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Applicant Name: Joyce L. Maund for Lakeside Properties, LLC

Address of Proposal: 110 Boren Avenue South.

SUMMARY OF PROPOSED ACTION

Master Use Permit to establish use for future construction of a 320 square foot restaurant with drive-
thru. The proposa includes the inddlation of a modular trailer structure (32 X 9.83'). Additiondly,
the exidting gas gation (Lloyds Rocket) use will remain.

The following approvas are required:

Administrative Conditional Use - To dlow establishment of a restaurant use with drive-in
lanesin aNeighborhood Commercid Three zone (SMC Chapter 23.47.006.B.1).

SEPA DETERMINATION: [X] Exempt [ ] DNS [ ] MDNS [ ] EIS
[ 1 DNSwith conditions

[ 1] DNSinvolving non-exempt grading or demolition
or involving ancther agency with jurisdiction

BACKGROUND DATA
Site and Vicinity Description
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The subject property is atriangular shaped lot thet fronts
adong East Yeder Way to the north, 12th Avenue South to
the south, and Boren Avenue South to the west near the
edge of the centrd Didtrict neighborhood. The subject lot
occupies an entire block, encompassing a land area
approximately 14,400 square feet in a Neighborhood
Commercid Three zone with a heght limit of 65 fegt
(NC3-65). The ste dopes moderately downward from
its northwest corner to its southern-most corner,
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approximately 16 feet over a distance of 220 feet. The principle structure, a one-story abandoned gas
sation (Lloyd's Rocket) has become derdict over the intervening years. The Ste aso features a
billboard sgn devated above the one-story structure.  Access to the development ste is obtained
through two curb cuts dong each street frontage, for atotal of six curb cuts with a minimum dimension
of 20 feet each. Each abutting direet is an arteria right-of-way with on-sireet parking redirictions. The
res of the dte has been paved over with little to no landscaping. The development Ste Sits d a
prominent location, aintersection that serves as a threshold to anumber of neighborhoods including
Centrd Didrict, Firg Hill, Capitol Hill, Mount Baker, and North Rainier Vdley.

Recently the subject lot has undergone site improvements in preparation for future land use and
congtruction actions. Debris has been removed, exterior and interior superficid enhancements have
occurred during the past few months.

Devdopment in the vicinity conssts of a mixed resdentid, commercid, and inditutional uses. To the
west across the centerline of Boren Avenue South the zoning changes to Resdentid Multi Family,
Lowrise Three (L-3) with an dengty limit of one unit per 800 square feet. Seettle Housng Authority’s
Yeder Terrace Housing Development dominates this zoned area. To the north across East Yeder Way
Resdentid Multi Family, Midrise (MR) with a height limit of 60 feet and NC3-65 zones. The MR zone
supports the easternmogst section of Yeder Terrace Housing Devdopment.  Commercid usesinduding
generd retall, manufacturing, and automotive repair uses are found within the NC3-65, besides a
number of residentia uses. Seettle Public School’s Bailey Gatzert Elementary School is located across
12" Avenue South which features a spacious playfidd. The genera development pattern in the area
consgs of one and two-story structures.  Topography in the area dopes moderately from the crest of
the Firgt Hill (to the northwest) downward to the southeest.

Proposal Description

The proposa is to establish “The Rocket” restaurant drive-thru espresso stand. The new fadlity is
respecting the historical iconic sgnificance of Lloyd's Rocket gas dtation that has deep roots in the
community. The project includes the inddlation of a 32 foot by 9 foot 10 inch portable building
adjacent to the East Yeder Way frontage. The structure will encompass an area of gpproximately 314
square feet and extend 9 feet above grade. The structure will be sited between two existing curb cuts.
The owner proposes to establish adrive-in espresso stand. The drive-in lane will be located between
the portable building (along the south facade) and the exigting gas station structure. Five vehicle queuing
gpaces will be provided in the drive-in lane. A wak-up window is proposed to be placed adong the
north facade to accommodate pedestrian customers along East Yeder Way. No accessory parking
gpaces will be provided at the development site.

Public Comment

Date of Notice of Application December 30, 2004
Date End of Comment Period: January 12, 2005
# L etter(s) Received 0

Issues:. No comments were received during the public comment period.
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ANALYSIS- ADMINISTRATIVE CONDITIONAL USE

Chart A for Section 23.47.004 of the Seattle Municipa Code provides that restaurants with drive-in
lanes are dlowed in Neighborhood Commercid Three zones subject to Adminigirative Conditional Use
review and gpprova. The proposed 314 square foot restaurant with drive-in lane is considered a drive-
in lane occupation as defined by the Code in section 23.84.008. Thus the proposd is subject to the
requirements for conditiond usesin commercia zones outlined in SMC 23.47.006. Sections 23.47.006
B 1 athrough d setsforth criteria to be used to evaluate and/ or condition the proposa. The gpplicable
criteria are discussed below.

