
McMicken Court
4228 South 164th Street, Tukwila
 
 
Project Discussion
 
The proposed project consists of a building containing 9 market rent 2 Bedroom, 1 Bathroom 
apartments, and 3 commercial spaces. 4 of the apartments will be situated on the second and 
third floor each, one unit will be on the ground floor to comply with the American Disability Act 
and will be considered accessible. The apartments on the upper floors are accessible through 
two separate staircases that are situated on opposite ends of the building; providing easy 
access from either the public right of way or the parking lot. Each unit is assigned two parking 
spaces. All tenants will have access to a common laundry room.
 
Each of the commercial spaces will be approx. 950 sqft in size and will each have its own 
unisex accessible restroom. Each of the commercial units will be easily accessible from outside 
of the building; there are no common corridors. Since access to the units will be directly from 
the pedestrian walkway and from the parking lot, these units will be perfect for retail or office 
use. To make the commercial units attractive, and abundance of parking opportunities is be 
provided. Each unit will have its independent heat and cooling source. Proposed climate control 
are ducted gas forced air furnaces for heat and heat pumps for cooling.
 
Site Planning
 
The site borders on residential zoning to the East and South (LDR) and on commercial zoning 
(RCC and NCC) to the West and North. In order to facilitate a transition from the multi family 
use and the single family use of the adjoining zoning, we situated the building towards the West 
of the property (towards to commercial area), to allow for a visual transition from multi to single 
family use. To further mitigate the visual transition, we used the existing topographic feature 
namely the fact that the property slopes away from the street towards the North. By placing the 
building towards the lower part of the property it will appear smaller as viewed from the street 
since it will sit 5 feet below street level. This, too will help to create a more favourable visual 
transition towards the one story single family building on the adjoining properties. 
An extensive 10’ wide landscape buffer along the East side of the site will not only enhance this 
visual transition but will also provide screen to improve privacy.
To provide a physical transition between the project and the public right of way, we propose 
a 4’ wide pedestrian walkway from the street to the building situated towards the West of the 
frontage, and a drive-way for vehicular traffic towards the East of the front. In order to create a 
visual focus point for both entries, we propose extensive landscape features.
To reduce the visual impact of large paved areas, the parking lot area is broken up by five 
landscaped islands.
 
Building Design
 
The challenge of the design process is based on the proximity of the project to the LDR zoning, 
which is dominated by single family residences. That means that the proposed design should 
help to mitigate a transition from quasi commercial to residential use. To take this into account, 
the residential part of the proposed building contains many features that are usually attributed to 
residential construction like lap siding and vinyl windows. This will help with a more harmonious 
transition to the residential area. The commercial part of the building on the other hand uses 
architectural design features usually attributed to commercial building like the steel awnings, the 
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illuminated signs, and aluminum doors and windows. 
To avoid monotony of design, the facade of the building is broken up by using different siding 
materials, but also by cantilevering certain areas of the building. 
 
Shopping
The units will have easy access to shopping due to the proximity of the Safeway grocery store 
and the mall on the West side of 42nd Ave South. Southcenter Mall is a 10 minute drive away.
 
Recreation
Not counting the landscaped setback areas,  the project has a proposed recreation area of 
ca. 1805 sq ft, of which 305 sq ft. are designated as a picnic area complete with picnic table 
and BBQ. Further 1190 sq. ft will consist of lawn and there will be 310 sq. ft. of community 
gardens, where residents will be able to grow vegetables and flowers for their own use. Further 
opportunities for recreational activity will be Crestview Park, which is a one minute walk from the 
property.
 
Accessibility
The proposed project is centrally located between Interstate 5, Highway 99, and Highway 518. 
All ramps can be reached from the property within minutes. The five corner junction of South 
164th Street, 42nd Ave South and Military Road is an important focus point of this area and 
allow for an easy reach by car. The immediate area is served by Metro bus route 156. The 
Tukwila Light Rail station is 1 mile away.
 
Design
The proposed building is more than 100 feet away from the junction of Military Road/42nd Ave 
South 164th Street. The design of the proposed structure is of a traditional nature in order to 
fit into the neighborhood, which consists mainly of single family residence designed and built 
during  1940-1960 . The different color patterns of the building will help to differentiate between 
the commercial part of the building and the residential part.
 
Lighting
To provide a safe environment for tenants and visitors alike, proper illumination is essential. All 
walk and drive ways including the parking lot will be properly illuminated without creating glare, 
that would impact adjoining residences. The proposed light fixtures are mounted on the surface 
of the building under the awnings. The awnings not only prevent an uncontrolled dissemination 
of the light, but will also reflect the light downwards and out to illuminate the parking lot. The 
existing street light in front of the site, situated on the Southwest corner will provide adequate 
light at the street access level. Seattle City Light offered to install a second street light on the 
existing utility pole, which is situated on the Southeast corner of the site.
 
