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INTRO and PROJECT UPDATES
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PROJECT SCHEDULE and 
MUP STATUS

RECENT MILESTONES:

• Substation 60% Design          March 2014
• Denny Network Phase 1 60% Design       March 2014
• Draft Environmental Impact Statement (DEIS) Public Notice  March 27th
• Master Use Permit (MUP) Submitted       April 1st

UPCOMING MILESTONES:

• Denny Network Phase 1 & 2 Design Complete     4th  Quarter  2014
• Substation Design Complete         4th  Quarter  2014
• Final Environmental Impact Statement (FEIS)      4th  Quarter  2014
• Denny Network Construction Start        1st  Quarter  2015
• Substation Construction Start         2nd Quarter  2015
• Denny Network Phase 1 & 2 Physical Completion    4th  Quarter  2016
• Substation Energization          4th  Quarter  2016
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D.E.I.S. UPDATES / 3 ALTERNATIVES
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DENNY SUBSTATION PROJECT 2-3 DESCRIPTION OF PROJECT AND ALTERNATIVES 
MARCH 27, 2014  DRAFT EIS 

Figure 2-1.  Proposed Denny Substation Project Components  
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Aesthetics 
Analysis 

• Existing and 
expected 
development 
 

• Guided by City SEPA 
polices: 
o Height bulk, and 

scale 
o Scenic view 

protection 
o Light and glare 

 



Aesthetics Context 



Visual Simulation Locations 



Birdseye view looking NW 



Birdseye view looking NW at SA1 



Birdseye view looking NW at SA2 



Birdseye view looking NW at SA3 



Street view looking SE at SA1 from 
John Street 



Street view looking SE at SA3 site  from 
John Street 



View looking NW at SA3 from Denny Way 



View looking south at SA3 from Pontius Ave N 



View of SA3 from David Colwell Building 



View of SA3 from Mirabella 



View of SA3 from SCCA Building 



NBBJ View Analysis 



Table 3-2 Footprint and Façade Length of Substation 
Alternatives and Adjacent Buildings 

   Footprint Façade Length (feet) 
Substation Alternatives1     
    East West North South 
Substation Alternative 1 
(SA1) 63,500 square feet 250 250 220 220 

Substation Alternative 2 
(SA2) 95,250 square feet 290 260 220 320 

Substation Alternative 3 
(SA3) 111,500 square feet 290 360 260 420 

Adjacent Buildings     
    East West North South 
The Brewster Apartments 6,000 square feet 60 60 100 100 
Mirabella Seattle Retirement 
Community  88,400 square feet 340 340 250 250 

Proposed Lexas Towers 55,000 square feet 330 330 350 350 
David Colwell Building 15,000 square feet 80 160 120 60 
Feathered Friends 9,600 square feet 80 80 120 120 
1370 Stewart Street Building 3,600 square feet 40 40 80 90 
Recreational Equipment, 
Incorporated (REI)  43,500 square feet 290 290 250 150 

Alley 24 Apartments 14,000 square feet 120 120 120 120 
Seattle Cancer Care Alliance 
(SCCA) 14,000 square feet 120 120 120 120 



Table 3-3 Height of Substation Screen 
Walls Closest to Adjacent Buildings 

Adjacent Buildings (# of stories) 
Substation 

Alternative 1 (SA1) 
(feet) 

Substation 
Alternative 2 (SA2) 

(feet) 

Substation 
Alternative 3 (SA3) 

(feet) 

The Brewster Apartments (3 stories) 44 43 30 

Mirabella Seattle Retirement Community (12 
stories) 

44 25 20 

US Healthworks Building (2 stories) 34 25 20 

Proposed Lexas Towers (40 stories planned) 34 33 35 

David Colwell Building (6 stories) 34 25 35 

Feathered Friends (2 stories) 38 25 28 

1370 Stewart Street Building (2 stories) 38 25 28 

Alley 24 Apartments (7 stories) 38 38 28 

Seattle Cancer Care Alliance (SCCA) (6 stories) 44 43 30 

  



PUBLIC INVOLEMENT PROCESS- 
STEPHERSON & ASSOCIATES COMMUNICATIONS 
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Slide 2 

2012	&	2013	Public	Involvement	Summary	by	the	Numbers	

The following summarizes our outreach methods and their results. 

Presentations and Briefings 
 21 presentations to community organizations attended by more 

than 350 individuals  
 350+ questions and comments were received and answered at 

these briefings 
 4 Seattle City Council briefings 
 4 Seattle Design Commission briefings 
 

Public Meetings 
 Three open house/scoping meetings 
 One design specific public meetings 
 14 organizations formally partnered with project to 

help promote event and broaden its reach 
 

Community Forums 
 Three community forums attended by representatives 

from 25 different community organizations  
 Project Overview 
 Substation Design and Public Benefits 
 EIS and Art Concepts 

Website
 15,500+  unique page views of the project website 
 261 subscribers to the project email list  
 

Project Notice 
 Two mailers of more than 24,000+ to the project area 
 One mailer of 4,000+ to stakeholders near substation 
 

Media Coverage
 15+ media stories

	

• Project website: www.seattle.gov/light/denny/dennysub
• A project email address: SCL_dennsysub@seattle.gov
• Project hotline, (206) 257-2142
• Public open houses
• Community Forum (Stakeholder Group)
• Presentations and briefings to stakeholder groups and organizations
• Media outreach 
• Project area mailers
• Door-to-door 
• Seattle City Council briefings

COMMUNICATION METHODS 2012-2013 PUBLIC INVOLVEMENT BY THE NUMBERS

RECENT OPEN HOUSE - MARCH 31, 2014
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Slide 3 – What we have heard 
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COMMISSIONER COMMENTS FROM 
PREVIOUS PRESENTATIONS
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Our presentation directly addresses the Commission’s recommendations that followed the Design Commission meetings of June 6, 
2013 and November 11, 2013:

Comments from June 6, 2013 - 30% Design

1. Embrace scale of building; emphasize how it provides positive experience to the neighborhood; human scale.
2. Develop all edges of the building – i.e. 5th façade, alley, John Street.
3. Develop how building interacts with the landscape surroundings on ramps and facades.
4. Work with SDOT on pedestrian crossings, bus stops; leverage the SDC for assistance in this.
5. Sustainability: Develop and put it at the forefront given the relation to SCL.
6. Develop programming with educational components and sustainability that relate to the facility.
7. Consider undergrounding overhead power adjacent to proposed arena projects.
8. Organize Ramp Design to interconnect with existing pedestrian patterns in the neighborhood; currently this appears only driven  
 by building form.