A. General Provisions

(SMC 23.47.006.A1) provides that “ The use shall not be materially detrimental to the
public welfare or injurious to property in the zone or vicinity in which the property is
located.”

There is no indication nor has any evidence been submitted which indicates that the operation of a
restaurant drive-in business on the subject site would be materidly detrimentd to the public welfare or
injurious to property in the zone or vicinity in which the property islocated. Higtoricdly, the gas station
use (Lloyd's Rocket) had three gas pumping bays that had a greater impact with vehicles entering and
exiting the subject Ste. A temporary use permit to dlow the operation of the drive-in espresso stand
was granted (MUP 2408998, approved on 11/26/04) at the subject site with no incidences reported
related vehicles maneuvering on and around the Site.

(SMC 23.47.006.A2) provides that “In authorizing a conditional use, adverse impacts
may be mitigated by imposing any conditions needed to protect the public interest.
The director shall deny or recommend denial of a conditional use if it is determined
that adver se impacts cannot be mitigated satisfactorily.”

No adverse impacts have been identified.
B. Criteria

(SMC 23.47.006.Bla) provides that “The design of the structure, including
architectural treatment, signage, landscaping and lighting is compatible with other
structuresin the vicinity;”

The triangular shaped development Site is stands apart from other parcels in the areaand is highly visble
from al dreet frontages. With out exception the subject lot’s existing structure (LIoyd's Rocket gas
dation) isauniquely designed building with art deco features, with no equd in the vicinity. Architecture
in the surrounding area & fairly nondescript and lacks particdar style.  The proposed single story
dructure is rectangular in shape with two windows to accommodate a drive-through and pedestrian
walkup window. The gructure has been located in an inconspicuous location & the development Site,
goproximately one foot from the north property line to minimize visud impacts

Under new ownership, the gas dation dructure has undergone a superficid facdift which has visudly
enhanced the subject ste. The modular structure has been skinned to match to color and texture of
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principle structure at the development Ste.  Decorative light fixtures, hanging flower baskets have
enhanced the design theme. The Site has been landscaped to provide a visua frame to strengthen the
design composition. The proposed architectural-theme includes copper and rust tones, gazing and
metd sding.

A drive through lane would run between the exigting structure, underneath a canopy that once served as
a gas pumping bay, and the newly instdlled modular structure.  The drive through lane has been sited
where any noise generated by the drive through will have the least impact on the residences to the north
The ambient noise generated by Boren Avenue South, is anticipated to dampen any noise associated
with the drive-in espresso stand. A pedestrian walkup window is proposed aong the north sde of the
building, adjacent to East Yeder Way, to limit potentia conflicts vehicle traffic. Access to the
development ste will be controlled with a traffic attendant if warranted; one curb cut will be closed- off
with another gated. Four curb cuts will feature ingress'egress arrows to control access.

Commerciad gructures at the intersection of East Yeder Way and 12 Avenue feature nondescript
facades with blank wals. To the east of the subject lot, a landscaped buffer zone provides a physical

separation from Gatzert Elementary School. To the west across Boren Avenue South, Yeder Terraceis
elevated above the right-of-way providing no access. Thus the desgn of the dructure and Steis
compatible with other structures in the vicinity by maintaining design integrity of origind spirit of Lloyd's
Rocket.

(SMC 23.47.006.B1b) provides that “ Appropriate litter-control measures are;”

The proposed plan includes litter receptacles at the development site. The garbage storage areawould
be located ether adjacent to the south fagade of the existing gas station structure or in the south corner
of the site and will be screened by an enclosure.  Landscaping measures will be indituted to soften the
screened walls. The applicant has dso indicated that there employees will exercise diligence on adaily
bassin mantaining thisarea. Thus, gppropriate litter control measures will be provided.

(SMC 23.47.006.B1cl) provides that traffic, circulation and parking impacts does not
cause “ significant additional traffic impacts to circulate through adjacent residential
neighborhoods;” or

The subject ste and surrounding area is zoned Neighborhood Commercia Three, Commercid One,
Resdentid Midrise and Resdential Lowrise. Access to Yeder Terrace Housing Development is
located within the resdentid zones and has limited access avay from the subject block, so traffic
impacts to resdentia areas are not anticipated. Therefore, no mitigation is necessary.

