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ZONING A.1
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Key Plan

Denny Way - Looking South (away from site)

DENNY WAY FACADES A.3
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A.4 TAYLOR AVENUE FACADES

ACROSS FROM PROJECT SITE

Taylor Avenue - Looking East (away from site)
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JOHN STREET FACADES A.5
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A.6 5th AVENUE FACADES
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DESIGN GUIDELINES B.0

A-1 Responding to Site Characteristics – The design will respond 
to the unique view opportunities such as The Space Needle, Puget 
Sound, Downtown skyline and surrounding context of Seattle Center, 
Belltown & South lake Union

C-2 Architectural Concept and Consistency- Architectural concept will 
reinforce the function of the building  

A-3: Entrances Visible from Street  – The design will provide visible 
and approachable entries that are in scale and provide a gateway to 
this transition area. 

DESIGN PRIORITIES

A-4 Human Activity – Pedestrian activity will be 
encouraged via location of retail spaces and open spaces

A-6 Transition between Residence and Street – Open spaces will 
be used to create a transition between residential entry and street

A-7 Residential Open Space – Open space will be situated to capture 
the views to the Sound and the Space Needle

A-8 Parking and Vehicle Access – Vehicle access will be through 
alley and off the street to encourage pedestrian activity on the sidewalk

A-10 Corner Lots – Massing will respond to the gateway corner at 
Denny and Taylor 

B-1 Height, Bulk, Scale Compatibility – Massing will respond to 
adjacent buildings in scale and height

E-2 Landscaping to Enhance the Building and/or Site- Landscaping 
will be used to provide a transition from Seattle Center to more industrial 
character of immediate surrounding, provide a buffer from traffic on Denny 
Way, provide privacy to ground floor uses along Taylor, and provide 
softness to hard building edges.

E-1: Landscaping to Reinforce Design Continuity with Adjacent Sites-  
Project will relate to landscaping and open spaces of project across Taylor.

D-7 Personal Safety and Security- Programming, massing and lighting 
will provide for a secure pedestrian environment

C-4: Exterior Finish Materials- Exterior Finish Materials chosen will be 
consistent with the concept for this transition area: 

D-1 Pedestrian Open Spaces and Entrances- Pedestrian environment 
will be enhanced with weather protection and inviting open spaces.

C-3 Human Scale- Massing of building will incorporate elements that 
relate to the human scale, especially at street level on Taylor and Denny.



C.0 SITE ANALYSIS: EXISTING CONDITIONS
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EXISTING SITE CONDITIONS C.1

VIEW OF SITE AT DENNY & TAYLOR

TAYLOR AVE N.DENNY WAY



C.2 SITE ANALYSIS: SITE CONSTRAINTS
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SITE ANALYSIS: SITE OPPORTUNITIES C.3
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Bus Routes 3, 4, 16, 82

Bus Route 8

Bus Routes 5, 358

Bus Routes 19, 24, 33

Bus Stops
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• Within walking distance of Seattle
  Science Center, Green Spaces & Monorail

• Pedestrian Connection to Fisher Plaza, 
  Retail & Restaurants

• Within walking distance of Bell Town,
  Downtown & Seattle Waterfront

• Pedestrian Connection to
  Downtown, Retail & Restaurants

Project Site
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C.4 SITE ANALYSIS: TRANSPORTATION
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SITE ANALYSIS: FIGURE-GROUND C.5
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C.6 SITE ANALYSIS: GREEN SPACE TRANSITION

• Areas needing street trees and green 
spaces as in Belltown and Uptown

SEATTLE CENTER:
• Abundance 
of recreational 
green spaces

• Presence of 
street trees & 
urban green 
spaces such as 
plazas / Creates 
a buffer from 
busy streets & 
harsh concrete.

• Denny Park

• Green Plaza • Future green street

SITE
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SITE ANALYSIS: BLUE RING STUDY C.7

101 Taylor Ave N Response to Blue Ring StudyThe Blue Ring: Seattle’s Open Space Strategy for the Center City

BLUE RING
The Center City consists of 10 
neighborhoods that originally were the 
commercial and industial core of Seattle.  

The Center City lacks open space 
usable by visitors and residents.

Goal of the study:

(1) Activate public spaces and use 
existing assets such as water, public 
parks, private plazas and the street 
right-of-way.

(2) Use the Blue Ring to connect 
existing assets and “strategically add 
new open spaces to create a more 
unified public realm and a wonderful 
walking experience.” 