Comments from November 11, 2013 - Urban Design Merit 
 (from official Draft of Minutes of the Meeting - distributed March 21, 2014)

1. The diagrammatic and traffic information was especially useful.
2. Please provide more information on pedestrian movements. 
3. In future presentations, spend more time explaining each of the facades and the “roof” of the structure. 
4. Better explain how the elevated walkways function within their proximate and larger context.  Be aware that generally the   
 commission questions taking people away from street level. 
5. Provide additional information on shading of the open spaces. 
6. Reexamine the narrowness of the triangular open space at the point where it reaches Denny and Minor. 
7. Present how the art is integrated into the project.
8. At each presentation, explain how previous recommendations of the commission were addressed. 
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S.D.O.T.  FINDINGS ON DENNY 
PEDESTRIAN CROSSINGS
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URBAN DESIGN MERIT - 
REQUEST FOR APPROVAL

2

Denny Substation  |    Design Commission  - Urban Design Merit | 60% Design | Public Benefits  -  April 3, 2014      32

DRAFT



SITE AND CONTEXT
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MODAL NETWORK DISCUSSION
VEHICLES, TRANSIT, PEDESTRIAN, and BICYCLE
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9 BLOCK AREA: STREET GRID

EXISTING STREET NETWORK
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BUS NUMBER

ZIP CARS

BUS STOPS

300 RIDERS ON; 100 RIDERS OFF
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WASTE/RECYCLING ZONE

LOADING ZONES

ENTRANCE

ACCESS AND SERVICE
EXISTING

BREWSTER ACCESS

30’0”
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BREWSTER ACCESS

WASTE/RECYCLING ZONE

LOADING ZONES

ENTRANCE

ACCESS AND SERVICE
PROPOSED

73’6”

50’0”
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CURRENT OBSERVED 
PEDESTRIAN AND BICYCLE 

ROUTES

9 BLOCK AREA: PEDS and BIKES
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parking lot
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POINTS of INTEREST / DESTINATIONS
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EXISTING PEDESTRIAN EDGES
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DENNY STREETSCAPE CONCEPT PLAN

DENNY WAY SIDEWALK:
PROPERTY LINE LOCATION ZONE OF MIN. REQUIRED RIGHT OF WAY
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DENNY STREETSCAPE CONCEPT PLAN

DENNY WAY SIDEWALK:
PROPERTY LINE LOCATION DENNY WAY SIDEWALK:

SIDEWALK  WIDTH ADJUSTED TO ADDRESS 
SDOT STREETSCAPE CONCEPT PLAN
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ENHANCED ALLEY CONCEPT
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ENHANCED ALLEY CONCEPT
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ENHANCED ALLEY CONCEPT
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ENHANCED ALLEY CONCEPT
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CASCADE NEIGHBORHOOD STREET CONCEPT PLAN
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EQUIPMENT FOOTPRINT RATIONALE
NO STREET VACATION vs. STREET VACATION
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equipment 
enclosure

Brewster Apartments

equipment 
enclosure

NO VACATION OF PONTIUS 

• Equipment layout dispersed on 
discontiguous parcels and not optimal for 
daily operations

• Increased operational difficulty in 
emergency and non-normal operational 
situations.

• Complexity of security management is 
increased

• Safety risk for crews and public beyond 
conventional substation construction 
approach

• Increased maintenance and capital 
improvement costs

• Road and sidewalk closure for maintenance 
and capital improvements will be required

• Visual acuity between sides is challenging 
for operation

• Requires below street level vacation

• More vulnerable to destructive external 
attach than conventional substation design 

• Higher cost of initial construction
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VACATION OF PONTIUS

Pontius Street Area and
Dimensions of Vacation 
Request:

• approximately 21,600 SF
• 60’ wide and 360’ long

Denny Substation  |    Design Commission  - Urban Design Merit | 60% Design | Public Benefits  -  April 3, 2014      55

DRAFT
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STRUCTURE LAYOUT AND 
TRUCK ACCESS ROUTES
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EQUIPMENT LAYOUT, 
POWER DISTRIBUTION, AND 
TRANSMISSION ROUTING
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• Equipment layout occurs on Parcel 2, a 
portion of Parcel 1, and over Pontius Street.

• Substation facility is accessible at grade for 
ease of maintenance and safety.

• Distribution lines occur slightly below 
grade as per standard for ease of access, 
maintenance, and lower cost.

• Unassigned open space affords 
opportunities for potential public 
amenities.

• Creates a unique condition for 
experiencing the neighborhood, art, and 
the substation

• Serves as a prominent landmark for the 
city and the neighborhood

• Current costs are aligned with anticipated 

baseline project cost
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PROPOSED STREET NETWORK
VACATION OF PONTIUS AVE. N.
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substation footprint

PUBLIC OPEN SPACE

“THROUGH BLOCK” CONNECTION

OPTIMIZED SUBSTATION FOOTPRINT
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VACATION OF PONTIUS

lifted edges of the substation become an extension of the ground plane; 
the elevated planes give relief from the congestion of Denny Way and

provide unique views and experience of the city
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VACATION OF PONTIUS

facade articulation of solid vs. translucent zones for revealing the inner 
workings of the substation
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9 BLOCK AREA: STREET GRIDS
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PROPOSED CIRCULATION AT SITE EDGES
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BULK and SCALE COMPARISON
NO STREET VACATION vs. STREET VACATION
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NO VACATION OF PONTIUS
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MINOR PONTIUS ALLEY STEWART
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MINOR PONTIUS ALLEY STEWART

 - BULK, LIGHT AND AIR

NO VACATION OF PONTIUS
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MINOR PONTIUS ALLEY STEWART

 - BULK, LIGHT AND AIR

VACATION OF PONTIUS
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DESIGN FRAMEWORK

3
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THE STORY OF WE.
SEATTLE CITY LIGHT



WE livE. WE WORk. WE plaY.



WE builT THE FiRST FORd FacTORY WEST OF THE MiSSiSSippi 
in 1914.



in THE 1950S WE FOugHT FOR OuR pRESERvaTiOn TO kEEp a 
HigHWaY FROM SpliTTing OuR nEigHbORHOOd in HalF.



