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Response to Design Review Board Requests

Requested by Bill Gilland: Response
1 Continued analysis of the larger urban context and its impact on 

refinement of design.
see all pages 

2 Continued identification of response to priority guidelines and 
comments from EDG meetings.

see written response

3 Plans of all significant floors of the building. see pages 9-17, 42

4 Sections of the whole building cut both N.S. as well as E.W.  Show 
beginning of Balfour Place Apartments.

see pages 23 & 24

5 Larger colored elevations of all four facades of the building. see pages 19-22

6 Detailed and rendered sections and elevations of the Minor Street 
façade and the alley facade – including also canopy details.

see pages 28, 30, 34 
& 43

7 Clear indication of design for screening of above grade parking – 
including sections and materials.

above grade parking 
has been deleted from 
Minor Avenue

8 Landscape plans at significant levels in addition to ground plane.  
Details of how “green” walls would be made and general 
treatment of the blank lower east and west walls.

see pages 8, 13, 16, 
25, 26, 27, 33 & 35

9 Detailed development of 3D presentation of the rooftop design. see pages 16, 17 & 18

10 Rendered perspectives of the whole building in context - including 
as seen from Stewart Street and Capitol Hill.

see pages 36, 37, 38 
& 39

11 More detailed perspectives of the streetscape and lower portions of 
the building as experienced by pedestrians.

see pages 27, 29 & 31

12 Indication of the scheme for night illuminations. see pages 23, 41 & 43

13 Provide a 3 dimensional model of the project and immediate at 
some scale, so that form can be better understood.

provided at meeting

14 Provide a materials board and representation keyed into drawings. provided at meeting

15 If there is an artist (rescreening) who is the artist?  And examples of 
previous works should be submitted.

above grade parking 
has been deleted from 
Minor Avenue

8/14/2007



1Development Objectives

Development objective 
 
The development objective of this project is to take advantage of the intent and letter of the recently revised zoning to provide the maximum 
amount of market rate rental housing as the zoning code allows. 
 
The project will incorporate low/moderate income housing within the project in order to build to the maximum height limit of 400’. 
 
The project also takes advantage of the recent zoning which allows another 10% height increase (40’) to 440’ 
 
The project will be LEED Silver or better. 

Project Summary           Parking Retail Residential 

Tower residential on 31 floors Approximately average floor plate is 10,277 sf              318,600 
Base roof amenity and townhouse level.  Approximately  3645 sf of residential townhouses                  3,645 
Base structure residential Approximately 19,793 sf of residential                 19,793 
Above grade parking Approximately 131 stalls on three above grade levels. 131     
Street Level Retail   Approximately 5850 sf             5,850   

Below grade parking Approximately 194 stalls on three below grade parking levels 194     
       3325   5,850 342,038 
     Utilization    81% 
     Net Rentable           272,051 
     Average unit size     794 

     Anticipated unit count                   349 
          
Common Recreational Area         
The project also contains about 18,000 sf of  common recreational area of which about 8,000 sf is enclosed   
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3Existing Structures On Same Block
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5Zoning Analysis

K I N E C T S
Address: 1823 Minor Avenue
Zoning DMC 240/290-400 Within the "Denny Triangle"
Street Length Grade change Slope
Minor 150 2.82 1.88% Minor is unclassified access street, pedestrain Class II street
lot depth 120
Area 18,000     

Zoning Analysis
Chapter 23.41 DESIGN REVIEW
23.41.004 23.41.004 Design Review required  (more than 20 units) 
23.41.012 23.41.012 Design Departure can be granted for everything except:

Average floor area limit in residential use per 23.49.058D1
Combined lot development per 23.49.041
Tower spacing per 23.49.058E
Struct ht.
Parking quantity (Note: Parking location is not mentioned, and therefore could theorectically be a departure)
Parking access standard
Requirements for Streets, Alleys, and Easements

Section Subject Sht Ref
Chapter 23.49 DOWNTOWN
23.49.008.A.3 HHeight 290' Base Height for portions of structure in residential use A3-1, A3-2

400' Maximum height utilizing bonus per 23.49.015 and only residential above 240'

23.49.008.B Height Increase A2-38
23.49.008.D RRooftop Features

23.49.009 SStreet Level Uses Not required See Map 1G (2004 City of Seattle)

23.49.010 RResidential Use

23.49.010.B.1-5

Required: Common  
Floor Gross/floor less core net area floors Total Area % rrecreation area
Level 5         15,866           1,552         14,314 1       14,314 0.05                       716 
Levels 6/7 TH           8,625           1,552           7,073 1         7,073 0.05                       354 
Levels 8-38         10,700           1,552           9,148 31     283,577 0.05                  14,179 

                15,248 
Max allowed enclosed 50%                    7,624 

Provided: unenclosed enclosed  Total 
Level 6         4,279    3,853                    8,132 A2-6
Level 39         4,077    4,859                    8,936 A0-2, A2-39

Total 88,356       8,712   17,068                

Chart 23.49.011 FFloor Area Ratio (FAR)
23.49.011.B.1.f
23.49.011.B.1.l

23.49.011.B.2
Street level           4,900 
Site         18,000 
Actual FAR            0.27 

23.49.015.A.2 A0-2

23.49.015.A.4
23.49.015.B.1.a
23.49.015.B.8

23.49.016.4 OOpen Space
Overhead Weather
Protection

Car Parking
Location

Proposed:
Location

Proposed:

Does not apply, none provided
Bicycle parking

Required Provided

113.25 114

10% height increase (+40')  limited to 9000 sf.  All features permitted below as an exception above the height limit 
are allowed, including covered or enclosed common recreation area .

