 feet, per ECDC
16.030.4(1), a building may have an additional 5 feet of height if all the roof above 25 feet has a slope of
at least 4 inches in 12 inches of greater. Per our attached building elevations, this condition will be met,
thus our buildings follow the code. The buildings as shown cover 14,579 square feet, or 3737% of the
lot, below the maximum lot covera ge of 45%. ln addition, while some of the units have patios that
protrude into the setback area, these never protrude more than 40 inches, or 3.33 feet, in the case of
the side yards, or 4 feet in the case of the rear yard.
Parkins
Each unit has

two parking spaces, provided per

ECDC

17.50.020.4. ln addition, L0 guest spaces have

been provided.

[andscapins
Landscaping has been provided per the landscaping code, see the landscape plan. While, because of all

the units being on one lot, the project needs to file under multifamily/townhome, in spirit, it is a singlefamily development. lt is not a super-dense project. The homes will be two stories high. Thus, because
of these factors, type ll landscape buffers have been provided on all sides that border other lots, with
type lll landscaping between the buildings and the street.
Comprehensive Plan
This proposal is in the spirit of the goals of the residential policy of the comprehensive plan. The
proposal does not impose upon the view of others, being only two stories high. The site presents few
environmental constraints. Finally, every effort is being made to harmonize the proposal with the
existing neighborhoods around it. ln addition, this proposal could be considered infill, given the site's
current zoning versus its current use.

P.O Box '1478
F:

o Everett, WA 98206 t

425.303.9362

.
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cuts to the public sidewalk. Established setbacks have been followed, buildings are oriented toward the

internal street, and landscaping has been used to soften sharp edges around the site.
Overall, this letter demonstrates that not only does the proposal meet zoning requirements; it also
meets the intent of the code and the comprehensive plan.
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ARCHITECTURAL DESIGN NARRATIVE
FOR
244TH ST. PROJECT
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SUBJECT PROPERTY:
The subject Property is located at 8609, 8611 and 8615

-

244th St. SW. in Edmonds, WA.

VOLUME/MASSING:
Please refer to the proposed Building Plans. Also refer to Google Maps. The proposal is for 11
detached single-family 2-story residential homes, spaced between l0 and 14 feet apart. Setbacks
are 15' to the north, 15' to the south (244th St. SV/), 10' to the east and west. The 3 home types
are 29' ,32' and 42' wide units. They vary in length from 39' to 44' . These homes are only 2story and are therefore height-weight proportionate. In comparison to the surrounding

neighborhood I would describe the volume/massing of the proposed project as "Medium". The
homes to the west and north of the subject property would be described as low volume due to
their larger single-family lot sizes. The apartment complex adjacent and east of the subject
property would be described as High Volume due to the length of the multi-family structures.
The Volume/lvlassing of the subject property is therefore Medium in comparison to the
surrounding properties. The Volume/Massing of the proposed project is in my opinion within
reason and not offensive.

BUILDING ELEVATIONS:
Please refer to the proposed Building Plans. These illustrate building massing and openings,
materials and roof forms. Please also refer to the Exterior Paint Colors demonstrating a variety
of paint and stone work choices.

LIGHTING PLAN:
Please refer to the proposed Building Plans for location of exterior lights. There will be 2 lights
at the Garage (1 on either side of the garage door), an entry light and an exterior light to afear
patio.. These are the standard new construction lights with standard intensity of illumination for
residential pulposes. Interior lighting will also be standard for residential homes.
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ATTACHMENT #2
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City of Edmonds
Land Use Application
I
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COMPREHENSIVE PLAN AMENDMENT
CONDITIONAL USE PERMIT

!
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u

HOME OccUPATIoN
FORMAL SUBDIVISION
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SHORT SUBDIVISION

!
!
!

LoT LINE ADJUSTMENT

€LN2.Ctt?
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pEE

æÍþoNe G-ft- 2. T
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ÞC)
!
E FIE Ú STAFF tr PB FADB

STREET VACATION

!

REZONE

u
n

SHORELINE PERMIT
VARIANCE / REASONABLE USE EXCEPTION
OTHER:
TS

PROJECT NAME (IF APPLICABLE)

CC

A PABLIC RECORD

'

244th st.

PRopERTy

Ownen Mietzner Brothers Properites, LLC

Aoon¡ss

11611 Airoort Road,

PHoNE# Ø25)212-2490

B-1. Everett. WA 98204

FAX# ø25\ 212-2243

E-rr,ten mikem@mietznergroup.com
TAXACCOUNT#

l¿n

s 152 5 .Ao RECEIPT#

HEARTNcDATE 4f

PLANNED RESIDENTIAL DEVELOPMENT
OFFICIAL STRXET MAP AMENDMENT

t:Ì

¡

F1LE#

004633031oo102

-11-tWp. -?7 N-RNC.
USE (ATTACH COVER LETTER AS NECESSARY)-

00463303100103,00463303100105,

SpC.

04 E

DESCRIPTION oF PROJECT OR PROPOSED
Proiect is to construct 1 1 units on âDoroximatelv 0.88 acres.

DESCRIBE

How THE

PROJECT MEETS APPLICABLE CODES (ATTACH COVER LETTER AS NECESSAR

Ánnppcq
E-MAIL

PuoNe# Ø25)212-2490

LLC

APPLICANT Mietzner Brothers

1161 1 Airoort Road. Suite B-1. Everett. WA 98204

m

F

roup.com

¡x#

Ø25\ 21

CoNrACr PtrRSoN/AcENr Brian Kalab, P.E. / lnsight Engineer¡ng Co. PHoNE # (425) 303-9363
ADDRESS

P.O. Box 1478.

WA 98206

Fex#

E-MArL brian(Oinsiqhtenq¡neerinq.net

(425) 303-9362

The undersigned applicant, and his/her/its heirs, and assigns, in consideration on the processing of the application agrees to
release, indemnifu, defend and hold the City ofEdmonds harmless from any and all damages, including reasonable attomey's
fees, arising from any action or infraction based in whole or part upon false, misleading, inaccurate or incomplete information
fumished by the applicant, his/her/its agents or employees.
By my signature, I certiô' that the information and exhibits herewith submitted are true and correct to the best of my knowledge
as listed below
and that I am authorized to file this application

ooruV-/f'/7

SIGNATURE OF APPLICANT/AGENT

¿/^

I,
is a true
that the
subject land use application, and grant
subject property for the

certif, under the penalty of perjury under the laws of the State of
correct statement: I have authorized the above ApplicanlAgent to apply for the
for the public officials and the staff of the City of Edmonds to enter the
to this application.
DATE

SIGNATURE OF

v-t1-t+

(42s) 77 t-0220.
Revised on 8/22/1 2
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244th Street Project

Exterior Color Schemes
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Scheme #L

Trim/Gutters Traditional

Main Virtual Taupe

Accent VanDyke Brown

Front Door -

sw7039

sv/7041

slv7020

Cream

Black Fox

Eldorado - Nationwide
Cliffstone Lantana

Scheme #2

Main Adaptive Shade

Accent Suitable Brown

Front Door Tricorn Black

Trim/Gutters Traditional

sw7053

sw7054

sw6258

Cream

Main Portobello

Accent Latte

Front Door -

Black Fox

Trim/Gutters Traditional

STV6102

sw6108

sw7020

Cream

Eldorado - Nationwide
Stacked Stone Castawây

Scheme #3

Eldorado - Russet Mountain
Ledge Panels

"'

r;,. i-(rl
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Scheme #4

Main Cobble Brown

Accent Rookwood Clay

Front Door Black Bean

sv/6082

slv2823

sw6006

Trim/Gutters Traditional
Cream

Eldorado - Nationwide
Mountain Ledge Durango

Scheme #5

Main Rare Gray

Accent Thunderous

sw6199

sw6201

Andiron
sw6174

Main Suitable Brown

Accent Gray Area

Front Door Tricorn Black

sw7054

sw7052

sw6258

Main Eclipse

Accent Svelte Sage

Front Door -

sw6166

sw6164

Front Door -

Trim/Gutters Traditional
Cream

Eldorado. Nationwide
Stacked Stone Castaway

Scheme #6

Eldorado - Nationwide
Mountain Ledge Panels Silverton

Scheme #7

Andiron
sw6174

Eldorado - Nationwide
Cliffstone Manzanita
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Sample Homes
Scheme #1. - Virtual Thupe

Scheme #2 - A¡daptive Shade

Scheme #3 - Portobello

Scheme #4 - Cobble Brown

ffiffiffiffi[ffr'::';r
21 ?;;;
iil $'i-lr' ;¡l;i$
DËVELCIþ''"r!:
MÊ\'il
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Scheme #5 - Rare Gray

Scheme ff7 - Eclipse

Scheme #6 - Suitable Brown

^
i¡
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6.2.a

ATTACHMENT #5
1/4, sEc. 31, T. 27 N., R.04 E., W.M.
SNOHOMISH COUNTY, WASHINGTON

GENERAL NOTES
The Generol

Conirocìor

All rough groding shol¡
All slones lorger

thon

is

lo provide subgrodes 4" below hord surloces plus/minus .l fool.

be posilive, droining owoy from oll structures.

i .5"

diomeler sholf be removed from the growing medium.
N

Topso¡l sholl be

plocêd ot o minimum depth of

4" ìn

ORIGIN

æ0704'V t&.01'

oll bed oreos.

DESIGN GROUP

Topsoiìsholl be lilled inlo the existing subgrode to eliminote soil inlerfoce problems.
All

bed oreos lo receive 2" of fine ground

fìr

q

ollernol¡ve.
Trees

103] TB5TH AVE NE
SNOHOIIISH, WA 98290
TEL:425.346.1905

or hemlock bork, composition mulches ore noì on occeptoble
1

ond shrubs ore to be plonìed ot o depth 3/4" higher lhon lhe level lhol lhey were grown in lhe nursery.

Bork mulch
All plonls

is

nol lo be ploced obove the root crown.

shollol leost conform to lhe minimum slondord estoblished by lhe Americon Associoìion of

CLEARING

LIMITS LINÉ

Nußerymen.
Subslilut¡ons ore slrongly discouroged. lf plonl ovoilobilily
sources or occeplobfe ollernoìives.

is

o problem, conloct lhe Londscope Archilecl for

64

Y\

lf ihe siie work is differenl thon shown on lhe Londscope Plon, or poor soils ond debris ore discovered,
requiring chonges lo lhe Londscope Plon, conlocl lhe Londscope Arch¡têct for instrucì¡on.

responsible for moinloìning the londscope dur¡ng inslollolion, until finol
occeplqnce by the owner's represenlolìve.
The Londscope

Conlrocto¡

The Londscope

Conkoctor sholl woronly oll moie¡¡ols ond workmonship for o period of one yeor, from lhe

is

V,

VICINITY MAP

STATE OF
WASHINGTON
LICENSED

NTS

LANDSCA!'Fl\BCHrrEcr

lime of finol occeplonce.

Plonl counts provided ore eslimotes only. conìroclor

is

,ã*,#i5'gã"

454-_

During lhe worronly period, the Londscope Conlroclor will nol be responsible for plont deolh coused by
unusuolclimotic condilions, vondolism, lhefl, fire, or poor moinlenonce proclìces. lhe londscope Archilecl
sholl hovê solê outhorily lo determine lhe couse of deolh.

F.LVI51ON5.

responsible for colculoling oll finol oreo ond counts.

4

#

I

.1'

EXISTING

DFSCRIPTION

DATE

TREE SPACING

6-14-17

ÍREES fO

IRRIGATION ASSESSMENT

BE

REMÔVED

/

ALL PROPOSED PLANIS ARE NATIVE OR NATURALIZEDÌO tHE PACIFIC NORTHWESf AND
ARE DROUGHT IOLÊRANT. NO IRRJGATION IS NECESSARY.