WE HavE a lEgacY OF bEing HOME TO THE ciTY’S ManuFac-
TuRing and induSTRial TiTanS – MacHinE SHOpS and bREW-
ERiES, SaWMillS and bOaT YaRdS. 



nOW, WE aRE HOME TO THE ciTY’S TEcH gianT and WE livE On 
aS a Hub OF innOvaTiOn in a digiTal WORld.



We are caScadE nEigHbORS.



WE bElOng TO a ciTY FOundEd bY piOnEERS WHO naMEd THE 
EaRlY SETTlEMEnT aFTER a naTivE aMERican cHiEF WHOM 
THEY RESpEcTEd and TRuSTEd. 



A chief who fought for nAtive AmericAn lAnd rights And 
plAnted the seeds of environmentAl preservAtion in the 
spirit of our forefAthers.



Today The spiriT of The pioneer lives on in The many 
flourishing indusTries like biomedicine, Technology and 
aircrafT, and The spiriT of preservaTion is ingrained in 
our culTural dna.



Legendary cuLturaL icons Like Jimmy Hendrix and Bruce 
Lee Have roots Here. 



our city is home to the country’s most diverse zip code. 



WE’vE livEd THROugH FiRES, EaRTHquakES, vOlcanOES and 
FlOOdS and HavE cOME OuT STROngER, TOugHER, RESOlvEd 
TO bE a pEOplE OF cOMMiTMEnT.



We are SEaTTlE.
We are caScadE nEigHbORS.



aS a ciTY, WE didn’T WaiT FOR a MOdEl TO EMulaTE and WE 
bEgan building a uTiliTY inFRaSTRucTuRE bEFORE THE ligHT 
bulb WaS pERFEcTEd.



OuR ROOTS OF RallYing againST cORpORaTE gREEd gO back 
TO THE laTE 1800S WHEn WE bEgan TO buY pRivaTE uTiliTY 
cOMpaniES WHO WERE gOuging THE MaRkET.



and bEcauSE WE likE TO bE FiRST, WE WERE THE naTiOn’S 
FiRST caRbOn nEuTRal uTiliTY cOMpanY, and WE HavE THE 
lOngEST Running cOnSERvaTiOn iniTiaTivE in THE uS.



WE WERE THE FiRST public uTiliTY TO OWn and OpERaTE a HY-
dRO ElEcTRic FaciliTY.



We are SEaTTlE ciTY ligHT.

We are caScadE nEigHbORS.
We are SEaTTlE.



OuR WORk in HYdRO ElEcTRic HaS inSTillEd in uS a gREaT 
RESpEcT FOR THE WaTER WHOSE pOWER WE HaRnESS. 



THE STREaMS and RivERS and lakES WHO SHaRE THEMSElvES 
WiTH uS bElOng TO a land SHapEd bY EOnS. a land THaT HaS 
bEEn inHabiTEd bY indigEnOuS pEOplE FOR 8,000 YEaRS.



a land THaT HaS bEEn HOME TO glaciERS, MOunTainS, lakES, 
RivERS, vOlcanOES, FORESTS, THE Wild OF THE Wild.



TOdaY THE land inviTES HikERS, SkiERS, FiSHERMan, gEOlO-
giSTS, and RESpiTE SEEkERS.



OuR land nOT OnlY SuSTainS OuR liFE, iT inSpiRES iT.



We are THE nORTHWEST.

We are caScadE nEigHbORS.
We are SEaTTlE.

We are SEaTTlE ciTY ligHT.





60% DESIGN- 
REQUEST FOR APPROVAL

4
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60% DESIGN
“STAND UP” PORTION OF THE PRESENTATION:

REVIEW PHYSICAL MODELS, MATERIAL SAMPLES and PRINTED BOARDS
AS PART OF THE 60% DESIGN and THE 

INITIAL PUBLIC BENEFITS UNDER CONSIDERATION

(see APPENDIX section for presentation materials)
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1.  Minimum Façade Height - SMC 23.48.014-A.2
a. Waiver for Development Standard - The Enclosure height along Denny Way is less than the required 25'.  The 
intent of the code is for developments to maintain continuity and contribute to the quality of public realm at the 
street edge.
b. Justification - A Council Waiver for Development Standard is requested for a segment of the facade along 
Denny Way that is below 25' due to the unique geometry of the project.  The average facade height of the Denny 
Way facade is 27’ to meet the intent of the requirement.  The portion that drops below 25' is important to the 
architectural response to unique urban condition and project type.  The site is located at a key intersection of 
Downtown, Capitol Hill and Cascade neighborhoods.  The location is an intersection of the two major urban grids 
in Seattle and is a distinctive point of transition both in character and geometry for the neighborhoods.  One of 
the opportunities of the project is to leverage the sense of open space and maximize the amenity of access to light 
and air.    The segment along Denny that is lower has purposeful intent to acknowledge the axial relationship to 
Virginia as well as the intent to help welcome and draw pedestrian activity to the open space developed as part of 
the project and maximize the amount of light that is available to the open space.

2.  Permitted Setbacks - SMC 23.48.014-A.3
a. Waiver for Development Standard - Setbacks exceed the maximum 12' requirement on John and Minor.
b. Justification – The increased setbacks are a response to public benefit features, urban merit, and SCL program 
requirements. Public open space is being provided on both John Street and Minor Avenue. The substation also has 
a functional requirement to be setback from John Street for vehicle access clearance.

3.  Façade Transparency Requirements - SMC 23.48.014-D.1
a. Waiver for Development Standard – Both Denny Way  and John St. do not meet the 60% transparency require-
ment.  Denny Way has 54% and John Street is 18%.
b. Justification - Due to (NERC) regulatory requirements for substations, visual access within the substation must 
be limited.  As intent to meet the transparency requirements, translucent glazing has been provided to allow 
transmission of light and to create facade variations both in daytime and nighttime conditions.  The changing geo-
metrical planes of the facades are made to meet the intent of the requirement to create interesting variation and 
engaging authentic street level facades experiences that do not rely on storefront mimicry.

4.  Blank Façade Limits - SMC 23.48.014-D.2 & SMC 23.48.014-D.3
a. Waiver for Development Standard – Both Denny Way  and John St. do not meet the 60% transparency require-
ment and because of this the facades do not explicitly meet the Blank Façade Limits.
b. Justification - Due to (NERC) regulatory requirements for substations, visual access within the substation must 
be limited.  As intent to meet the transparency requirements, translucent glazing has been provided to allow 
transmission of light and to create facade variations both in daytime and nighttime conditions.  The changing geo-
metrical planes of the facades are made to meet the intent of the requirement to create interesting variation and 
engaging authentic street level facades experiences that do not rely on storefront mimicry.