Total Required

Description

Performance Option:  11% of bonused net residential floor area (factoring 80% efficiency)

Short term parking or residential accessory use parking (max (1) stall per bedroom) is not chargeable

50% may be enclosed; Minimum dimension is 15', except 10' at street level.  Minimum area is 225 sf

Residential Use is not chargeable

3.5% gross floor area allowance for mechanical deducted in calculation of chargeable gross floor area (not 
including residential)

Allowed features: parapets, clerestories, solar collectors, stair penthouses, covered recreation area, play equipment, 
mechanical equipment, elevator penthouses. Dimensional requirements are as per 23.49.008.B above.  In those 
areas outside the 9000 sf area allowed to a 40' height: 4' for parapets, clerestories, etc.; 7' for solar collectors; 15' 
for stair penthouses, covered recreation area, play equipment, mechanical equipment; 23 to 35' for elevator 
penthouses.  

Must provide low or moderate income housing within or adjacent to project (performance option) or pay the city to 
build or provide (payment option).  Project will incorporate this housing within the project.

Requires project attain LEED Silver.  Project will obtain a LEED Silver

Street level common areas count twice; In mixed use projects, Director may allow public open space to count

Common Recreation Area

Bonus Residential Floor Area 
(Above 290')

Base 5, maximum 7

Does not apply.  Applies only to office space over 85,000 sf

Low and Moderate income housing units must include a range of unit sizes, including units suitable for families with 
children; Low and Moderate income housing units must be distributed throughout the building

5% of gross residential area (except rent restricted areas per 23.49.015) not to exceed lot area (18,000 sf)

Zoning DMC 240/290-400 Within the "Denny Triangle"

Area 18,000     

Zoning Analysis
Chapter 23.41 DESIGN REVIEW

Section Subject Sht Ref
Chapter 23.49 DOWNTOWN

Hei ht 290' Base Hei ht
400' Maximum hei ht

Roofto  Features

Street Level Uses
Residential Use

Required: Common  
recreation area

                15,248 
                  7,624 

Provided:

8,356       8,712   17,068                

Floor Area Ratio FAR

Street level 
Site
Actual FAR            0.27 

3. 9.0 6. OOpeen Space
23.49.018.A OOverhead Weather

Protection
23.49.018.B
23.49.018.D
23.49.019 CCar Parking None required
23.49.019B.1.b Location At street level Class II ped streets: street level parking allowed if 30% of frontage other use, etc.

Proposed: 90% of above grade parking is behind residential use
23.49.019B.2.a. Location Above street

23.49.019B.2.a.2 Parking above third story of a structure must be behind other use for 30% of frontage. 
Proposed: 90% of above grade parking is behind residential use

23.49.019B.2.b Director may modify this due to physical problems, such as high water table. 
23.49.019C Max. non-residential parking: Does not apply, none provided

23.49.019E Bicycle parking After 50 spaces of bicycle parking have been provided, further spaces shall be provided at a ratio 1/2 the ratio 
Use required Quantity Factor Required Provided
Retail 1/5000 sf 5000 0.0002 1 2
Residential 1/2 DU, first 50 100 0.5 50 _
Residential 1/4 DU others 249 0.25 62.25 112

113.25 114

10% height increase (+40')

Lots less than 30,000sf or 150' in depth: one story up for every one down, up to 4 stories above the 
first story

Minimum horizontal dimension is lesser of 8' or 2' from curb edge.  
Minimum 10', Maximum 15' above sidewalk

Description

Project will incorporate this housing within the project.

Project will obtain a LEED Silver

Bonus Residential Floor Area 
(Above 290')

Continuous along entire street frontage (less than 5' from property line)
Does not appplyy. pp y p ,



6Zoning Envelope Diagram
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7Site Analysis With Context Of One Block Radius



8Level 1: Street Level Plan
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9Level 2: Parking
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10Level 3: Parking & Townhouses
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12Level 5: Residential Level
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Townhouse
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14Level 8: First Residential Tower Floor
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15Level 38: Top Residential Level
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16Level 39: Rooftop Amenity And Mechanical

Alley

Minor Avenue

Domestic 
Hot Water/Pool 

Equipment

Women’s

Men’s

Trash

Lap Pool

Soaking
Tub

Kitchen/Lounge

Down

Project
North

N



 17

Roof 

 Cooler Open to
Below

Open
to

Below

Open to Below

Roof 

Open 
to 

Below

Levels 40, 41, and Rooftop: Mechanical Space

Level 40

Level 41 Rooftop



18Rooftop
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 19East Elevation
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 20North Elevation
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 21West Elevation
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 22South Elevation
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23East - West Building Section
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25Enlarged Elevations: East Base
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26Enlarged Street Level Courtyard Plan
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29Street Level Context: Base from Minor and Howell, Facing West



30Minor Street Facade Section



31 Street Level Context   



32Street Level Context at Night: Base from Minor & Howell, Facing West



33Enlarged Elevation: West Base
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34Enlarged Elevations: South Base (Alley)
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35Alley Perspective: Facing Northwest



36Tower From South
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40Street Level from Terry & Virginia



41Street Level from Terry at Night



42Appendix: Below Grade Parking Levels

Level P1 Floor Plan Level P2 Floor Plan

Level P3 Floor Plan Level P4 Floor Plan



43Appendix: Glass Canopy Details
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