(SMC 23.47.006.B1c2) provides that traffic, circulation and parking impacts does not
“disrupt the pedestrian character of an area by significantly increasing the potential
for pedestrian-vehicle conflicts;” or

The exiding curb cut located east of the intersection of Boren Avenue South and East Yeder Way will
be gated off by the proposed project. A pedestrian walkup window will be located near the second
curb cut dong East Yeder Way near the entrance only ingress driveway to separate pedestrians and
vehicles. Pededtrian activity around the Ste's perimeter upon the sdewak will be highly visble from the
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surrounding rights-of-way and exiting lane. It is anticipated that this vishility will help to safeguard
potentia conflicts. The owner has stipulated that employees will be designated to contral traffic if need
arises to direct on-gtetraffic. The potentid for pedestrian-vehicle conflicts is therefore reduced.

(SMC 23.47.006.B1c3) provides that traffic, circulation and parking impacts does not
“create traffic or access problems which will require the expenditure of City funds to
mitigate;” or

Two of the Sx exiding curb cuts will be diminated as a result of this proposd. Vehicular traffic will
access the gte excludvely from Boren Avenue South and East Yeder Way which will lessen the
potential for traffic or access problems. The 12" Avenue South frontage is proposed for exiting only.
During the period of the temporary use permit (MUP 2408998) no reports of traffic impacts have been
noted by SDOT or other City Departments. Therefore, no mitigation is necessary.

(SMC 23.47.006.B1c4) provides that traffic, circulation and parking impacts does not
“interfere with peak-hour transit operations, by causing auto traffic to cross a
designated high-occupancy vehicle lane adjacent to thelot;” or

Traffic entering and exiting the site from the west (Boren Avenue South) and east (12" Avenue South)
are redricted from meaking left turns due to traffic curbs which precludes Ieft turns from the sSte.
Although, East Yeder Way features a doubled stripped yellow centerline, Ieft turns are dlowed. Traffic
will not be required to cross a high-occupancy vehicle (HOV) lane as there is not an HOV lane
adjacent to the lot. Additionaly, parking is not proposed at the development site.

(SMC 23.47.006.B1c5) provides that traffic, circulation and parking impacts does not
“cause cars waiting to use the facility to queue across the sidewalk or onto the street;”
or

The proposed drive-through lane has been designed for five cars to queue for this business. Any
overflow from the queue can be accommodated on the site. The length of the queue areain addition to
the “stacking” area is designed to accommodate up to thirteen (13) vehicles before reaching acriticd
point. As discussed previoudy employees will exercise traffic management when warranted. As such, it
is not anticipated that cars waiting to use the facility will queue across the sdewak or onto the Street.

(SMC 23.47.006.B1c6) provides that traffic, circulation and parking impacts does not
“interrupt established retail or service frontage designed to serve pedestrians.”

The subject site is located on a block that serves no other businesses. The ingdlaion of the modular
unit is Sted adjacent to East Yeder Way with a pedestrian walk-up window aong its north facade. It is
anticipated that pedestrians will access the walk-up window from the adjacent blocks to the wes,
north, and east, with no apparent interruptions to surrounding retail activities. The anticipated traffic
flow will be limited and accommodated on-Ste, reducing off-Ste impacts onto the adjacent street
system.  Additiondly, landscaping is being proposed to facilitete pedestrian flow to and from the
restaurant. Thus the proposed “Rocket” restaurant will not interrupt any established retail or service
frontage designed to serve pedestrians.
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The conditiond use andysis and generd project description noted above to alow the proposed
“Rocket” restaurant to operate in a Neighborhood Commerciad Three zone revedls that the proposa
will not be materidly detrimentd to the public welfare or injurious to property in the zone or vicinity in
which the property is located.

DECISION-ADMINISTRATIVE CONDITIONAL USE

The conditiona use gpplication is APPROVED WITH CONDITIONS asindicated at the end of this
document.

CONDITIONS-ADMINISTRATIVE CONDITIONAL USE PERMIT

N on-appea able conditions

The owner/gpplicant shdl:

1 Embed dl conditions of gpprova into the cover sheet on the updated MUP plan set and dl
subsequent building permit drawings.

Prior to issuance of MUP

The owner/gpplicant shal update plans to show:
2. Curb cut dimination dong 12" Avenue South, gate feature along East Yeder Way.
3. Location of new gtreet tree as approved by Bill Ames, City of Sesttle Forrester.

Prior to the finalization of Construction Permit

4, Secure a street use permit to close off al curb cuts that will not lead to vehicle queuing lanes or
on-dte maneuvering aress.

5. Compliance with dl conditions must be verified and approved by the Land Use Planner for the
area, Bradley Wilburn, ph.: 206.615.0508, at the specified development stage, as required by
the Director's decison. The applicant/responsible party are responsble for arranging an
appointment with the Land Use Planner a least three (3) working days prior to the required
ingoection. The Land Use Planner shdl determine whether the condition requires submission of
additiona documentation or field verification to assure that compliance has been achieved.

Sgnaure _ (9gnature on file) Date: _ July 18, 2005
Bradley Wilburn
Land Use Planner
Department of Planning and Development
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