5.  Green Factor - SMC 23.48.024-A.2 (SMC 23.86.019
a. Waiver for Development Standard - Landscaping that achieves a Green Factor score of .30 or greater.  The site 
is unable to meet this requirement.
b. Justification  - A Council Waiver for Development Standard is requested. While it is not feasible to meet the 0.3 
green factor points for this site due to programmatic infrastructure for the substation, we have strived to imple-
ment sustainable features as much as possible. The site includes bioretention cells to collect stormwater runoff 
from the alley. Additionally, a runnel collects stormwater runoff from the open space, John Street streetscape, and 
elevated walkway. Planting soil depth has been increased to a minimum of 24” in tree, shrub, groundcover, and 
lawn areas which will increase infiltration and reduce stormwater runoff. This will also provide a healthier growing 
environment for plants and reduce the overall amount of water needed for irrigation. Due to clearance require-
ments from underground utilities, tree planting is limited, but trees are provided wherever possible. The space 
above the substation needs to remain open, precluding a green roof, however, plantings similar to a green roof 
have been provided on the elevated walkway. Streetscape improvements include a continuous planting strip on all 
three sides of the site. Of the 37,671 sf of available open space inside the right-of-way, 100% is publicly acces-
sible and 30% is planted with trees, shrubs, and groundcovers.

6.  Accessory Surface Parking - SMC 23.48.034-C.3
a. Waiver for Development Standard - An area designated for food trucks is proposed on the site adjacent to 
John Street and this is interpreted as Accessory Surface Parking
b. Justification - A Council Waiver is requested for this facility to allow an on-site permanent food truck installa-
tion that is separated from the sidewalk. This solution meets the intent of the requirement to maintain attractive 
and inviting pedestrian urban spaces and is developed as a public benefit for activity that will encourage and 
enliven urban public space.  Food truck usage will provide activity and in the absence of truck parking the space 
will be open for other potential activities such as pop up art markets movable seating.

7.  Parking and Loading Access - SMC 23.48.034-D.1
a. Waiver for Development Standard - Access to parking and loading shall be from the alley when the lot abuts 
an alley if it would not create a significant safety hazard. The technical function of the substation required access 
to be off John Street.
b. Justification -  A Waiver for Development Standard is requested  to allow service access along John Street in 
response to the unique requirements of a substation for at grade large equipment transport. Alley access does not 
allow for required turning radius and changes in grade from the alley to the substation yard grade make vehicle 
entry to the substation infeasible.  The John street Facade and service entry door are receiving special treatment 
to eliminate the appearance that there is a vehicle service entrance.  The service door will be treated with special 
glazing as well as artistic environmental graphic installations to make the door a visual feature that will provide 
interest and add to the rich context proposed on John St.
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REVIEW PUBLIC BENEFITS
UNDER CONSIDERATION

5
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PUBLIC BENEFIT DESCRIPTION ADDED BENEFIT

1 - Open Space on 
Minor

Off-leash area 6,800 sf

Seating Elements on north side of the off-leash area 32 lf

Green Space 9,340 sf

Art Integration - Seating Elements 3

Park Ranger Station 1

Kiosk for neighborhood postings 1

2 - John Street Pocket 
Park at NW Corner

Seating elements 22 lf

Landscaping 1,000 sf

3 - Food Truck Zone Dedicated paved zone for food truck parking 3 spaces for typical 23’ x 
7’ trucks

4 - “Pedestrian Thru-
Block Connector”

18’-0” wide paved pedestrian pathway (no vehicular traffic)  6,500 sf

Seatwalls 250 lf

Seating zones integrated with the art 3

Entry Access into the SW Shell Space 1

Integrated site stormwater feature 362 lf

5 - “Elevated 
Interpretitive 
Walkway”

Ambulatory Walking Loop 1/4 mile path

Seating Elements at SE corner 42 lf

Landscaping 1,450 sf

Educational viewing portals and interpretitive graphics 10 locations

Educational components integrated into walkway experience -

Art integration into substation enclosure structure 2,500 - 4,790 sf 

6 - Alley 
Improvements

Paving Enhancements 8,100 sf

Safety Lighting 275 lf

Bio-retention Planter 180 lf

7 - Bus Shelter / Transit 
Hub

Integrated building overhang for bus shelter 700 sf

Passenger waiting “lean rail” 15 lf

Transit Kiosk 1

8 - Implementation 
of the Intent 
of the“Denny 
Streetscape Plan” 
(SDOT Setback 
Requests) 

Voluntary setbacks fronting Denny Way to meet the intent of the proposed “Denny Streetscape Plan” 2,350 sf

9 - John Street Green 
Street Enhancements

Increased pedestrian and planting zones north of the Brewster apartments and across the length of the project site ___ sf

Enhanced pedestrian crossings at the alley and at mid-block 3 locations

10 - Shell Spaces

SW SHELL SPACE: Storefront space located adjacent to the Pedestrian Thru-Block Connector and the Minor Street 
open space park (potential Seattle City Light Informational / Educational Center)

3,900 sf

SE SHELL SPACE: Storefront space located at the intersection of Denny Way and the Alley in the SE corner of the site 
(potential community space)

2,900 sf

11 - Bike Share 
Program

Fleet of bikes provided at a fixed station located at the NW corner of the site (proximity and connection to the 
Cheshiahud Lake Union Loop)

min. desired 19 docking 
stations

12 - Denny Street 
Crossings

Enhanced pedestrian crossings of Denny Way at the intersections of Denny Way / Stewart Street and Denny Way / 
Minor Ave. N.