8

s

J

9
I

I

.ì.:
I

¡-

2

ul
ul
ú
F

10

CN

F
t
-f
ñt

I

lÌ

T

7/

162

//,

LANDSCAPE PLAN
ATTLICANT.
IV]IETZNER BROTHERS

I

I

1 1

PROPERTIES, LLC
AIRPORT RD, SUITE
EVEREÍT, WA 98204

61 1

STREET
DIì"A$]N., ]NFOJìIT'IATION
ODG

r
\ )

PROJECTf

17-151

DRAM

BY: KL
CHECKED BY: KL

o

20

40'

t)Arr,

MARCH 15,2017
.5ilr_F,r NO,

L-1

B-1
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1/4, sEc.31, T.27 N., R.04 E., W.M.
SNOHOMISH COUNTY, WASHINGTON

ORIGIN

LANDSCAPE PLANTING SCHEDULE

5'TYPE

TREES

SYMBOL QIY

,.\
,'J

o

BOIANICAL / COMMON ÑAME

20

IsDgô ñèr|ns;ono /

t7

Chomoecyporis

5

Acer ctrcinatum

J

FÍoxínus pennsylvon;co

10

Íhu¡o acc¡dentot¡s'Smorsoord' /

B&B

MôUNTAIN HEMLOCK

n. 'Penduto' /
/ vtNE

DESIGN GROUP

II

LANDSCAPÉ
EUFFER

CEDAR

MAPLE

Summit / SUMMI\

A.C.

OR

BeB. / 20 A.C.
AS SHOWN

OR

AS

AUSKA

WEEPTNG

6' M]N.

HT

6 MlN.

Hf .

1.5"

ASH

/ 20

SNOHON/iSH, WA 98290
lEL: 425-346.1905

SHOWN

5,TYFE

II

LANOSCAPE
BUFFER

MULft S|EM, BAB. /
SPAC]N6 ÁS SHOryN
B&8. / 30'A.C. OR
AS SHOWN

CAL.

B&8.

EMERALD GREEN ARBoRv)'rAE

1031 185'IH AVE NE

/

5

6

7

SPACINC AS

SHAWN

STAIE OF

6J

LICENSED
BOIANICAL /COMMON NAMI

SYMBOL

û6s
'lÉ
O25

23

SryORD FERN

Ceonalhus thyrs¡ltotus /

SCARLEIIA FEüERBUSH

CALIF'RNIA

LILAC

M¡sconlhus sinensis 'Morn;nq Liqht' / SILVER MÁIDEN
Mohoniô oqu;lolium // OREGON GRAPE

a2e
O4

GRÁSS

Sarcocaccô rúsc;fot¡o / SWEET BOX
Nañdiño doñestica Cotf Streôm / CULF STREAM HEAVENLY

ü37
O14
o10

¡o

nun¡lDn,/

Leucathoe fôntonesiono Zeblid' /

*14

á

Pôtystichum

DACWOOD

Prunus louracerosùs Alb Luyken /
Eerberis thunbergii Crimsan Pygmy'
11

Corcx buchanonii /

11

Lovondulo

BAMBOO

OTO LUYKEN UUREL

/

DWARF BARBERRY

LEA|HERLEAF SEDCE

I

13

angùslifolio Munsteod' / MUNSIEAD LAVENDER '
Sp¡oeo X b. Anthôdy waterer' / ANIHADY WATERER SPTREA

39

Hosto /

HaSTA

+

UNDSCAPÉêrcH¡TECT

CONDÍION

stzE

Carnrs olbo Elegônl¡ss;mo /'|ATARIAN

@s

o

4
5
4

18'' MIN. HI

coN.

18" MlN. Hf.

CON.

GRWN.,

18" MtN. HL

CON.

GRWN

18'' MIN. HT
1A" MtN. Hf.

coN.

GRWN.,

5'A.C.

CON.

6R!{N.,

5

18 MtN. Hf.
18'MtN. HT.

coN.

GRI,VN.,

3'O.C.

CON

6RWN,,

1A,'MIN.

HT.

coN

6RWN.,

18 MtN. HL
] GALLON

coN.

6RWN.,

3
3
3
2

18 MtN. HT.
1 CALLON

coN

GRVIN,,

J'OC.

18 MtN. HL
7 GALLON

coN.

6RWN.,

CON.

CRWN.,

GRWN.,

,

CON,

coN. cRwN.,

3
J
2

4.C.

KRYSTAL LOWE

0.c.
AC.

KLVt.5lON5,

ô.C.

5'

0.c.

l

QIY

lti-:i---i-,i-.rl '

A!ttosvophv'os uvo u's¡

ffi

'

Goutthet;ô shottan

N

'

L;,iop. múscoti

/

/

/

krNNrrrNN,Ch

SAUL

LILY ruRF

4" PATS

4

CON. GRWN,

J'I

A.C.
O.C.

AC

I

1

l

24

0.C.

POrS CAN. GRWN.,24 0C.

4" POTS

CAN. GRWN.,

24

0.C.

NAIE: ALL PANIS ARE NAIIVE OR NAIURALIZED IO IHE PACIFIC
NORIHWESÏ AND ARE DROUGHI IALERANI.
SOURCEj WSU ExTENftON DRAUH| IOLTRÁNI LANDSCAP/NG FOR

c6

c9

F
t¡l
ul

ri

WASHINGTAN STAIE

i

6.BOARD

É
tC"

FENCE

TYPICAL

MULCH
COBELE

II

A.C.

coñDltoN

BOIÀNICAL / COMMOÑ NAME

TYPE

LANDSCAPE
BUFFER

4

AC

3''

6-14-1i

IREE SPACING

48-

A.C.

GROUND COVER
SYMBOL

WASHINðON

G1

SHRUBS

2
5''

F
-f
(\¡

ta

I
I

6J

I

{û-

I

I

1I
DßAWINC'IITI L.

LANDSCAPE PLAN
Arn

1

4'TYPE

t(-AN

r

MIETZNER BROTHERS
PROPERTIES, LLC
I A¡RPORT RD, SUITE 8.1
EVERETT. WA 98204

161

III

DRAWIN6 ¡NTORJúAT]ON

UNDSCAPE
BUFFER

244TH STREET

oDG PROJECÍ* 17

151

DRAM

BY: KL
CHÉCKED BY: KL

N

r \
\

DATF-.

o2a40

MARCH 15,2017
.5I]LLINO.

L-2
oF3
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6.2.a

1/4, sEc.31, T.27 N., R.04 8., W.M
SNOHOMISH COUNTY, WASHINGTON

ORIGIN
DESIGN GROUP
1031 1B5TH AVE NE

SNOHOMISH, WA 98290
IEL: 425.346.1905

r5D

RIMOW UNTREATED BURIÀP
FROM TIP I/3 OF ROOTBÀLL.
REMOVE TREATED BURLÄP
OR 'IÍIRN BASKETS

GAUCE
HOSS

ttRn

GUY ÄT 3 POINÎS
FER TREE CqUAL SPACED

È

,I{IRES

INSTtr 1''

ABOW

CONTÂINER

DEPTH

PLACE 2'' hWR OF
SPSCIFIID MULCH
OVER PI,ANTING BED.

COMPLETELY,
CONTAINER PLÀNTS_SCORE
ROOTBALLS IN 3 PLACES
TO 1/2" DEPTH.

FINIS¡I CRADE OF

I ICFNSFD
LANDSCAPÉ ARCHITECT
-jj.l ; i_

WATER

MULCH

BACKFII PHNTING
PIT WTH SPECIFIED
MIX OF NATIVI AND

TRET GUY STAKE

AS

STATE OF
WASHINGION

SPIClFICATION.
PROVIDE
SAUCIR.

SPNCIFIED

IMPORTED

SOil,

NOTE:

IYHERI TREES OCCUR
IN IÁWN ÀREAS, PROVIDE
3, DIÀ MULCH CIRCM-

MOUND CENTER
OF PI,ÂNTING PIT
COMPACT
DENSITY.

KRYSÏAL LOWE
LICENCE NO. 1 206

FINISH GRADE OF SOIL.

TO

RLVISIONS.

SPECIFICAlIONS.

SUBGRADÐ

TREE SPACING

1

6-14-17

xüs

DETAIL APPUES TO TRÐES, SHRÜBS ÀND GROUNDCOVER PLÄNTINGS.

SHRUB PLANIING

IREE GUYING

SCALET NIS

SCALE:NrS

F

IIJ
IIJ

É
F
(t,
J-

F
-f
s

C\

SIMPLE CAP AT END RUNS
AND CORNERS ONLY
CHAINIOCK

//

TRÍE

TIE

(3) 2" BVC RoUND STÂt{f,S Str
OUTSIDE ROOTBALL
(RIMOVE AMER ONE EÂR.)

BÀCI{FILL YIITH
SOIL. IF UNSUITAÌLE
SOIL IS FOUND, CONTACT ¿
MNDSCÆE ÁRCHITECT. .I
FINISH CMD8

=
=

il

BÆX MULCH 2" DEPTH
KEEP CLIAR OF TRUNK
SU, B8RM/WAT8R

BÀSE

4X4

POSI, B'O,C

1X4

BOARDS

2X4

BOTIOM AND

TYP,

DRAW]N6TITLL.

BÀSI¡I

ONE SIOE
CUT AND REMOVE TIÍINE
AND FIIRI,AP FROM TOP
AND SIDES OF ROOTBAI.
(REMOVE ALL ìIIRI

2''
12"

BÄSXETS.)
COMPACTED NATIVE SOIL

J"

CLEARANCE, MIN.

FINISH

GRADE

IOP

LANDSCAPE PLAN

RAILS.

ATTLICANT
MIETZNER BROTHERS
PROPERTIES, LLC
1 161 1 A¡RPORT RD, SUITE
EVERETT, WA 98204

DRAIVIN6 INTORNIATION
NOTE: DRIVE STÂ(ES UNTIL FÌRM

IN

CROUND

T0

ODG PROJECT #: l7-151
DRAM BY: KL
CHECKEÐ BY: KL

SUPPORT TRIE.

ó' BOARD FENCE
TREE

PLANIING / SIAKING

SCALE:NTS

SCATE:NTS

DA

fL.

MARCH 15,2017
-5llLLf

NO,

L-3

Rl
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ATTACHMENT #6
6.2.a

EJ Rw-fngineering

Project

Number:

E r¡r" E pw - Mointenqnce E porks & Rec. E fuilOing

P1N20170017

Applicant's Name:

MIETZNER

Property Location

R6fìg ß6 11+

ERS PROPERTIES. LLC
R

244TH çT SW

Date Application Received : ?-21,-17

Date Application Routed:

3-22-t7

Zoning . RM-t-4

Project Description:

11 MULTIFAM

/ TOWNHOME

UNITS WITH 2 PARK ING SPACES EACH

UNIT.

lf you have any questions or need clarification on this project, please contact:

Ext. t367

Responsible Staff BRÂD S¡{IPTFY

i::: "'W,ir
E

submitting com ments
Date

proposalfor
my deportment ond hove concluded thot II
WOULD NOT AFFECT MY DEPARTMENT. SO
thave no comments. My deportment moy
t

how reviewed this tond

use

also review this project during the building
permit process (if opplicoble) ond reserves
the right to provide additionol comments ot
that time.

3&o'--t7

^'/ , nor" reviewed this tond use proposalfor
M
y
-my depørtment and hove concluded that [!
WOULD AFFECT MY DEPARTMENT,

SO

I

have provided comments or conditions
below or ottached.