 
 

18



M
A

N
U

FA
C

TU
R

E 
 /

  C
O

D
E

B
EH

R
  -

  C
H

O
C

O
LA

TE
  C

O
C

O
S-

G
-7

60

B
EH

R
  -

  S
M

A
R

T 
 W

H
IT

E
73

0A
-1

B
EH

R
  -

  E
VE

N
IN

G
  H

U
SH

77
0F

-6

B
EH

R
  -

  M
A

N
H

AT
TA

N
  M

IS
T

76
0E

-2

E
X

T
E

R
IO

R
 C

O
L
O

R

f
l

w
w

w
.

f
l

o
w

d
s

.
c

o
m

42
28

 S
ou

th
 1

6
4t

h 
St

re
et

, T
uk

w
ila

 W
A

19

ana-l
Typewritten Text

ana-l
Typewritten Text

ana-l
Typewritten Text

ana-l
Typewritten Text
Attachment B: Colored Elevations



N
O

R
T

H
 E

L
E

V
A

T
IO

N

f
l

w
w

w
.

f
l

o
w

d
s

.
c

o
m

42
28

 S
ou

th
 1

6
4t

h 
St

re
et

, T
uk

w
ila

 W
A

20



W
E

S
T

E
L
E

V
A

T
IO

N

f
l

w
w

w
.

f
l

o
w

d
s

.
c

o
m

42
28

 S
ou

th
 1

6
4t

h 
St

re
et

, T
uk

w
ila

 W
A

21



S
O

U
T

H
 E

L
E

V
A

T
IO

N

f
l

w
w

w
.

f
l

o
w

d
s

.
c

o
m

42
28

 S
ou

th
 1

6
4t

h 
St

re
et

, T
uk

w
ila

 W
A

22



E
A

S
T

E
L
E

V
A

T
IO

N

f
l

w
w

w
.

f
l

o
w

d
s

.
c

o
m

42
28

 S
ou

th
 1

6
4t

h 
St

re
et

, T
uk

w
ila

 W
A

23



24



U
P

U
P

E
xi

st
in

g 
A

sp
ha

lt

B
en

ch

M
cM

ic
ke

n
C

ou
rt

S
pr

in
kl

er
 C

on
tro

l R
oo

m

P
ro

po
se

d 
P

ar
ki

ng
:  

   
   

   
   

   
   

   
   

2x
9=

18
   

fo
r r

es
id

en
tia

l  
   

   
   

   
   

   

3x
3=

 9
   

 fo
r o

ffi
ce

s 
   

   
   

   
   

   
   

   
  

27
  t

ot
al

 n
ee

de
d 

   
   

   
   

   
   

   
   

   
   

 

38
   

pr
op

os
ed

E
xi

st
in

g 
D

ay
ca

re
 P

ar
ki

ng

N
or

th

24
' w

id
e

ac
ce

ss

po
in

t f
ro

m

S
. 1

64
th

S
tre

et

10
' l

an
ds

ca
pe

 b
uf

fe
r t

yp
e 

II 
w

ith
 7

5%
 e

ve
rg

re
en

5'
 w

id
e 

la
nd

sc
ap

ed
 ty

pe
 II

20
' w

id
e

la
nd

sc
ap

e

ar
ea

 (t
yp

e 
I)

20
' w

id
e 

ea
se

m
en

t f
or

 p
ar

ki
ng

eg
re

ss
 a

nd
 in

gr
es

s 
al

on
g 

N
or

th

E
xi

st
in

g 
Fi

re
 H

yd
ra

nt

S
. 1

64
th

 S
tre

et
 (6

0'
 w

id
e)

42
28

 S
. 1

64
th

S
tre

et
, T

uk
w

ila

Ta
x 

Lo
t #

53
79

80
06

70
   

Ia
n 

H
am

ad
(2

06
)

33
1-

15
24

4'
 w

id
e 

ea
se

m
en

t f
or

 e
gr

es
s 

an
d

in
gr

es
s 

al
on

g 
th

e 
fir

st
 1

00
' a

lo
ng

W
es

t s
id

e 
of

 lo
t

18
0.

40
'

A
dj

ac
en

t Z
on

in
g 

N
C

C

A
dj

ac
en

t Z
on

in
g 

R
C

C

15
0'

18
0.

40
'

A
dj

ac
en

t Z
on

in
g 

LD
R

15
0'

P
.C

.

P
.C

.

P
.C

.

N
ex

t
in

te
rs

ec
tio

n:

42
nd

 A
ve

 S

E
le

ct
ric

 M
et

er
s

10
'x

30
'

Lo
ad

in
g

Zo
ne

G
ar

ba
ge

 a
nd

 R
ec

yc
lin

g

D
um

ps
te

rs
 e

nc
lo

su
re

W
al

k 
w

ay
 ra

m
p

FD
C

30'

12
'

12
'

6'10

17'2

8'
4

8'
4

17'2

19'

24'

2'6

Li
gh

t F
ix

tu
re

 (t
yp

.)

13
 - 

10
 c

an
dl

e 
fo

ot

9 
- 5

 c
an

dl
e 

fo
ot

4 
- 1

 c
an

dl
e 

fo
ot

4 
- 1

 c
an

dl
e 

fo
ot

 fr
om

 
ex

is
tin

g 
st

re
et

 li
gh

t

4 
- 1

 c
an

dl
e 

fo
ot

 fr
om

pr
op

os
ed

 s
tre

et
 li

gh
t

25

ana-l
Typewritten Text

ana-l
Typewritten Text

ana-l
Typewritten Text

ana-l
Typewritten Text

ana-l
Typewritten Text

ana-l
Typewritten Text
Attachment C: Site Lighting Plan

ana-l
Typewritten Text

ana-l
Typewritten Text

ana-l
Typewritten Text



26



Wall Mounted Lighting Fixture (typ.)

6.5" x 10" x 4"
Cast Aluminum and Polycarbonate

111 North River Road
North Aurora, IL 60542
Phone: (800) 323-5664

Fax: (630) 897-0573
sales@belson.com

CONCRETE

3/8" ANCHOR ROD
GRADE

GRANULAR
NATIVE SOIL

10"

36-3/4"±1"

9-7/8"

39-1/8"±1"

37"±1/2"

47"±1/2"
2" SCHED 40 PIPE
( 2-3/8" O.D. )

GRADE

ELEVATION VIEW
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