2 crossings

Public Benefits Summary

Aspirational Additive Elements

Streetscape / Urban Environment

Alley only

Interpretitive / Open Space Components

Open Space Components
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1:  Open Space on Minor

2:  John Street pocket park at NE corner near Brewster 

3:  Food truck parking zone 

4:  Pedestrian Thru-Block Connector

5:  “Elevated Interpretive Walkway”

6:  Alley improvements 

7:  Bus Shelter / Transit Hub

8:  Implementation of intent of Denny Streetscape Plan

9:  John Street Green Street Enhancements

10:  Shell Spaces

11:  Bike Share Program

12:  Denny Street Crossings

Aspirational Additive 

Elements

Public Benefits Overview
Summary Diagram

DRAFT
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Public Benefits
Overview
Summary Diagram

2:  John Street Pocket Park 3:  Food Truck Parking Zone 4:  “Pedestrian Thru-Block Connector”

9:  John Street Green Street    
 Enhancements

5:  “Elevated Interpretive Walkway” 7:  Bus Shelter / Transit Hub 8:  Implementation of intent of SDOT  
 Denny  Streetscape Plan

10:  Shell Spaces

1:  Open Space on Minor

6:  Alley Improvements

11:  Bike Share Program 12:  Denny Street Crossings
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Denny Substation
Urban Design Merit

60% Design
Review of Public Benefit Considerations

with the

April 3, 2014 
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Denny Substation  |    Design Commission  - Urban Design Merit | 60% Design | Public Benefits  -  April 3, 2014      116

DRAFT



PRESENTATION BOARDS FROM MEETING
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VIEW 1
LOOKING NORTH FROM INTERSECTION OF DENNY WAY AND MINOR AVE. N.

VIEW 2
LOOKING SOUTH FROM OPEN SPACE NEAR THE BREWSTER APARTMENTS

VIEW 3
LOOKING SOUTH FROM JOHN ST.
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PREVIOUS ILLUSTRATIONS
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VIEW 4
LOOKING SOUTH AT MAIN ENTRY FROM PONTIUS AVE. N.

VIEW 5
LOOKING WEST FROM JOHN ST.

VIEW 6
LOOKING SOUTH DOWN THE ALLEY

DENNY WAY

JOHN ST.

ST
EW

ART
 ST

.

M
IN

O
R 

AV
E.

 N
.

PO
N

TI
U

S 
AV

E.
 N

.

YA
LE

 A
VE

. N
.

A
LL

EY

PREVIOUS ILLUSTRATION
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VIEW 7
LOOKING EAST FROM THE INTERSECTION OF DENNY WAY AND MINOR ST.

VIEW 8
LOOKING EAST FROM DENNY WAY

VIEW 9
LOOKING NORTH FROM THE INTERSECTION OF DENNY WAY AND STEWART ST.
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6

1: Elevated walkway planting

2: Bioretention planting

3: Alley paving treatment

4: Runnel grate

5: Food truck area

6: Streetscape planting

7: Plaza area

NorthScale: 1/16”=1’-0”

0 8 16 32

A. Bus Stop and Alley Treatment

B. John Street Plaza

C. John Street Pocket Park

Denny Way

Denny Way

John Street

John Street

A.

B.C.

D.

John Street

M
inor Avenue N

Yale Avenue N
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7

10

9

8

1: Plaza areas

2: Seatwalls

3: Streetscape cobbles

4: Off-leash area fence

5: Boulder cluster

6: Off-leash area surface

7: Runnel at stairs

8: Low planting areas

10: Streetscape planting along Minor
NorthScale: 1/6”=1’-0”

0 3 6 12

M
inor Avenue N

John Street

Denny Way

D. Minor Street Open Space

9: Informal lawn area
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SOLAR ACCESS ANALYSIS

SITE SUSTAINABILITY STRATEGIES

VIEW ANALYSIS

GLARE ANALYSIS

SUSTAINABILITY and SITE ANALYSIS

0

POTENTIAL HEAT GAIN (kWh/year)

600240120 360 480 720 840 960 1080+ 0

POTENTIAL HEAT GAIN (kWh/year)

600240120 360 480 720 840 960 1080+

POTENTIAL PHOTOVOLTAIC ARRAY ZONE

0

SOLAR RADIATION (kWh/year)

600240120 360 480 720 840 960 1080+

BROWNFIELD SITE DEVELOPMENT

CITY OF SEATTLE BIKE SHARE HUB

REDUCE IRRIGATION DEMAND

RUNNEL BIO-RETENTION PLANTER

RENEWABLE ENERGY - PHOTOVOLTAIC ARRAY

SOLAR ACCESS STUDY WITHIN POTENTIAL PV ARRAY ZONE

SET PARAMETERS FOR ARRAY SIZE, PLACEMENT, ORIENTATION

PROMOTE SUSTAINABILITY

NATIVE AND DROUGHT TOLERANT SPECIES

INTEGRATE MASS TRANSIT STATION

SOLAR ACCESS PER YEAR

JOHN STREET

JOHN STREET

JOHN STREET

ALLEY

JOHN STREET

DENNY WAY

WITHOUT SHADING WITH SHADING
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Extensive work was done to remove contaminated soils on site

Expresses rainfall runoff within the site rather than hiding it below grade

A space on site has been designated for the city of Seattle bike share program

High efficiency nozzles and a weather sensor minimize irrigation demand

Solar Sync

Treats polluted runoff generated from the alley

Solar panels offset some of the on site energy use

Solar access is studied on site to ensure adequte access to sunlight on site.

A view analysis was conducted to study impacts from all windows surrounding the substation to help drive graphic and lighting elements for the “5th Facade”.

To minimize glare onto adjacent roads and buildings, an analysis was conducted to compare the amount of glare generated by different facade patterns.

Native and drought tolerant plant species reduce irrigation demand

A bus shelter is integrated into the structure

The bus shelter acts as a solar shade to minimize cooling loads for the shell space

Integrated on-site features inform and promote sustainability to the public
1
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SOLAR SHADING 

From Mirabella
Most Visible

Most Hours of Direct Sunlight

Least Visible

Least Hours of Direct Sunlight

From Brewster
From SCCA

From Alley 24
From Colwell

VISIBILITY FROM BREWSTER

PANEL OPTION 1

DEC 21, 9 AM

MAR 21, 9 AM

JUN 21, 9 AM

DEC 21, 1 PM

MAR 21, 1 PM

JUN 21, 1 PM

DEC 21, 5 PM

MAR 21, 5 PM

JUN 21, 5 PM

PANEL OPTION 2

PANEL OPTION 3

PANEL OPTION 4

VISIBILITY FROM SCCA VISIBILITY FROM ALLEY 24 VISIBILITY FROM COLWELL

OVERALL VISIBILITY FROM MIRABELLA

VISIBILITY OF SUBSTATION YARD

REPRESENTATIVE VIEW FROM FLOORS 7-11

REPRESENTATIVE VIEW FROM FLOORS 5-7

REPRESENTATIVE VIEW FROM FLOORS 1-4

100 51 62 73 84 9
RANGE OF VIEW

Most VisibleLeast Visible

Lowest Visibility Highest Visibility
VISIBILITY OF SUBSTATION YARD FROM MIRABELLA

Energy Output: 4516 kWh/year
PV Array Area: 32 m2

PV Array Efficiency (kWh/m2/year): 141.1

Energy Output: 2486 kWh/year
PV Array Area: 17 m2

PV Array Efficiency (kWh/m2/year): 146.2

100 51 62 73 84 9

AMOUNT OF GLARE 
Least Glare Most Glare

Utilizing the solar access study, an evolutionary solver generated over 8,000 iterations to optimize possible 
PV arrays on site.