Comments (pl ease attach memo if additional space is needed):

\-?\ê-

e)

The following conditions should be attached to this permit to ensure compliance with the
requirements of this department (please attach memo if additionalspace is needed):
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Et)

CITY OF EDMONDS
DEPARTMENT OF FIRE PREVENTION
MEMORANDUM
March 30,2017
To:

Brad Shipley, Associate Planner

From

Kevin Zweber, Fire Marshal

Re:

Plan Check: P1N2017017
8609 244th ST SW, Edmonds
11 Unit residential project

Address:
Project:

After review of the preliminary plans for the above project, it was found that the
following will be required:
1

2
3

Adequate fire flow - IFC Appendix B.
Adequate fire hydrant spacing - IFC Appendix C.
Fire Access - IFC 503 (fire lane standard) including fire turn-around.

Additional items specific to the building plan submittal
Kevin Zweber
Deputy Chief - Fire Marshal
City of Edmonds,
Department of Fire Prevention
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6.2.a

E

Pw-rngineerlng

E r¡r" El pw - Mointenonce El ports & Rec. F[rtr',Oing

Project Number

ptN

700t7

Applicant's Name

MI

ER BROTH ERS PROPERTIES, LLC

Location: 8609,8611 + 8615 244rH ST SW
Date Application Routed:
Date Application Received : 3-2L-L7

Property

3'22-L7

Zoning: RM-2.4
Project Description

lt Àrll LTIFAMILY / TrìrA,N¡JôMF

UNITS r^flTu

t D^pl{l N G

SPACES

F^ru

UNIT.

lf you have any questions or need clarification on this project, please contact:

Ext. L367

Responsible Staff: BRAD SHIP LEY

o(báck*

Name of lndividual Submitting Comments

e

Title:

É

t have reviewed this land use proposol

for

!!

my depqrtment qnd have concluded that
WOULD NOT AFFECT MY DEPARTMENT' SO
I have no comments My deportment moy
also review this proiect during the building
permit process (if opplicoble) ond reserves
the right to provide odditionol comments ot
that time.

A

proposolfor
my department ond hove concluded thot lI
t

now reviewed this tqnd

WOULD AFFECT

use

DEPARTMENT. sO I

have provided comments or conditions

below or ottoched.

Comments (please attach memo if additional space is needed):

The following conditions should be attached to this permit to ensure compliance with the
requirements of this department (please attach memo if additional space is needed):
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MEMORANDUM

Date:

}i4.ay 16,2077

To:

Brad Shipley, Associate Planner

From:

Jeanie McConnell, Engineering Program Manager

Subject:

PLN2OI70017

- Design Review for 1l-Unit Development
- 8609 244th St SW

Mietzner Brothers Pioperties

The comments provided below are based upon review of the application and documents
submitted with the design review application for the subject property. Additional information
is requested from the applicant at this time. Please ask the applicant to respond to the

following.
FRONTAGE IMPROVEMENTS
1. An existing sidewalk has been shown along the frontage of the property, however, it is
unclear where existing driveway approaches are located. Please show existing
approaches as'oto be removed" and indicate the requirement to construct a new
driveway approach.

STORMWATER
Background
This is classified as a Category 2 Small Site because it proposes impervious area exceeding
5,000 sF.
Category 2 Small Site Projects are subject to Small Site Minimum Requirements 7,2, 3, 4, 5,
6,7,8,9, 10, and 11.

Project Feasibility
The project is not considered to be technically feasible due to the proposed storm drainage
design.

1)

2)

The City of Edmonds requires the use of the Puget East 36 rainfall in the WWHM model.
The drainage report uses the Everett rain gage. The proposed detention facility will likely
enlarge.
The subject parcel is part of the Edmonds Way basin. The project proposes dìscharging to
the MS4 in244'h St SW. This proposed discharge is to Lake Ballinger. As such it does not
preserve the natural drainage path specified by MR #4.Lake Ballinger is a 303(d) water
body and experiences flooding. Lake Ballinger cannot accept additional discharge. The
drainage report does correctly identify the natural drainage path to the north.

City of Edmonds
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3)
4)

Detention may not be feasible as discharge to the north as multiple drainage easements
will be required.
Infiltration is feasible according to the geotechnical report. Design infiltration rates are
provided for permeable pavements and infiltration trenches.

Thank you.
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INS¡GHT ENGIITEERING CO.

}l4ay 18,2077

Jeanie McConnell, Engineering Program Manager

The City of Edmonds

I2l

sthAve N
Edmonds, WA 98020
Re: PLN20l700l7 - Design Review for ll-Unit Development
Mietzner Brothers Properties - 8609 244th St SW
IECO No. 16-0800
Dear Ms. McConnell,
The project referenced above is revised in response to the review comments dated May
16,2017. Based upon the review comments regarding the discharge points of the proposed
project, the proposed redesign incorporates infiltration to fully infiltrate the runoff frorn the site
by the means of permeable pavement. Flow control, water quality and onsite stormwater
management requirements will be met by providing infiltration through the permeable pavement,
subsequent aggregate and underlaying soil layers. The permeable pavement was designed in
accordance with the geotechnical engineer's recommendations. The infiltration rate that was

recommended by the geotechnical engineer was 0.25 iph. The pavement section recommended
by the geotechnical engineer is a 4" layer of porous pavement, a "layer of 5/8" crushed rock
base and a I0" layer of 2-112" crushed rock. Our design will incorporate an additional 2" of 2ll2" crushed rock to provide additional storage. The runoff from the roof will be connected to
the gravel subbase to infiltrate underneath the permeable. The proposed project will no longer
divert the basin runoff. The overflow for the infiltration trench will be connected to a dispersion
trench to flow north to continue the natural drainage path of the site. The WWHM analysis uses
the Puget East 36 rainfall data. Refer to the following pages for the WWHM report.

Please feel free to contact me with any questions or comments you may have.

Sincerely,
./')
-4/
t_rl <.te

/ç

!
1 r.., / /

/

¿;¿iÅ:

Brian Kalab PE,
Project Manager

r

Phone: (425)303-9363
PO Box 1478 o Everett, WA 98206
Fax: (425) 303-9362 o Email:info@insightengineering.net
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Total Site Area

:

0.90Acres

Total Area Included in the Analysis
The area included in the analysis

:

will

0,68 Arces
be the area where the new impervious is proposed.

From the Soil Conservation Service Map of Snohomish County, the majority of the site contains

Error! Reference source not found..

Existing Basin Summary

Existins
Total area included in the analysis

:0^68 Acres
:0.68 Acres

Entire existing basin was modeled as forested areas.
Refer to the Existing Basin Map and the following pages for more details

Developed Basin Summary

Develoned Basin
Total area included in the

analysis

= 0.68 Acres
:0.68 Acres

Refer to the Developed Basin Map for representation

Impervious:
Roof Area

Sidewalk

Road (Permeable Pavine)
Total Existing Impervious

r

:0.44
:0.02
:0.22
:0.68

Acres
Acres
Acres
Acres

(19,117 SF)
(566 SF)
(.9.737 SF)
(29,420 SF)

Everett, WA 98206 o Phone: (425) 303-9363
PO Box 1478
Fax: (425) 303-9362 o Email:info@insightengineering.net
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YÙWHM2O12

PRO.'ECT REPORT

Project Name: 244Lh St Perm
Site Name| 244Lh SL
Site Address: 8609 244th SW
City
: Edmonds
Report Date: 5/7e/20L1
MGS Regoin : Puget East
Data Start : I90I/70/I
Data End : 2058/09/30
DOI Data Number:

Pav

03

version Date: 2016/02/25
Version :, 4 .2.72
Low Flow ThreEhold for POC 1 : 50 Percent of the 2 Year

High Flow Threshold for

POC

1: 50 year

PPEDEVELOPED T.AIi¡D USE

Name : Ex
B!T)ass: No
GroundVÍater:

No

Pervious Land

C, Forest,

acre

Use

.68

FJ.at

Pervious Total

0. 68

Impervious Land

acre

Use

Impervious Tota1

0

Basin Total

0. 68

Element Flows To:
Surface

Interflow

Groundwater

MITIGATED LAI.¡D USE

Name : Permeable Pavement
Pavement Àrea: 0.2231 fL.
Pavement Length: 406.00 ft.
Pavement Vlidth: 24.00 ft.

r

r

Phone: (425)303-9363
Everett, WA 98206
PO Box 1478
Fax: (425)303-9362 o Email:info@insightengineering.net
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slope 1: 0.02 To 1
: 0. 33
Pour Space of Pavement: 0.3
MaÈerial thicknesE of second layer: 1.33
Pour Space of material for second layer: 0.4
Material thickness of third layer: 0
Pour Space of material for third layer: 0
Infiltration On
Infiltration rate: 0.25
Infiltration safety factor: 1
Pavement

PavemenÈ thickness

Íiletted Eurface area On
Total Volume Infiltrated (ac-ft.): 250.939
Total Volume Through Riser (ac-ft. ) : 0
Total Volu¡ne Through Facility (ac-ft.): 250.939
Percent Infiltrated: 100
Total Precíp Applied to FacilitY: 0
Total- Evap From Facility: 8.357
Element Flows

Outlet

Staqe (feet)

0.0000
0.0162
0.0324
0.0487
0.0649
0.0811
0.0973
0.1136
0.L298
0.1460
0.L622
0.r'784
0 .1947
0.21-09

0.2217
0.2433
0.2596
0 .2'7 58

0.2920
0.3082
0.3244
0.3407
0.3s69
0.3731
0.3893
0.4056
0 .42L8
0.4380
0 .4542

To

Outlet

1

2

Permeable Pavement Hydraulic Table

Af,ea (ac.

0.223
0.223
0.223
0.223
0.223
0.223
0.223
0.223
0.223
0.223
0.223
0.223
0.223
0.223
0.223
0.223
0.223
u.zz3
0.223
0.223
0.223
^

.)a?

0.223
0.223
0.223
0.223
0.223
0.223
0.223

)

VoLume

(

ac-ft.)

Discharqe(cfs)

|

Infift(cfs)

0.000
0.056
0.056
0.056
0.0s6
0.056
0.056
0.0s6
0.056
0.0s6
0.056
0.056
0.0s6
0.056
0.056
0.056
0.056
0.056
0.056
0.056
0.056
0.056
0.0s6
0.056
0.056
0.056
0.056
0.0s6
0.056

0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000

0.000
0.001
0.002
0.004
0.005
0.007
0.008
0.010
0.011
0.013
0.014
0.016
0.017
0.018
0.020
0 .021
0.023
o .024
0 .026
0 .021
0.029
0.030
0.031
0.033
0.034
0.036
0.037
0.039
0.040

Everett,
PO Box 1478
Fax: (425) 303-9362

WA 98206

r

r

Phone: (425)303-9363
Email:info@insightengineering.net
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0.4104
0.4861
0.5029
0 . 5191

0.53s3
0.5516
0.5678
0.5840
0 .6002
0 .6L64
0 .6327
0 .6489
0.6651
0.6813
0

.691

6

0.7138
0.7300
0 .1462
0 .'7 624
0 .1181
0 .1949
0 . 8111
0

.821

3

0.8436
0. Bs98
0.8760
0.8922
0.9084
0.9247
0.9409
0.9s71
0.9733
0.9896
1.0058
r .0220
1.0382
1.0544
1.0707
1.0869
l-.1031
1.

1193

1.1356
1.