OPTIMIZE PHOTOVOLTAIC ARRAYS

ITERATION 1827

ITERATION 3110

ITERATION 3

ITERATION 988

ITERATION 2585

ITERATION 3475

ITERATION 156

ITERATION 1225

ITERATION 2687

ITERATION 3844

ITERATION 543

ITERATION 1549

ITERATION 4425

SECOND PV ARRAY - ITERATION 3249
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LIGHTING ENVIRONMENTAL GRAPHIC DESIGN
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ART INTEGRATION UPDATES

Lead Pencil Studio - “TRANSFOREST”

Ned Kahn Studios - “SWITCHWALL”

Prepared by:

The Electronic Outhouse

Date:  

January 2014 

Job Name:

Seattle, Denny Substation

Material:

Dimensions:

Remarks:

Page 

 

  

Purlin Purlin

 Boundary of art installation      

Regular, full length flap rail

Shortened custom rail
           

Detail view Plane 3

This proposed auxilliary flap
rail connector bolts to 2 existing
flap rail (which are supported
By bolts on either end) and then 
supports the "loose" end of a 
shorter custom flap rail. 

2Detail view Plane 3

Auxiliary flap rail support

Auxiliary flap rail support

Inspirational concept images of electricity, magnetics, light and color

Seattle World’s Fair

Historical Old Growth Forest images

Proposal for the 1200 Stewart Building
at the 400’ zoning max

Sketch looking west with the Mirabella in the background Sketch looking south from the Brewster

Sketch looking east from the Mirabella

Scale reference for
old growth trees

Scale reference for 400’
allowable zoning envelope

Example panel section extracted from the sloped facade

Connection detail concept at the edge condition

Detail viewDetail view

Active color changing facade concept

PRESENTATION BOARDS FROM MEETING

LIGHTING - SAFETY AND FUNCTION

Illumination levels for the interior yard 
are 2 Footcandles during use and 
0.2 Footcandles when unoccupied.  
Translucent glass wall sections reveal 
didactic messaging and a softly 
lighted interior space.

Low-glare perimeter yard lighting, 
controllable security lighting, and 
select yard-mounted lights make for a 
functional and neighborhood friendly 
experience.

FUNCTIONAL

SAFE

ACTIVE

BALANCED WITH SETTING

COMPELLING

A POLITE NEIGHBOR

 SEATTLE CITY LIGHT DENNY SUBSTATION     |    LIGHTING DESIGN

Goals:

Provide safe lighting of the substation and public surroundings 
in accordance with SCL messaging

Support functional internal building uses and external 
appearance needs of the project

Energy efficiency, ease of maintenance, visual comfort, low-
glare, and appropriate optical performance

Lighting ‘Birdseye’ View - with Security Camera Locations1A

4E

4D

4B

4C
4C 4A

Denny Substation Lighting Zoning Requirements UPPER LEVEL

PATHWAYS
Lighting for Safety, Visibility, 
Pedestrian comfort
This is a zone that wraps 
around most of the structure
and may require lighting on 
the inside and outside edge

VERTICAL 
YARD WALLS / 
OPPORTUNITIES
Lighting may augment these 
solid walls or tall structures 
within yard

ART
Work with artistic teams 
to ensure that art intent is 
supported by lighting

Location
   TBD

SKIN
Bring attention to metallic 

surface, acknowledge / accent 
/ activate

TRANSLUCENCY
See through to  interior space, 

or attain a sense of activity

Page 1 of 2

Denny Substation Lighting Zoning Requirements Page 2 of 2

WORK ZONE - PERIMETER
illumination for building presence where 
visible, general work light, and safety and 
function in yard

WORK ZONE - INTERIOR
Same as perimeter, but with different lighting 
mounting opportunities.  May contribute to 
building presence.  
Lighting to be ON when necessary, or ON if 
appropriate for visual effect

INTERIOR BUILDING 
PRESENCE
Lighting for internal activities and to show 
a luminous space beyond the building skin 
from lower level vantage points, or didactic 
augmentation of equipment

INTERIOR UTILITARIAN USE
General lighting for interior space, lighting 
of or focus on exterior walls, if appropriate 
for yard

TRUCK ENTRY / EXIT
Lighting for high safety and security without 
being a burden to the neighborhood

FLEXIBLE OPEN 
SPACE
Lighting for neighborhood 
comfort and safety

INTERIOR SPACES
Lighting for function, visibility and easy of cleaning.  Spaces visible to the publc will continue project-wide 
aesthetic sensitivity toward external neighborhood impression.  Learning Center/Gallery Space to serve 
multi-use functions with flexible lighting. 

PUBLIC STAIRS
Lighting for safe travel and 
grounds enhancement

LOWER LEVEL

Upper Level Lighting Criteria2A

2B Lower Level Lighting Criteria

The lighting of the Denny Substation 
will contribute positively to the 
neighborhood environment.

Passive infrared occupancy sensors 
located along the facade trigger 
light level increases, thus improving 
human visibility and safety.

Light spill will be kept to a minimum, 
with fixtures dimmed down or turned 
off when not in use. Calculation Study - View through 

translucent glazing along John St.