1518

1.1680

I.1842
r.2004
r.2161
1.2329
1 .249r
1,.2653

r.2816
1.2918
1.3140
7.3302
7 .3464

r.3621

0.223
0.223
0.223
0.223
0.223
0.223
0.223
0.223
0.223
0.223
0.223
0.223
0.223
0.223
o.223
0.223
0.223
0.223
0.223
0.223
0.223
0.223
0.223
0.223
0.223
0.223
0.223
0.223
0.223
0.223
0.223
0.223
o,223
0.223
0.223
0.223
0.223
0.223
0.223
0.223
0.223
0.223
0.223
0.223
0.223
0.223
0.223
0.223
0.223
0.223
0.223
0.223
0.223
0.223
0.223
0.223

.042
0.043
0.045
0.046
0

0

.04'7

0.049
0.050
0 .052
0.053
0.0s5
0.0s6
0.058
0.0s9
0.061
0 .062
0.063
0.06s
0.066
0.068
0.069
0.071
0.012
0.014
0.075
0.076
0.078
0.079
0.081
0.082
0.084
0.08s
0.087
O. OBB

0.090
0.091
0.092
0.094
0.095
0.097
0.098
0.100
0.101
0.103
0.104
0.106
0.107
0.108
0.110
0.111
0.113
0.114
0.116
0.117
0.118
0.119
0.L20

0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000

0.056
0.056
0.056
0.056
0.056
0.056
0.056
0.0s6
0.0s6
0.056
0.0s6
0.0s6
0.056
0.0s6
0.056
0.056
0.056
0.0s6
0.056
0.056
0.056
0.0s6
0.056
0.056
0.0s6
0.056
0.0s6
0.056
0.056
0.056
0.0s6
0.056
0.0s6
0.056
0.0s6
0.056
0.056
0.056
0.056
0.056
0.056
0.056
0.056
0.056
0.056
0.056
0.056
0.056
0.056
0.056
0.056
0.056
0.056
0.056
0.056
0.056
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0.223
0.223
0.223
0.223
0.223
0 .223

1.3789
1.3951
1 . 4113
L .421 6

1.4438
1.4600

Name :
B]T)ass:

0.l-2r

0.000
0.000
0.000
0.000
0.000
0.000

0.1,23

0.124
0.L25
0.1-26

0.r21

Roof
No

Impervious Land

acre

Use

ROOF TOPS FLAT LAT

El-ement Flows To:

Outlet

0.056
0.056
0.056
0.056
0.056
0.056

1

o

Outlet

.44

2

Permeable Pavement

Name : Sidewalk
Blpass: No
Impervious Land

acre
0.02

Use

DRIVEVilAYS FLAT LAT

Element Flows To:

Outlet

1

Outlet

2

Permeable Pavement

ANAÍ.YSIS RESUITS

Stream Protection Duration

Predeveloped LanduEe Totals for
Total Pervious Area:0.68
Total Impervious Àrea:0

Mitigated Landuse Totals for
Total Pervious Area:0
TotaL lmpervious Area:0.

POC #1

POC #1

683691

Flow Frequency Return Periods for Predeveloped.
Flow (cfs)
Return Períod
0.011434
2 year
0.07166'7
5 year

o

r

POC *1

Phone: (425)303-9363
Everett, WA 98206
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10 year
25 year
50 year
100 year

0.021039
0 .024462
0.026493
0.028162

Flow Frequency Return Periods for Mitigated
Flow(cfs)
Return Period

2

yeax

0

5 year

0

10 year
25 year
50 year
100 year

POC *1

0
0
0
0

Stream Protection Duration
AnnuaL Peaks for PredeveJ-oped and Mit5-gated
MiÈiaaÈed
Predevel-ooed
Year
0.000
0.016
r902
0.000
0.006
1903
0.000
0.010
790 4
0.000
0.007
1905
0.000
0.003
1906
0.000
0.018
7901
0.000
0.011
1908
0.000
0.012
1909
0.000
0.020
1 910
0.000
0.010
1 911
0.000
0 .028
79r2
0.000
0.017
191-3
0.000
0.004
T9I4
0.000
0.006
1 915
0.000
0.009
r916
0.000
I9I7
0.005
0.000
0.011
1918
0.000
0.008
19L9
0.000
0.011
7920
0.000
0.011
192r
0.000
0.013
7922
0.000
0.008
r923
0.000
0.006
1924
0.000
0.006
7925
0.000
0.010
7926
0.000
0.013
r92'7
0.000
0.009
L92B
0.000
0.018
L929
0.000
0.011
1 930
0.000
0.011
1 931
0.000
0.008
r932
0.000
0.009
1 933
0.000
0 .025
r934
0.000
0.009
1 935
0.000
0.015
7936
0.000
0 .072
r931
0.000
0.013
1 938
0.000
0.001
7939

o

POC #1

r
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r940
194r

0.01_0

1943

0.010
0.015
0.005

1_944

0

1945

0.011
0.010
0.007
0.024
0.019
0.010
0.0L2
0.034
0.030
0.009
0.008
0.005
0.013
0.032
0.019
0.007
0.020
0.010
0.005
0.007
0.023
0.004
0.009

1942

].946
!947
I94B
1-949

1950
19 51
1-952
1

953

]_954
1

955

195 6

r957
1958
1-959
19 60
1961,

1-962

1963

1964
1965
1"9

66

1,967
19 68

7969
r97 0
197 r
r9'7 2
L9'7 3

L97 4
1,915
797 6

r97

7

79'7I
L9'7 9

1980
19 81

1"982

1983

19B4
1985
1986
1987
1988

1989
19 90

L991,
1_992

1"993

:]'994

1995

.0r2

0.0r2
0.008
0.013
0.02s
0.016
0.018
0.010
0 .021
0.072
0.007
0.023
0.006
0.011
0.011
0.008
0.019
0.005
0 . 011_

0.009
0.019
0.014
0.011
0.014
0.010
0.016
0.013
0 .024
0.006

0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000

PO Box 1478 o Everett,
Fax: (425)303-9362

WA 98206

r

r

Phone: (425) 303-9363

Email:info@insightengineering.net

Attachment: Ex. 1: Staff Report +Attachments [Revision 2] (2163 : The Applicant is proposing to construct eleven (11) new detached singie-

6.2.a

Packet Pg. 229

I991

.026
0.0L2

1998

Q.OL2

1"999

0.001
0.009
0.006
0.014
0.013
0.013
0.014
0.008
0.009

7996

2000

2001
2002

2003
200

4

2005

2006
2007

2008
2009

20r0
2OII
2012

2073

20r4
2015

20r6
20r7
201,8

20r9
2020
2021,

2022
2023
2024
2025
2026
2027
2028
2029
2030

2037
2032

2033
2034
2035

2036
203'7

2038

2039
2040
20 41-

2042

2043
2044
20 45

2046
20

4'7

20 48

2049
2050

205\

0

0

.01-2

0.008
0.006
0.008
0.010
0.009
0.006
0.017
0.003
0.019
0.032
0.034
0.010
0.016
0.006
0.013
0 .024
0.010
0.018
0.008
0.004
0.013
0.025
0.007
0.006
0.006
0.007
0.028
0.015
0.003
0.014
0.001
0.005
0.008
0 .029
0.013
0.018
0.011
0.013
0.008
0.011
0.010
0.007
0 .072

0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000
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2052

0.007

2053

0.0r2

2054

0.014
0.005
0.004
0.008
0.009

2055
2056
2051
20sB

0.000
0.000
0.000
0.000
0.000
0.000
0.000

Stleam Protection Duration
for Predeveloped and Mitigated.

Ranked Annual Peaks

Rank
1
2
3
4
5
6
7
I
9
10
11
1.2
13
14
15
16
r'7
18
19
20
2L
22
23
24
25
26
27
28
29
30
31
32
33
34
35
36
31
38
39
40
4t
42
43
44

POC #1

Mitigated

Predeveloped
0.0338
0.0336
0.0317
0.0316
0.0301
0 .0288
0 .0285
0.0280
0 .0265
0.0262
0.0254
0.0250
0.024't
0 .0245
0.0236
a.0236
0.0233
0 .0228
0.0197
0.0197
0 .0194
0.0].92
0.0187
0.01-87
0.0186
0.0184
0.0180
0.0180
0.0178
0.0177
0.0173
0.0173
0.0163
0.01,62
0.0161
0.0155
0.0151
0.01s0
0.0145
0.0145
0.0144
0.0742
0.0142
0.0140

0.0000
0.0000
0.0000
0.0000
0.0000
0.0000
0.0000
0.0000
0.0000
0.0000
0.0000
0.0000
0.0000
0.0000
0.0000
0.0000
0.0000
0.0000
0.0000
0.0000
0.0000
0.0000
0.0000
0.0000
0.0000
0.0000
0.0000
0.0000
0.0000
0.0000
0.0000
0.0000
0.0000
0.0000
0.0000
0.0000
0.0000
0.0000
0.0000
0.0000
0.0000
0.0000
0.0000
0.0000

.
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45

46

0.0139
0.0134

49

0 .01_32
0 . 0131
0 . 0131

50

0.0130

51

0.01"29

trt
tr?

0.0728
0.0728
0 .0721

4'7

4B

54

55
56
5'7

0.01-26

0.0125
0.0125

bz

0 .0r24
0.0124
0 .0124
0.0122
0.0122

58

59
60
6L
63

0 .01,22

64

0.0119

65

0
0
0
0

66
61
68
69
70

1I

.
.
.
.

0117
0117
0117

0115

0.01_14

0.0113
0.0112

72
73

0.011,2

'74

0.0L1,2

AE

0.
0.
0.

to
1'7

0 .01-1-2

0111
0111
0110

B9
90

0.0109
0.0109
0.0108
0.0106
0.0105
0.0105
0.0104
0.0104
0.0103
0.0103
0.0102
0.0:-02
0.0102

9I

0.

92

0.0100
0.0100
0.0099
0.0099
0.0095
0.0094
0.0094
0.0093
0.0091

1B

79
BO

81
B2

83
B4
B5

B6
8'7
BB

93
94

9'
96
97
9B

99

100

0101

0.0000
0.0000
0.0000
0.0000
0.0000
0.0000
0.0000
0.0000
0.0000
0.0000
0.0000
0.0000
0.0000
0.0000
0.0000
0.0000
0.0000
0.0000
0.0000
0.0000
0.0000
0.0000
0.0000
0.0000
0.0000
0.0000
0.0000
0.0000
0.0000
0.0000
0.0000
0.0000
0.0000
0.0000
0.0000
0.0000
0.0000
0.0000
0.0000
0.0000
0.0000
0.0000
0.0000
0.0000
0.0000
0.0000
0.0000
0.0000
0.0000
0.0000
0.0000
0.0000
0.0000
0.0000
0.0000
0.0000
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1_20

0.0091
0.0091
0.0088
0.0087
0.0086
0.0085
0.0083
0.0082
0.0082
0.0082
0.0082
0.0081
0.0081
0.0078
0.0077
0.0077
0.0077
0.0075
0.0075
0.0074

1-2L

0

122

0.0071
0.0070
0.0069
0.0069
0.0068
0.0067
0.0065
0.0063
0 .0062
0.0061
0.0060
0.00s9
0.0058
0.00s6
0.0056
0.00s6
0.0055
0.0055
0.005s
0.0054
0.0053
0.0051
0.0049
0.0048
0.0047
0.004s
0.0045
0 .0042
0.0040
0.0039
0.0032
0.0028
0 .0026
0.00r.3
0.0008

101
1,02

103
104
105
106
1-01

108
109
110
111

rt2
113

tL4
115
116

7r7
118
119

123
124
125
726

r27
128
129
130
131

132
1aa

734
135
136
l_37

138
139
140
1,47

r42
I43
r44
145

r46
r47
1,48

149
150
151

152
153

154
155
156

.001

0.0000
0.0000
0.0000
0.0000
0.0000
0.0000
0.0000
0.0000
0.0000
0.0000
0.0000
0.0000
0.0000
0.0000
0.0000
0.0000
0.0000
0.0000
0.0000
0.0000
0.0000
0.0000
0.0000
0.0000
0.0000
0.0000
0.0000
0.0000
0.0000
0.0000
0.0000
0.0000
0.0000
0.0000
0.0000
0.0000
0.0000
0.0000
0.0000
0.0000
0.0000
0.0000
0.0000
0.0000
0.0000
0.0000
0.0000
0.0000
0.0000
0.0000
0.0000
0.0000
0.0000
0.0000
0.0000
0.0000

2
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0.0000

0.0006

157

Stream Protection Duration
POC #1

The

Facility

The Facilíty
Flow

PASSED
PASSED

(cfs) Predev Mit Percentage Pass,/Fail

0.0057
0.0059
0.0061
0.0063
0.0066
0.0068
0.0070
0.0012
0.0074
0.0076
0.0078
0.0080
0.0082
0.0084
0.0087
0.0089
0.0091
0.0093
0.0095
0.0097
0.0099
0 . 0101
0 . 0103

0.0105
0.0108
0 . 0110
0 .0rL2
0 . 0114
0 . 0116
0 . 0118

0.0120
0 .0122

5431

421 47

39581

36'7r3
34098
377 42

29689
211 61

2590'7

24195
22609
21-013

r9636
18326
L'772r
r6064
15051
L

40't

L0245
9694
9204
8648
8208
'7757

349
6997

1

.01,24

66L1

6309

0 . 0131

0.0133
0.0135
0.0137
0.0139

0.074r

1,

13L52
12326
11533
10861

0.0126
0.0729

0

9

50140
46193

6000
5731
5457

52L3
4

983

47 65

4548
4340

0.0143
0.0145
0.0141
0.0150

37 93

0.01-52

3649

41-36

3941

0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0

0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0

Pass
Pass
Pass
Pass
Pass
Pass
Pass
Pass
Pass
Pass
Pass
Pass
Pass
Pass
Pass
Pass
Pass
Pass
Pass
Pass
Pass
Pass
Pass
Pass
Pass
Pass
Pass
Pass
Pass
Pass
Pass
Pass
Pass
Pass
Pass
Pass
Pass
Pass
Pass
Pass
Pdss
Pass
Pass
Pass
Pass
Pass
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Pass

0.0154
0.0156
0.01s8

3508

0 . 0160

3161

0.0162
0.0164
0.0166
0.0168
0.0170
0.0173
0.0175
0.0r11
0.0179

3073
2983

PaSs

2B9B

Pas s

2801

Pass

27IB

Pas
Pas
Pas
Pas

0 . 0181
0 . 0183

0.0185
0.0187
0.0189
0.0191
0.0194
0.0196
0.0198
0.0200
0.0202
0.0204
0.0206
0.0208
0.0210
0.0212
0.021s
0.027'7
0.0219

331 4
321 5

Pass
Pass
Pass

2619
2521
2426

s
s

s
s
Pas s
Pas s

23r7
22r1

1"636

Pass
Pass
Pass
Pass
Pass
Pass
Pass
Pass

1575
1510
1456

Pas s
Pas s
Pas s

r391

Pass
Pass
Pass
Pass
Pass
Pass

2729
2027

r967
1B 9B

1833
71 64
1_69L

1338

r21

I

r221"
1-713
1-126

7082

0.022r

1

0.0223
0.0225
0 .0221
0 -0229
0.023r0.0233
0.0236
0.0238
0 .0240
0.0242
0 .0244
0 .0246
0 -0248
0.0250
0.0252
0.0254
0.025't
0.02s9
0.0261
0.0263
0 .0265

981

Pass

938

Pas s

904

18
42

Pass
Pass
Pass
Pass
Pass

703

Pas s

Pas

033

863

812
't
'7

S

65'7

Pas s
Pas s

616
584
547
507
460
415
387
360
339
303

Pass
Pass
Pass
Pass
Pass

286

Pas
Pas
Pas
Pas

266

Pass

r

s

s
s
s

I
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water Quatity

BMP

FIow and volume for

On-l.ine f,acility volume: 0 ac¡e-feet

On-line facility

POC #1

target flow: 0 cfs.

Adjusted f,or 15 min: 0 cfs.

Off-tine facility

target flow: 0 cfs.

Adjusted for 15 mín: 0 cfs.

tID Report

VoLumn

Totaf Volumn
Used for
CoÍìment
Percent
Treatment? Needs
!ùater Quafity

Infi ltrated

Treated

LID Technique
Water Quality
Percent

Treatment

Permeab.le Pavement

POC

Volumn

Infi ftrat ion

cumulative

Through

Vofumn

Vofumn

Facility

(ac-ft.

(ac-ft)
250.97
38
Treat . Credit
99.99
250.97
228. 38
251' / 25I : l0Treat . Cr:ediL:100?
228.

Inf i ltration

Credit

(ac-ft)

Y

250.94
99.99
Totaf Volume Infiltrated
250.94
99.99
compliance wiLh LID standard I
Duration Analysis Resu.Lt = Passed

)

250.94

Y

250 .94

Perlnd and Implnd Ctranges
No changes have been made
warranty of any kind.
Thls program and accompanying document.ation are provided'as-is'without
The entire risk regarding the performânce and resu]ts of this program is assumed by End User,
Clear Creek Solutions Inc. and the governmental ficensee or sublicensees disclairn aff warranties,
either expressed or implied, including but not limited to implied warrantles of program and
accompanying documentation. In no event shatf Clear Creek Solutions Inc. be liab1e for any
foss of
to damages for foss of business profits,
damages whatsÕever (including withÕut limitation
and the like) arisíng out of the use of, or
business information, business interruption,
inabillty
to use thì-s program even if Cfear Creek Sofutions fnc. or their authorized
of such damages. Softh¡are Copyright O by :
representatives have been advised of the possibility
Clear Creek Sofutíons, Inc. 2005-2017; Alf Rights Reserved.

Everett, WA 98206 o Phone: (425)303-9363
PO Box 1478
(425)
Fax:
303-9362 o Email:info@insightengineering.net

r
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MEMORANDUM

Date:

June 5,2017

To:

Brad Shipley, Associate Planner

From:

Jeanie McConnell, Engineering Program Manager

Subject:

PLN2OI70017 - DesÍgn Review for 1l-Unit Development
Mietzner Brothers Pioperties - 8609 244th St SW

Engineering has reviewed the subject design review application. The information provided is
consistent with Title l8 Edmonds Community Development Code & Engineering standards.
Compliance with Engineering codes and construction standards will be reviewed with the
building permit application for development of the site. Existing frontage improvements will
need to be removed and replaced to comply with City standards and ADA requirements.

Approval ofthe design review phase ofthe project does not constitute approval ofthe
improvements as shown on the submitted plans.
Thank you.

City of Edmonds
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RECEIVED
6.2.a
l4AY 2

COUNTY

IT

PUBLIC UTILITY DISTRICT

NO.

4

2017

providing quatity water, power and seruice at a competìtive price thDFàlÍibA{ffiISERtYICES

1

l|i4ay

I8,2Ol7

Brad Shipley
City of Edmonds
I2lsth Avenue North
Edmonds, WA 98020

Dear Mr. Shipley:
Reference

Number:

8609, 8611

&

8615 244Th Sffeet, Edmonds

District DR Number: 17-094
The District presently has sufficient electric system capacity to serve the proposed
development. However, the existing District facilities in the local area may require
upgrading. Existing PUD facilities and easements may need modifications or relocations at
the developer's expens e. Please note that electrical service to four houses west of the abovereferenced property originates from the referenced property, and service must be maintained

at the developer's expense.

Any relocation, alteration or removal of District facilities to accommodate this project
shall be at the expense of the project developer, and must be coordinated with the PUD in
advance of final design. Please include any utility work in all applicable permits.
Cost of any work, new or to upgrade, existing facilities that are required to connect this
proposed development to the District electric system shall be in accordance with the applicable
bi.tri.t policies. The District policy requires the developer to provide a l0-foot easement and
an 8-foot clearance between any building/structures and transformers/switch cabinets upon its
property for underground electrical facilities that must be installed to serve the proposed
development.
Please contact the District prior to design of the proposed project. For information
about specific electric service requirements, please call the District's Plat Development Team

at (425)783-4350.
Sincerely,

Mark A. Oens
Senior Manager
Planning, Engineering, & Technical Services

Cc: Mietzner Brothers Properties, LLC
1802

Sfeet S.W. o Everett, WA o 98203 I Mailing Address.' P.O. Box 1107 ¡ Everett, WA e 98206-1
425-753-4300 ¡ Toll-free in Western Washington atl-877-783-1000, ext. 4300 o www.snopud.com

-
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CITY OF EDMONDS
!2Lsrt' Avenue North, Edmonds WA 98020

. Fax: 425.77LO221 . Web www.edmon dswa-sov
SERVICES DEPARTMENT . PLANNING DIVISION

Phone: 425.771..0220
DEVELOPMENT

c.

18

April 1 8,2017
Brion Kolob
lnsight Engineering Co.

l4ZB
WA 9820ó

P.O. Box
Everett,

Brio n@insig hteng ineering.net

Subiect: COMPLETE APPLICATION - DESIGN REVIEW FOR ELEVEN MULTI-FAMILY
TOWNHOME UNITS (FILE NO. P1N20170017)

Dear Mr. Kalab,

Thank you for submitting the required documentation and application fees for the abovereferenced permit; the application is complete in accordance with ECDC 2c.o2.oo2. As a result,
the City will proceed with issuing public notice of the project per ECDC 2o.o3. As project review
moves forward, additional information or clarification could be requested per ECDC 2o.o2.oo3.

If you have any questions, please contact me at (425) 77t'-ozzo.

Planner

Cc:

Mike Mietzner
Mietzner Brothers Properties, LLC
rr6rr Airport Rd, Suite B-r
Everett, WA g8zo4
Mikem @mietznergroup.com
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Notice of Application and SEPA Determination
File Number PLN20I7 0017
c. l8

NOTICE OF APPLICATION
Description of Proposal: Application for design of eleven (11) new two-story detached single-family homes.
Each unit will include an attached two car garage. General design review applications that trigger SEPA
review are Type III-B decisions, which require a public hearing and decision by the Architectural Design
Board (ADB). The site is located within the Multiple Residential (RM) zone.
Name of Applicant: Miefzner Brothers Properties, LLC.

Location: 8609/361 118615-244"'St Sw, Edmonds, WA
File No.: PLN20170017
Date of Application: March

21,2017

Date of Completeness: April 18,2017

Date of Notice: May 2,2017
Requested Permits: General Design

Review

Other Required Permits: Building Permit.

Required Studies: Unknown.
Existing Environmental Documents: Critical Areas Determination and Environmental Checklist.
Comments on Proposal Due: May

17

^

2017 (see public hearing information below).

Any person has the right to comment on this application during the public comment period, receive notice and
participate in any hearings, and request a copy of the decision on the application. The City may accept public
comments at any time prior to the closing of the record of an open record predecision hearing, if any, or, if no
open record predecision hearing is provided, prior to the decision on the project permit. Only parties of record
as defined in ECDC 20.07 .003 have standing to initiate an administrative appeal.
Information on this development application can be viewed or obtained at the City of Edmonds Development
Services Department, 121 - sth Ave. N, Edmonds, WA 98020. Office hours are Mondays, Tuesdays,
Thursdays and Fridays from 8:00 a.m. to 4:30 p.m., and Wednesdays from 8:30 a.m. to noon or online through
the City's website at https://permits.edmonds.wa.us/citizen. Search for permit PLN20170017.