LIGHTING - PERFORMANCE AND PRESENCE

FUNCTIONAL

SAFE

ACTIVE

BALANCED WITH SETTING

COMPELLING

A POLITE NEIGHBOR
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Goals:

Provide safe lighting of the substation and public surroundings 
in accordance with SCL messaging

Support functional internal building uses and external 
appearance needs of the project

Energy efficiency, ease of maintenance, visual comfort, low-
glare, and appropriate optical performance

Sensor-activated Ramp Lighting

Calculation 5th Facade View

Calculation Studies - Ramp 
Lighting

Calculation Studies - 
Perimeter zone

3A 4D 4E

4C

4A 4B

Calculation Study - 
Illuminated Facade

COMMUNITY TOUCH POINTS + GRAPHIC STYLE GUIDE
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WE ARE

THE  PACIFIC NORTHWEST

WE ARE

SEATTLE

WE ARE

SEATTLE CITY LIGHT

WE ARE

CASCADE NEIGHBORS

BUS

WE ARE THE  
PACIFIC NW

WE ARE SEATTLE
CITY LIGHT

WE ARE
SEATTLE

WE ARE CASCADE
NEIGHBORS

Educational

Fun Facts

Amenities

Art / Abstract

Local watersheds, water cycle.
Geological forces that shaped our region.
View portals

The connected cycle of our energy system.
Metric tons of water per megawatt.
1 megawatt per ________________.

The story of innovation.
“What you are looking at”
JD Ross, “Father of City Light”
Hydropower.
View portals.

Number of LED lights installed.
“What this substation does.”
SCL green energy initiatives.
Care for the environment / car for the 
future.

City Light Neon Sign.
Video displays.
Responsive sculptures.

Water/sound alley installation.

Denny Party
Early Town Building
Seattle Fire
Public Municiplty
Quietly change the world.
View portals. 

Pre Denny regrade ground height.
Power per person by neighborhood.

Cascade Neighborhood History
Community solar projects.
View portals.

Local neighborhood trivia.

Ranger station.
Branded wayfinding.

Bus stop.
Occupiable spaces.

Walking metrics.
Dog park.
Public post for local events.
Bike racks.
Seating.
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Green power to the people!Hydro electricity that’s worth a dam.Nature tested, salmon approved. Low rates powered by a higher cause.

Helvetica Neue 45 Light

Helvetica Neue 77 Bold Condensed

Color Palette

Structural elements

Icon System

Language Style

AaBbCc AaBbCcDdEeFfGgHhIiJjKkLlMmNnOoPp
QqRrSsTtUuVvWwXxYyZz  1234567890

We live. We work. We play.

We are a pioneering community.

We are for the people, by the people.

Together we power the city.

AaBbCcDdEeFfGgHhIiJjKkLlMmNnOoPp
QqRrSsTtUuVvWwXxYyZz  1234567890AaBbCc

1A
1B

4A

2A

2B

3A

3B

5A

1C

1D

WE ARE 
CASCADE NEIGHBORS

Our goal is to create a place for the 
Cascade neighborhood where they 
can discover, learn, and relax. It’s a 
place that they can call their own.

OUR NEIGHBORHOOD

OUR RESOURCE

A COMMUNITY THAT LIVES, 
WORKS, AND PLAYS
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We built the fi rst Ford factory west of the Mississippi in 1914.

In the 1950s we fought for our preservation to keep a highway 
from splitting our neighborhood in half.

We have a legacy of being home to the city’s manufacturing and 
industrial titans – machine shops and breweries, sawmills and 
boat yards.

Now, we are home to the city’s tech giant and we live on as a 
hub of innovation in a digital world.

PUBLIC POST 
Community post for local 
announcements and events

WALKING METRICS Jogging/walking metrics will be placed in the 
ground for residents and workers from the neighborhood to use and 
monitor their distance. At several key markers, a quote from a SCL, 
Seattle, or Washington innovator will be written – continuing to support 
the story of “WE” and our pioneering spirit.

GARAGE DOOR ENTRY The large-scale map graphic allows visitors to not only locate 
themselves within the Cascade neighborhood, but also learn about its history and 
landmarks.

BIKE RACKS AND SEATING Bike racks 
and seating elements are available for 
commuters and casual visitors.

1B 1C 1D1A

SEATTLE CITY LIGHT SUBSTATION

DENNY    WAY

DEXTER AVE N

AURORA AVE N

QUEEN ANNE AVE N

MERCER    STREET

BROAD STREET

I-5

I-5

DENNY    WAY
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I-5

WE ARE 
SEATTLE

We want the broader Seattle 
community to learn about Seattle 
City Light’s efforts and discover how 
this facility is for them, by them, and 
about them.

WE ARE PIONEERS

WE ARE COMMITTED

WE ARE DIVERSE
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13 MEGAWATTS SAVED FROM CUSTOMER CONSERVATION (ENOUGH TO POWER 12,739 HOUSEHOLDS FOR A YEAR)

$223,000 RAISED THROUGH PROJECT SHARE, A PROGRAM THAT HELPS PAY ELECTRIC BILLS FOR THOSE WHO NEED TEMPORARY ASSISTANCE

13,956 LED STREETLIGHTS INSTALLED IN THE SEATTLE AREA

119.9 MILLION PASSENGER TRIPS SERVICED BY KING COUNTY METRO IN A YEAR

24,000 KILOWATT-HOURS PRODUCED FROM THE COMMUNITY SOLAR PROJECT

A city founded by pioneers who named the early settlement after 
a native American chief whom they respected and trusted.

A chief who fought for native American land rights and planted 
the seeds of environmental preservation in the spirit of our 
forefathers.

Today the spirit of the pioneer lives on in the many fl ourishing 
industries like biomedicine, technology and aircraft, and the spirit 
of preservation is ingrained in our cultural DNA.

Legendary cultural icons like Jimmy Hendrix and Bruce Lee have 
roots here.

Our city is home to the country’s most diverse zip code.

We’ve lived through fi res, earthquakes, volcanoes and fl oods 
and have come out stronger, tougher, resolved to be a people of 
commitment.

 INFORMATION ZONES These fact-based graphics use the ground plane and the façade to communicate cause and effect messages that relate to energy, 
community and diversity.

BUS STOP GRAPHICS When the ‘storefront’ space behind the bus stop is 
not in use, temporary graphics may be placed that communicate messages 
related to SCL, energy, and smart commuting.

2B

2A

SOLAR

WIND

PUGET SOUND

HYDROELECTRICSEATTLE

NEIGHBORHOOD

WATER RUNOFF

RAINFALL

LIVE HERE
MAKE AN IMPACT

WE ARE 
SEATTLE CITY LIGHT

What does Seattle City Light do for 
me? Why is there a new substation 
in my neighborhood? Is any of 
this sustainable? Our goal is to 
answer these questions and help 
our community develop a better 
relationship with Seattle City Light.