City Contact: Brad Shipley, (425)

77

1

-0220, brad.shipley@edmondswa. gov

*SEPA NOTICE ON REVERSE SIDE*
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6.2.a

STATE ENVIRONMENTAL POLICY ACT (SEPA) NOTICE
MITIGATED DETERMINATION OF NONSIGNIFICANCE
Lead Agency: The City of Edmonds is SEPA lead agency for the proposed eleven (11) new two-story
detached single-farnily homes at 8609 1861 1 1861 5-244"' St SW (File No. PLN20 1 700 1 7).
SEPA Determination: Notice is hereby given that the City of Edmonds has issued a l)etermination of
Nonsignifîcance (DNS) under WAC 197-11-340(2) for the above project.
Date of Issuance: May 2,2017
SEPA Comments: ll4ay 17,2017
SEPA Appeat Deadline: June 1. 2017 at 4:00 p.m. Appeals must be filed in writing citing the specific
reasons for appeal with the required fee to the City of Edmonds Planning Division, 121 5th Ave. N,
Edmonds, WA 98020.

-
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FILE

NO.: P1N20170017

APPLICANT: Mieizner Brothers Properties, LLC

DECTARATION OF POSTING
NOTICE OF APPTICATION AND SEPA DETERMINATION

On the 30th day of April 201.7, the attached Notice of Application and SEPA Detetmination wâs
posted in compliance with ECDC 20.03.002 at the subject site of the above-tefetenced application.

I, Brad Shipley, hereby declare under penalty of pe{ury under the laws of the State of !Øashington
that the foregoing is true and cortect this 30th day of April, 2077 ¿t Edmonds, ìTashington.
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FILE

NO.: P1N20,l70017

APPLICANT: MIETZNER BROTHERS PROPERTIES, LLC

DECLARATION OF MAILING

On the 1" day of May, 201.7, the attached Notice of Application wâs mailed by the City to property
owners within 300-feet of the property that is subject of the application refetenced above. The
names wete provided by the applicant.
I, Denise Nelson, hereby declare under penalty of perjury under the laws of the State of \X/ashington
that the foregoing is true and correct this 1" day of May,2077 , at Edmonds, l7ashington.

Sþed
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6.2.a

Affidavit of Publication
State of Washington )

County of Snohomish Ì

ss

first duly swom, upon
is the legal
representative of the Everett Daily Herald a
daily newspaper. The said newspaper is a legal
newspaper by order of the superior court in the
Dicy

Sheppard being

oath deposes and says: that he/she

county in which it is published and is now and
for more than six months prior to the

has been

date of the first publication of the Notice
hereinafter referred to, published in the English
language continually as a daily newspaper in

Snohomish County, Washington and is and
always has been printed in whole or part in the
Everett Daily Herald and is of general
circulation in said County, and is a legal
newspaper, in accordance with the Chapter 99
of the Laws of 1921, as amended by Chapter
213, Laws of 1941, and approved as a legal
newspaper by order of the Superior Court of
Snohomish Counfy, State of Washington, by
order dated June 16, L941, and that the amexed

is a true copy of EDH755582 PLN20170017 as
it was published in the regular and entire issue
of said paper and not as a supplement form
thereof for a period of I issue(s), such

publication commencing on 0510212017 and
ending on 0510212017 and that said newspaper
was regularly distributed to its subscribers
during all ofsaid period.

The amount

of the fee for

Subscribed

and sworn before me on

L

such publication is

dayof mflil

J*ry

DEBRA ANN GRI GG

NolorY Publi c
Slote of Wo shington
MY Commissi on Expifes

Ocloþer

Notary Public in and for the State
Washington.
City of Edinotrd¡ - LEGÀL ÂDS
DTANE CIJNNINGHÂM

this

| 14 I 01 41 6

of

3 1 ,2017
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GITY OF EDMONDS
121 51H AVENUE NORTH, EDMONDS, WA 98020 (4251771-0220

WAC 197-11-970 Determination of Nonsignificance (DNS)

DETERMINATION OF NONSIGNIFICANCE
Description of proposal: Application for design of eleven (11) new two-story detached single-family
homes. Each unit will include an attached two car garage. General design review applications that trigger
SEPA review are Type lll-B decisions, which require a public hearing and decision by the Architectural
Design Board (ADB). The site is located within the Multiple Residential (RM-2.4) zone.
Proponent: MIETZNER BROTHERS PROPERTIES, LLC.
Location of proposal, including street address if any: 8609/S61 118615--:2,44'r' St SW, Edmonds,

Vy'A

Lead agency: CITY OF EDMONDS

The lead agency has determined that the requirements for environmental analysis and protection
have been adequately addressed in the development regulations and comprehensive plan adopted
under chapter 36.70A RCW, and in other applicable local, state, or federal laws or rules, as
provided by RCW 43.21C.240 and WAC 197-11-158 andlor mitigating r?teasures have been applied
that ensure no significant adverse impacts will be created.

An environmental impact statement is not required under RCW 43.21C.030(2Xc) This decision was
made after review of a completed environmental checklist and other information on file with the lead
agency. This information is available to the public on request.
There is no comment period for this DNS.

XX

This DNS is issued under 197-11-340(2), the lead agency will not act on this proposalfor M
days from the date below. Comments must be submitted by JUNE 1.2017.

Project Planner: Brad Shipley, Associate Planner
Responsible Official: Rob Chave, Planning Manager
Contact lnformation: City of Edmonds | 121 5th Avenue North, Edmonds WA 98020 | 425-771-0220

Date: April28, 2017

Signature:

XX

ager, at 121 5lh Avenue
You may appeal this determination to Robert Chave,
North, Edmonds, WA 98020, by filing a written appeal citing the specific reasons for the
appeal with the required appeal fee, adjacent property owners list and notarized affidavit form
no later than June 1.2017. You should be prepared to make specific factual objections.
Contact Rob Chave to read or ask about the procedures for SEPA appeals.

XX

Posted on Mav 2.2017, at the Edmonds Public Library and Edmonds Public Safety Building.
Published in the Everett Herald. Emailed to the Department of Ecology SEPA Center
(SEPAun it@ecy.wa. qov).

XX

Distribute to "Checked" Agencies below.

The SEPA Checklist, project plans, location map, and DNS are available at www.edmondswa.gov through the
Permits Online link. Search for file number PLN20170017. These materials are also available for viewing at the
Planning Division

-

located on the second floor of City Hall: 121

sth

Avenue North, Edmonds WA 98020.

Mailed to the following along with the Environmental Checklist:
Page 1
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XX

City of Shoreline
Attn.: Permit Services Manager
17500 Midvale Avenue North
Shoreline, WA 981 33-4905

Environmental Review Section
Department of Ecology
P.O. Box 47703
Olympia, WA 98504-7703
Email : SEPAunit@ecv.wa.qov

XX

Snohomish County Fire District No.
Headquarters Station No. 1
Attn.: Director of Fire Services
12310 Meridian Avenue South
Everett, WA 98208-5764

COMCAST

Outsideplant Engineer, North Region
152575"' St. SW Ste 200
Everett, WA 98203

XX

Attn: Ramin Pazooki
XX

PO Box 330310
Seattle, WA 98133-9710

Edmonds SchoolDistrict No. 15

Attn.: Stephanie

Community Transit

Attn.: Kate Tourtellot
7100 Hardeson Road
Everett,

XX

Puget Sound Partnership
326 East D St.
Tacoma, WA 98421

DNR SEPA Center
P.O. Box 47015
Olympia, WA 98504-7015

Olympic Vjew Water & Sewer District
8128 228"'St. SW
Edmonds, WA 98026

XX

Puget Sound Energy
Attn: David Matulich
PO Box 97034, M/S BOT-1G
Bellevue, WA 98009-9734
david. matulich@pse.com

SEPACENTER@DNR.WA.GOV
XX

Puget Sound Regional Council

Attn.: S.R.C.

XX

1011 Western Avenue, Suite 500
Seattle, WA 98104-1035
XX

WA 98203

XX

Marsha.enqel@psp.wa.qov
XX

Hall

20420 68th Avenue West
Lynnwood, WA 98036-7400

Washington State Dept. of Transportation
SnoKing Developer Services, MS 221
15700 Dayton Ave. N.

1

PO Box 1 107
Everett, WA 98206-1107

Snohomish County Public Works
3000 Rockefeller M/S 607
Everett,

WA

M.L. Wicklund
Snohomish Co. PUD

XX

98201

Attachments
SEPA Checklist

Page2

of2

Department of Archaeology & Historic
Preservation
P.O. Box 48343
Olympia, WA 98504-8343
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CITY OF EDMONDS
ENVIRONMENTAL CHECKLIST
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Purpose of Checklist:
The State Environmental Policy Act (SEPA), chapter 43.21C RCW, requires all governmental agencies to consider the environmental
impacts of a proposal before making decisions. An environmental impact statement (EIS) must be prepared for all proposals with
probable signifrcant adverse impacts on the quality of the environment. The purpose of this checklist is to provide information to help
you and the agency identify impacts from your proposal (and to reduce or avoid impacts from the proposal, ifit can be done) and to
help the agençy decide whether an EIS is required.

I nstr u cti o ns for

App li cants :

This environmental checklist asks you to describe some basic information about your proposal. Governmental agencies use this
checklist to determine whether the environmental impacts of your proposal are significant, requiring preparation of an EIS. Answer
the questions briefly, with the most precise information known, or give the best description you can.

You must answer each question accurately and carefully, to the best of your knowledge. In most cases, you should be ableto answer
the questions from your own observations or project plans without the need to hire experts. Ifyou really do not know the answer, or if
a question does not apply to your proposal, write "do not know" or does not apply". Complete answers to the questions now may
avoid unnecessary delays later.
Some questions ask about governmental regulations, such as zoning, shoreline, and landmark designations. Answer these questions
you can. Ifyou have problems, the governmental agencies can assist you.

if

The checklist questions apply to all parts ofyour proposal, even ifyou plan to do them over a period oftime or on different parcels of
land. Attach any additional information that will help describe your proposal or its environmental effects. The agency to which you
submit this checklist may ask you to explain your answers or provide additional information reasonably related to determining if there
may be significant adverse impact.

of checklist for nonproi ect proposals :

Use

For nonproject proposals complete this checklist and the supplemental sheet for nonproject actions (Part D). the lead agency may
exclude any question for the environmental elements (Part B) which they determine do not contribute meaningfully to the analysis of
the proposed nonproject actions, the references in the checklist to the words "project," "applicant," and "property or site" should be
read as "proposer," and "affected geographic area," respectively.

A.

BACKGROUND

¿ l.
)

-3.

Name of proposed project, if applicable:

Name of applicant:

244th St.

Mietzner Brothers P roDerties. LLc

Address and phone number of applicant and contact person:
Applica nt: 1161

1

Airport Road, Suite B-1, Everett, WA 98204 - (425) 212-2490

Contact: Brian Kalab, P.E. / ln siqht Enqineerinq Companv - P.O. Box 1478, Everett' wA 98206 - (425) 303-9363

4.

Date checklist prepared: February 13,2017

5.

Agency requesting checklist: Citv qf Edmonds

Revised on 9/16/16

SEPA

Page
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.- 6.

proposed timing or schedule (including phasing, if applicable¡: Construction would start upon receipts of all

necessary development, buildinq and qradinq permits.

77

Do you have any plans for future additions, expansion, or further activity related to or connected with this
proposal? Ifyes, explain.
There are no pla ns for future expansion at this time.

(STAFF CO

./9.

List any environmental information you know about that has been prepared, or will be prepared, directly related
to this proposal.

A full drainage report and critical areas study will be submitted along with this EnvironmentalChecklist.

(srAF,F

/g.

CoMMENrs) A

Í-4 Lot?AOS*

Y!

Atvek

Dere tu ' ,¿ *r

¿lo*J

Do you know whether applications are pending for governmental approvals of other proposals directly affecting
the property covered by your proposal? Ifyes' explain.

There are no known applications pending at this time.

Revised on 9/19/16

SEPA

Page 2
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-/ 10.

List any government approvals or permits that will
Buildinq permits by City of Edmonds

be needed for your proposal'

if known.

SEPA Determination by City of Edmonds
Gradinq permits bv City of Edmonds

"/tt.

Give brief, complete description of your proposalo including the proposed uses and size of the project and site.
There are several questions later in this checklist that ask you to describe certain aspects ofyour proposal. You
do not need to repeat those answers on this page.

The oroposal is for 11 new townhome units on aooroximatelv 0.88 acres

-/

12.

Location of the proposal. Give sufficient information for a person to understand the precise location of your
proposed project, including a street address, if anyo and section, township, and range, if known. If a proposal
would occur over a range ofareao provide range or boundaries ofthe site(s). Provide legal description, site plano
vicinity map, and topographic map, if reasonably availabte. \ilhile you should submit any plans required by the
agency, you are not required to duplicate mâps or detailed plans submitted with any permit applications related
to this checklist.

The property is located at 8609 244th St. SW, Edmonds, WA 98206
Located in the SW 1/4 SEC 31 T.27N R.04E W.M.
Tax Account #; 00463303100103

(STAFF'

6tç

Revised on 9/19/16

Sat

SEPA
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TO BE COMPLETED BY APPLICANT

B.

ENVIRONMENTALELEMENTS

-/'l.

Earth

-/

a.

áA.

General description of the site (circle

ooe¡{EìDlling,

hilly, steep slopes, mountainous, other:

What is the steepest slope on the site (approximate percent slope)?
Less than 8%

ð*.

What general types of soils are found on the site (for example, clay, sand, gravelo peat, and muck)? If you
know the classification of agricultural soils, specify them and note any agricultural land of long term
commercial signilïcance and whether the proposal results in removing any of these soils.
Alderwood-Urban land comolex as per the soi I conservation service so¡l survev of Snohomish
County

L/"'d.

Are there surface indications or history of unstable soils in the immediate vicinity? If so' describe.No indications or history of unstable soils in the immediate vicinitv

Revised on 9/19/16

SEPA
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Describe the purpose, type, total area and approximate quantities and total affected area of any filling'
excavation, and grading proposed. Indicate source offill.

,¿'e.

proper q
Road and buildinqs sites would be cleared, qraded and compacted as necessary to achieve

transition,

drainage and structural stability. App roximately 1,092 CY of material will be cut, and 1,220 CY will be used for fill
The source of fill will be suitable fill imported from an on-site material or leqal source.

Could erosion occur as a result ofclearingo constructiono or use? Ifso, generally describe.
Yes, the potential for on-site erosion will i ncrease in the short term where soils are exposed durinq site

t/f.

preparat¡on and construction

./"s.

About what percent of the site will be covered with impervious surfaces after project construction (for
example, asphalt or buildings)?

Approximatelv 73.3% of the site would be covered bv residential buildinos. roads, drivewaYs and site
impervious surface

/'h.

Proposed measures to reduce or control erosiono or other impacts to the earth, if any:
A temoorary

sedimentation control

to the citv for aooroval orior

ITESCPI will be

ãnv

construction activities. Construction phase erosion control will include the use of silt fences, hav bales, and catch basin
protection as necessary to minimize the im pacts of erosi on on off-site areas and on-site sYstems.

t4.

AIR
â.

What types of emissions to the air would result from the proposal (i.e., dust, automobileo odorso and
industriaì wood smoke) during construction and when the project is completed? If any, generally describe
and give approximate quantities if known.
preParation and co!struction Sctivili1s. 9ources of shgrt-term
Short Term Construction lmpacts: Short-term emissions anq ggors wguld rgsu!! from gitq

emissionsandodorsincludedusissiongfromheaVyequipment.ltisanticipatedthattheseimpacts

Long-Term A¡r Quality lmpacts: Long-term

would result from increased

io the siie, resulting in a sl¡ght

in carbon monox¡de levels.

áre

(STAF'F COMM

Revìsed on 9/19/16

SEPA
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fr/

b.

Are there any off-site sources of emissions or odor that may effect your proposal? If so, generally describe.
None known

Proposed measures to reduce or control emissions or other impacts to the,

c.

if any:

the use of all known, available and reasonable means of controlling air pollut¡on,
Construction lmpact M¡t¡gat¡on: The Washington Clean Air Act
controlled
to be
not
used for site preparation will be serviced and mainta¡ned in good operating condition
with the construction of a gravel entrance.
used for dust control when necessary
impacts from this source. Water
Long-Term Air Qual¡ty Mitiqation: Long-term air quality ¡mpacts are no expected to exceed regulated amounts.

3.

WATER

./ a.

Surface:

/"(t)

Is there any surface water body on or in the immediate vicinity of the site (including year-round and
seasonal streamso saltwater, lakes, ponds, and wetlands)? If yes, describe type and provide names. If
appropriate, state what stream or river it flows into.

No

{-./A\

ino or adjacent to
yes, please describe and attach available plans.

Will the project require any work over,

(within 200 feet) the described waters?

If

No

/e)

Estimate the amount of fill and dredge material that would be placed in or removed from surface
water or wetlands and indicate the area of the site that would be affected. Indicate the source of fïll

material.
No wetlands on site; N/A

Revised on 9/19/16
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./

tn¡ Wilt the proposal require

surface water withdrawals

or diversions? Give general

description,

purpose' and approximate quantities if known.
No.

/

tSl

Does the proposal lie within a 100-year floodplain?

If

so, note location on the site plan.

No

Does the proposal involve any discharges of waste materials to surface waters? If soo describe the
type of waste and anticipated volume of discharge'
possible that
Waste materials would not be discharged into surface waters as a result of these pQec{s. lt is

,/tq

pakino areas could result
d¡scharoes of petroleum oroducts and other substances related to automobiles from the
occurence
from the surface flow of stormwater. However, implementation of the drainage plan would minimize this
by

4.

water quality in the stormwater drainage facilities

Ground:

.41)

Will ground w¡ter be withdrawn from a well for drinking water or other purposes? If

so, give a

g"o*"ãl description of the well, proposed uses and approximate quantities withdrawn from the well

be discharged to ground water? Give general description' purpose' and approximate
quantities if known.

Wi¡ water
No.

Revised on 9/19/16
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/

fzl

Describe waste material that will be discharged into the ground from septic tanks or other sourceso if
any (for example: Domestic sewage; industrial, containing the following chemicals...; agricultural;
etc.). Describe the general size of the system, the number of such systems, the number of houses to be
served (if applicable), or the number of animals or humans the system(s) are expected to serve.
The project would be served by Olympic View Water District for sanitary sewer services. No waste
material would be discharged from spetic tanks or other sources.

/".

lVater Runoff (including storm water)

"/

tt¡

Describe the source of runoff (inctuding storm water) and method of collection and disposal' if any
(include quantities, if known). Where wilt this water flow? Will this water flow into other waters?
Ifso, describe.
Run-off from proposed impervious surfaces would be collected via conveyance svstems with
roadside and detained. The run-off will be discharged into the existing surface water conveyance
systems (i.e. pipes, ditches, etc). For run-off volume, pipe and detention sizing please refer to
the civil plan, reports, and calculations.

/o,

Could waste materials enter ground or surface waters?

If

so, generally describe.

Oil. qrease and other pollutants from the add¡t¡onal Daved areas could potentiallv enter the qround or downstream surface
waters through surface water run-off. lmplementat¡on of the proposed water quality features ofthe deta¡led drainaqe
plan will remove most waste mater¡als, as consistent with stormwater management requirements

(STAFF COMMENTS)

/o,

Does the proposal alter
describe.

or otherrvise affect drainage patterns in the vicinity of the site? If

so'

No, the proposal does not alter or otherwise affect drainaqe patterns in the vicinitv of the site.

Revised on 9/19/16
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ld.

Proposed measures to reduce or control surface, ground, runoff watero and drainage pattern impacts'
any:
Temporary and permanent drainage facilities meeting City limited existing nat¡ve vegetation consisting of

if

trees, groundcover and grass. State standards would be employed to control surface water runoff
during construction and after development.

,/;.

Plants

/a.

Check or circle types ofvegetation found on the site:

X
X

deciduous tree: akler, maple, aspenr other:
evergreen tree:

lir,

cedaro pine, other:

shrubs

X

grass
noclrr

na

crop or graln
Orchardso vineyards or other permanent crops
wet soil plants: cattail, buttercupo bulrush, skunk cabbage, other:

water plants: water lilyo eelgrass, milfoilo other:
other types of vegetation

(STAFFCOMMENTS)

,/

b.

What kind and amount of vegetation will be removed or altered?
Limited existing native vegetation consisting of trees, groundcover and grass.
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ã.

List threatened or endangered species known to be on or near the site.
None known.

,/ l.

proposed landscapingo use ofnative plants, or other materials to preserve or enhance vegetation on the sitet
if any:
All areas, exclusive of buildings and parki ng, will be landscaped by subsequent owners/occuPants

e.

ârees Der Countv reo uirements.

o mav oossiblv occur on

Hvd

List all noxious weeds and invasive species known to be on or near the site.
No noxious weeds or invasive species known to be on or near the site.

5.

Animals

,/a.

List any birds and other animals that have been observed on or near the site or are known to be on or near
the site. Examples include:

birds: hawk,

herono eaglefsongbirds'
-r-

mammals: deer, bear, elk,

fish:

Revised on 9/19/16

bass, salmon,

|ther:

Crows and Robins

q¡.íEE Rodents and Squirrels

trout, herring, shellfish' other:

-
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/ b.

List any threatened or endangered
There are no known

//'ô.

species known to be on
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6.2.a

or near the site.

or endanoered snecies.known to be on or near fhe site

Is the site part of a migration route? If so, explain.
All of Westem Washington is located in the Pacific Flyaway. The site is not a significant factor in the
Pacific Flyaway

-/"d.

Proposed meâsures to preserve or enhance wildlife, if any:
None.

-/'

e.

List any invasive animal species known to be on or near the site.
None known.

ISTAF'F'COMMENTSI
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6.

Energy and Natural Resources

../'^.

\ühat kinds of energy (electric, natural gas, oil, wood stove, solar) witl be used to meet the
project's energy needs? Describe whether it will be used for heating, manufacturing, etc.

completed

At the time of completion of development: Ëlectr¡city for lighting, as well as electricity and/or natural gas
would be used for heating

4

Would your project affect the potential use of solar energy by adjacent properties?

If soo generally

describe.
No effect.

,/".

What kinds of energy conservation features are included in the plans of this proposal? List other proposed
measures to reduce or control energy impacts, if any;
At the time of construction, the requirements of the lnternational Building Code would be satisfied in the
construction of the residential buildings. Energy conserving materials would be utilized wherever possible
throughout the construction process.

7.

EnvironmentalHealth

I

Are there any environmental heatth hazards, inctuding exposure to toxic chemicals, risk of fire and
explosion, spill, or hazardous waste, that could occur as a result of this proposal? If so describe.
The project would not create any environmental health hazards

Revised on 9/19/16
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(1)

Describe any known or possible contamination at the site from present or past uses.
No known or possible contamination at the site from past or present uses

(2)

Describe existing hazardous chemicals/conditions that might affect project development and design.
This includes underground hazardous liquid and gas transmission pipelines located within the
project area and in the vicinity.
development and
No known existing hazardous chemicals/conditions thai might affuct the
design of this property

/,,,

Describe any toxic or hazardous chemicals that might be stored, usedo or produced during the
project's development or constructions, or at any time during the operating life of the project.
Fuel will be used during the project's development, construction and at any time during the operating
life of the oroiect.