WE WERE CREATED BY YOU AND 
CONTINUE TO STAND FOR YOU

WE ARE YOUR PUBLIC UTILITY FOR 
RESPONSIBLE ENERGY
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SOLAR

WIND

PUGET SOUND

HYDROELECTRIC

SEATTLE

NEIGHBORHOOD

WATER RUNOFF

RAINFALL

LIVE HERE
MAKE AN IMPACT

SOLAR

WIND

PUGET SOUND

HYDROELECTRICSEATTLE

NEIGHBORHOOD

WATER RUNOFF

RAINFALL

LIVE HERE
MAKE AN IMPACT

As a city, we didn’t wait for a model to emulate and we began 
building a utility infrastructure before the light bulb was perfected.

Our roots of rallying against corporate greed go back to the late 
1800s when we began to buy private utility companies who were 
gouging the market.

And because we like to be fi rst, we were the nation’s fi rst 
carbon neutral utility company, and we have the longest running 
conservation initiative in the US.

We were the fi rst public utility to own and operate a hydroelectric 
facility.

STORY GRAPHIC This graphic shows the cyclical nature of where energy comes from and how we are tied to the cycle on a regional, city, neighborhood, and individual level. Additional information is offered regarding SCL’s green energy programs.

RESPONSIVE SCULPTURES These multi-faceted sculptural elements tie 
together the “WE” narrative through static and responsive displays. Possible 
program facets include printed educational information, dynamic energy 
meters, or interactive lighting. 

3B

3A

WE ARE 
THE PACIFIC NORTHWEST

Our communities are powered by 
our rain, rivers, and mountains. We 
want to tell that story and express the 
importance of preserving our beautiful 
Pacific Northwest.

OUR NATURAL POWER SOURCE

OUR REGION

OUR INSPIRATION
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SOLAR

WIND

PUGET SOUND

HYDROELECTRICSEATTLE

NEIGHBORHOOD

WATER RUNOFF

RAINFALL

LIVE HERE
MAKE AN IMPACT

SEATTLE CITY LIGHT SUBSTATION

DENNY    WAY

DEXTER AVE N

AURORA AVE N

QUEEN ANNE AVE N

MERCER    STREET

BROAD STREET

I-5

I-5

Our work in hydroelectric has instilled in us a great respect for the 
water whose power we harness.

The streams and rivers and lakes who share themselves with us 
belong to a land shaped by eons. A land that has been inhabited 
by indigenous people for 8,000 years.

A land that has been home to glaciers, mountains, lakes, rivers, 
volcanoes, forests, the wild of the wild.

Today the land invites hikers, skiers, fishermen, geologists, and 
respite seekers.

Our land not only sustains our life, it inspires it.

LIGHT AND SOUND INSTALLATION Using lights, filters and audio, the water effect will grow in intensity from a trickle to a waterfall as people enter the alley. This display communicates SCL’s hydroelectricity story and also offers a level of safety in the 
evening hours because it indicates if other people are present in the alley.

4A

FIFTH FACADE

“...belief comes through electricity to 
the people... to awaken some kind of 
thing in their minds.” -Jimi Hendrix 
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VIEW PORTALS These strategically-located window cutouts provide views into the interior of the substation and LED displays inside. 5A

The community interacts with the site in a broad array of ways. The 
segment of the audience that views the site from a distance will see the 
site as a small, beautiful part of the larger Seattle cityscape. For people 
wanting to take a closer look, the interior of the station is on display from 
the elevated walkway. The audience on the site will engage more directly 
with the displays, and will see the stories told in a much more immersive 
way.
 
In both cases the audience is engaged through stories that subtlety come 
to life at an architectural scale. These stories unfold strategically, revealing 
themselves with an intent to connect with the audience as the audience 
interacts with the space. While the displays could run 24-7, the timing, 
duration, intensity and frequency of content will be carefully considered.

The displays use electricity to tell important stories. We choose this 
medium of storytelling because electricity is the medium of Seattle City 
Light. The goal is to use age-old storytelling, empowered by modern 
technology, to connect visitors to the people and geography that the site 
serves.
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Urban Design Context
South Lake Union and 
Cascade Neighborhood 9 Block Analysis

TRANSPORTATION

FA
IR
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EW
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LAKE TO BAY TRAIL

*On Valley Street, all Class 1 Pedestrian Streets 
requirements apply only to lots abutting on the 
south side of the street.

CLASS 1 PEDESTRIAN STREETS

CLASS 2 PEDESTRIAN STREETS

URBAN TRAIL

STREETCAR

BOULEVARD/GREAT STREET

MACRO SITE CONTEXT

LAKE UNION
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PROJECT
SITE

DENNY WAY
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GREEN SPACES

GREEN STREETS

     
                         

MACRO SITE CONTEXT

SUMMIT 
SLOPE PARK

REI TRaIl  
SySTEm
(pRIvaTE)

Seattle timeS 
Pocket Park
(Private)

Ward Springs 
Park

Bhy Kracke Park
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AN ASSESSMENT OF GAPS IN SEATTLE’S OPEN SPACE 
NETWORK: THE 2011 GAP REPORT UPDATE

May 13, 2011
http://www.seattle.gov/parks/publications/gapreport.htm
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Open Space Access
Gap Report Analysis
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VACATION OF PONTIUS
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•	Equipment layout occurs on Parcel 2, a portion of Parcel 1, and over 
Pontius Street.

•	Substation facility is accessible at grade for ease of maintenance and 
safety.

•	Distribution lines occur slightly below grade as per standard for ease 
of access, maintenance, and lower cost.

•	Unassigned open space affords opportunities for potential public 
amenities.

•	Creates a unique condition for experiencing the neighborhood, art, 
and the substation

•	Serves as a prominent landmark for the city and the neighborhood

•	Current costs are aligned with anticipated baseline project cost
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optimized footprint; open space potential

VACATION OF PONTIUSDenny Substation  |    Design Commission - Urban Design Merit - Nov 7, 2013             58

reducing the massing further through sloping the facade and allowing
urban access and movement through and around the substation
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VACATION OF PONTIUS

podium scaled to reflect scale of adjacent context
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lifted edges of the substation become an extension of the ground plane; 
the elevated planes give relief from the congestion of Denny Way and

provide unique views and experience of the city
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facade articulation of solid vs. translucent zones for revealing the inner 
workings of the substation
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Bulk and Scale
Massing Diagrams and Contextual Connections
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WEST EDGE - Pedestrian Thru-Block Connection1/8” = 1’-0” 
scale model
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