1n

Revised on 9/19/16

Describe special emergency services that might be required.
Hazardous waste cleanup of any fuel spillage associated with construction of this proposal
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.'/15)

Proposed measures to reduce or control environmental health hazards' ifany:
At the time of construction, the project site would adhere to the Contractor's Safety Plan and Program.

(STAFF COMMENTS)

-/'b.

Noise

(1)

What types of noise exist in the area which may affect your project (for example: traffic, equipmento
operation, other)?
Traffic on existing roads near the site would be audible. There are no other sources of noise that
will affect this project.

./

(2')

What types and levels of noise would be created by or associated with the project on a short-term or
a long-term,basis (for example: ,traffic, construction, operation, other)? Indicate what hour's noise
would come from the site.
Short term noise impacts would result from the use of construction equipment during daylight hours
Construction noise is generated by heavy equipment, hand tools and the

(3)

Revised on 9/19/16

with increase of site

equioment.

term imoacts would be those

additional

The increase in noise would be tvoical of surroundinq sinqle

of construction
and
residences.

Proposed measures to reduce or control noise impacts, if any:
At the time, construction would comply with the City of Edmonds noise ordinance
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8.

Land and Shoreline Use
à.

What is the current use of the site and adjacent properties? Wilt the proposal affect current land uses on
nearby or adjacent properties? Ifso, describe.
The site is currently develoPed with 3 single family homes. The development pattern of the areas to the

north, west and south are s¡ngle fami IV residential in Shoreline. There are 3 condos to the east
containinq 6 units each

./'o.

t-/'"

Has the project site been used as working farmlands or working forest lands? If so, describe. How much
agricultural or forest land of long-term commercial significance will be converted to other uses as a result
oIth" p"oporal, if any? If resource lands have not been designated, how many acres in farmland or forest
land tax status will be converted to nonfarm or nonforest use?
To our knowledge, the site has not been used for agriculture.

(l)

Will the proposal affect or be affected by surrounding working farm or forest land normal business
operationso such as oversize equipment access, the application ofpesticides, tilling, and harvesting? If
so, how:
No.

/".

Describe any structures on the site.

The site is currently developed with three single family homes.

Revìsed on 9/1 9/1 6
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Will any structures be demolished? If so' what?
All existinq structures will be demolished.

e.

What is the current zoning classilication of the site?

RM24

-/r.

What is the current comprehensive plan designation of the site?
Multi-Family, Hiqh Densitv

c

If applicableo what

is the current shoreline master plan designation of the site?

N/A

(STAFF COMM

,4

Has any part of the site been classilied critical area by the city?

If

so' specify.

No.

Revised on 9/19/16
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Approximately how many people would reside or work in the completed project?
2.7 per residence = 11x2.7=29.7

J.

'/u.

-1

,/^.

Approximately how many people would the completed project displace?
To our knowledqe, no people will be displaced.

Proposed measures to avoid or reduce displacement impacts, if any:

N/A

Proposed measures to ensure the proposal is compatible with existing and projected land uses and plans'
any:
The project will be controlled by City of Edmonds zoning requirements

if

Proposed measures to reduce or control impacts to agricultural and forest lands of long-term commercial
significance, ifany:
N/A

Revised on 9/19/16
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9.

Housing
a.

Approximately how many units would be provided, if any? Indicate whether high, middle, or low-income
housing.

At the time of development, the project's proposal would provide 11 new, middle income. townhome units.

b.

Approximately how many units, if any would be eliminated? Indicate whether high, middle' or low-income
housing.

3 middle income units will be eliminated.

(STAFF COMM

/".

10.

Proposed measures to reduce or control housing impacts, if any:

Aesthetics

/a.

What is the tallest height of any proposed structure(s), not including antennas; what is the principle
exterior building material(s) proposed?
The residential structures would comolv with the heioht requirements of the Citv of Edmonds code.
The exterior structures would be principally wood and masonry

Revised on 9/19/1 6
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//¿ b.

lVhat views in the immediate vicinity would be altered or obstructed?
The finished project would not obstruct the surrounding view; however, the view would be altered due to
the development of the site

/;.

Proposed measures to reduce or control aesthetic impacts, if any:
The development deslgn and apoearance ofthe proposed proiect would'be compatible with other uses in
the area. Lot landscaping would be designed to complement the structures and site layout. Native
vegetation would be retained and enhanced where practical,

11.

Light and Glare
a.

What type of light or glare will the proposal produce? What time of day would it mainly occur?
Light and glare would mainly be produced by exterior and interior residential lighting during evening hours
and,vehicle headlights traveling to and from the site.

(STAFFCOMMENTS)

Coutd tight or glare from the 'finished project be a safety hazard or interfere with views?
Light from the finished project would not interfere with the views or cause hazards. Exterior liqhting would
be typical of a residenital neiqhborhood.

1.

What existing off-site sources oftight or glare may affect your proposal?
No off-site sources of light or glare would affect this proposal.

(STAFF COMMENTS)
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Proposed measures to reduce or control lígüt and glar,e impacts, Íf any;
None proposed.

12.

Recreation

,,/ u,

What designated and informal recreational opportunities are in the immediate vicinity?
City parks, golf courses, playgrounds at school facilities, boating and water related activities are available
in the area.

,./n.

Would the proposed project displace any existing recreation uses? If

soo

describe.

None are displaced.

I

Proposed measures to reduce or control impacts on recreation, including recreation opportunities to be
provided by the project or applicanto ifany:
Park mitigation fees in accordance with City of Edmonds code totals are offered by the applicant.

Revised on 9/ I 9/1 6
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13.

Historic and Cultural Preservation

.-¿ta.

Are there any buildings, structures, or sites located on or near the site that are over 45 years old listed in,
or etigible for listing in national, state, or local preservation registers? If so, specifïcally describe.
There are no known areas reserved for preservation.

4

Are there any landmarkso features, or other evidence of Indian or historic use or occupation? This may
include human burials or old cemeteries. Are there any material evidence, arÍifacts, or areas of cultural
importance on or trear the site? Please list any professional studies conducted at the site to identify such
resources.

There are no known archeologicalartifacts on the site.

u<

Describe the methods used to assess the potential impacts to cultural and historic resources on or near the
project site. Examples include consultation with tribes and the Department of Archeology and Historic
Freservation, archaeological surveys, historic mapsr GIS date, etc.
N/A

"/u.

Proposed measures to avoid, minimize, or compensate for loss, changes to, and disturbance to resources'
Please include plans for the above and any permits that may be required.
This project would not adversly affect any historical resources, therefore, no mitigation of impacts are
beinq orooosed.

Revised on 9/19/16
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14.

Transportation

,Ã-

Identify public streets and highways serving the site or affected geographic area, and describe proposed
âccess to the existing street system. Show on site plans'

ifany.

The site fronts, and willtake access from 244th St.

Vf

Is the site or affected geographic.area currently served by pubtic transit?
what is the approximate distance to the nearest transit stop?

If so, generally

describe.

If

not,

The site is currently served by public transit 0.1 miles away at 244th SI. SW & \Mitman Ave. N
(Stop #1710).

ái.

How many additional parking spaces would the compteted project or nonproject proposal have? How
many would the project or proposal eliminate?
2 oarkino soaces Der

d.

11x2=22 new oarkino soeces

Will the proposal require any nery or improvements to existing roadso streets, pedestrian, bicycle or state
transportation facilities not including driveways? If so, generally describe (indicate whether public or
private).
The proposal will not require any new public roads.

Revised on 9/19/16
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e.

Will the project or proposal

use (or occur

in the immediate vicinity of) water, rail, or air transportation?

If

so, generally describe.

No.

tr.

IIow many vehicular trips per day would be generated by the completed project? If known, indicate when
peak volumes would occur and what percentage of the volume would be trucks (such as commercial and
passenger vehicles). What data or transportation models were used to make these estimates?
9.52 ADT x 11 (new) units s 104.72 ADf

4

Witl the proposal interfere with, affect or be affected by the movement of agricultural and forest products
on roads or streets in the area? Ifso, generally describe.
No.

h.

Proposed measures to reduce orcontrol transportation impacts,

ifanyl

The development would be required to pay traffic mitigation fees. Payment will be made to the City of
Edmonds for traffic mitigation fees.

Reyised on 9/l 9/l 6
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(STAFF COMMENTS)

15.

Public Services

,1.

Woutd the project result in an increased need for public serwices (for example: Iire protection' police
protection, public transif health care, schools' other)? ffso, generally describe.
Yes; however, the level is not expected to be significant.

.4.

Proposed meåsures to reduce or control direct impacts on public services, if any:

Proposalwill generate new tax revenue. Payment to the Edmonds School District for school mitigation fees
Park mitigati on fees and traffic mitigation fees as required by code

16.
/^.

Utilities

Circle utilities currently available at the site: electricity, natural gas, water, refuse service, telephone'
s€wgr,

b.

Revised on 9/19/16

system, other:

Describe the utilities that are proposed for the project, the utility providing the service, and the general
construction activities on the site or in the immediate vicinity which might be needed.
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Electricity: Snohomish Countv PUD
Gas:'Puoet Sound Energy
Water & Sewer: Olympic View Water and Sewer DishicÉt
Tele,phone: Frontier Communications / Cable Television: Comcast
Refu se: Waste Management

C.

STGNATURE
I

declare under penalty of perjury laws that the above r¡nswers are
that the lead agency is relying on them to make its dccision.

tue and correct to the best of my knowledge. I

understand

3tevn
Date Submitted

Signature ofProponent

Revísed on 9/19/16
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D.

SUPPLEMENTAL SHEET FOR NONPROJECT ACTIONS
(do not use this sheetfor project actions')
these questions Í¡re very general, it may be helpfirl to read them in conjunction with the list of the elements of the

When
would

these questions, be aware of the extent the proposal, or the types of activities likely to result from the proposal,
item at a greater intensity or at a faster rate than if the proposal were not implemented. Respond briefly and in

general terms.

1.

How would the
toxic or hazardous

be likely to increase discharge to water; emissions to
or production of noise?

Proposal m€asures to avoid or reduce

2.

release

of

increases are:

How would the proposal be likely to affect plants'

fish, or marine life?

Proposed measures to protect or conserve plants, animals, fisht or

3.

air; production, storage, or

life are:

How would the proposal be likely to deplete cnergf or natural resources?

Proposed measures to protect or conssrve energ:y and natural resources are:

Revised on 9/19/16
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4.

IIow would the proposal be likely úo use or af,foct envi¡onmenra-Ily sensitive are¡s or areas designated (or eligible or
under study) for governmental protection; such as parks, wilderness, wild and scenic riversn threatened or endangered
historic or cultural sites, wetlands, floodplains, or prime farmlands?

specres

Proposed measures to

5.

such resources or to avoid or reduce impacts are:

How would the proposal be likely to affect

or shoreline

uses incompatible

and shoreline use, including whether it would allow or encourage land

with existing

Proposed measures to avoid or reduce shoreline and land use

6.

IIow would the proposal be liliety to incre¡se demands

on

are:

transportation

public services and utilities?

Proposed measures to reduce or respond to such demand(s) are:

7

Identify,

if

possibleo whether

the proposal may conflict with local, state, or federal laws

for

the

protection of the environmenl
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SEPA

Page 27

Attachment: Ex. 1: Staff Report +Attachments [Revision 2] (2163 : The Applicant is proposing to construct eleven (11) new detached singie-

6.2.a

of27

Packet Pg. 274