Goal: 
Use adjacent assets to 101 Taylor Ave N 
such as Taylor Ave right-of-way, proposed 
plaza at BRE building, Seattle Center, 
Chief Sealth Plaza to create a visually and 
experiantial pedestrian experience

Strategy:
Propose using existing right-of-way to 
develop and design a connection to the 
existing assets such as proposed plaza at 
BRE building, Seattle Center, Chief Sealth 
Plaza

CENTER CITY COMPONENTS

SITE

SITE

Connection could be through use of:
 • paving material and patterns, street
    lighting and street furniture
 • right-of-way street plantings and private
    planting
 • private open spaces at street level

The pedestrian experience could be activated
  through:
 • site orientation 
 • public art 
 • winding path
 • surprises along the way such as site markers



D.0 PROJECT DESCRIPTION + PROJECT DATA

The site address is 101 Taylor Ave N. The site occupies the entire eastern half of the city 
block bound by Denny Way to the south, Taylor Ave N to the East, John Street to the 
north and 5th Ave N to the west.  There is an alley running north – south through the 
block; the western edge of the project site is bound by the alley. A new 2’-0” alley dedi-
cation will be provided by the development of this project site.

Currently, the southern half of the site is being used as a pay surface parking lot. The 
northern half of the site contains an empty 1-story warehouse building which has been 
used as a nightclub. The building is currently vacant.

The site is essentially level, with a slight slope from the high end at the SW corner to the 
low point at the NE corner of the site. The overall grade change is approximately 10’-0” 
of elevation over a distance of roughly 350’-0” [~3% grade change].  There are some 
existing trees on the site, but none are significant.  

The project proposes to construct a 9-story mixed use building with two levels of below 
grade parking. The total area of all uses will be approximately 325,000 sf. The ground 
level space along Denny Way is proposed to contain roughly 4,000 SF of commercial 
retail. The ground floor uses along Taylor Ave N and John St would be primarily resi-
dential in nature, with the main building residential entry located at the center of the 
building accessed off of the Taylor Ave N frontage. There are16 proposed ground level 
townhouse units along Taylor Ave N. and John Street. All upper levels of the building 
will serve residential purposes, with approximately 242 apartments total. 
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DEVELOPMENT OBJECTIVES - ZONING DATA D.1



E.0 SUMMARY OF EARLY DESIGN GUIDANCE



101 Taylor Ave N - Early Design Guidance
DPD Project #3008413

November 17, 2010

SUMMARY OF EARLY DESIGN GUIDANCE E.1



F.1 EARLY DESIGN GUIDANCE MASSING ALONG TAYLOR AVE
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PROPOSED MASSING ALONG TAYLOR AVE F.2



EAST ELEVATION

F.3 EAST ELEVATION ALONG TAYLOR AVE.

A-7, B-1, C-3

The building steps down at the center of the block to 
break up the bulk and scale of the building, responding to 
a context of smaller building footprints. Residential open 
space is consolidated in a series of roof decks at this break 
between masses.

A-2, A-3, A-4, D-1

The main enrtance to the building is located at the 
center of the block in a highly visible location on 
a plaza-like streetscape afforded by a departure to 
increase the building setback from the property line.

A-4, A-6, D-12, E-2

A sequence of public, semi-public 
and private spaces ease the 
transition from residence to street 
and encourage human activy 
adjacent to the right-of-way.

A-10, C-4

The north and south ends of the building are 
clad in brick to accentuate the corners.  The 
brick elements step down in mass to help 
lessen the perceived height and mass of the 
building from the pedestrian level.

D-11

The commercial space at the intersection 
of Denny Way and Taylor Ave N will be 
highly transparent
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NORTH ELEVATION ALONG JOHN STREET F.4

NORTH ELEVATION

A-10, C-4

The north and south ends of the building are 
clad in brick to accentuate the corners.  The 
brick elements step down in mass to help 
lessen the perceived height and mass of the 
building from the pedestrian level.

B-1

A series of smaller bays in the brick mass 
assist in breaking the cornice line from the 
pedestrian’s point of view and reduce the 
sense of height, bulk and scale on the street.

A-4, A-6, D-12, E-2

A sequence of public, semi-public 
and private spaces ease the 
transition from residence to street 
and encourage human activy 
adjacent to the right-of-way.



WEST ELEVATION

F.5 WEST ELEVATION ALONG THE ALLEY

A-10, C-4

The north and south ends of the building are 
clad in brick to accentuate the corners.  The 
brick elements step down in mass to help 
lessen the perceived height and mass of the 
building from the pedestrian level.

A-7, B-1, C-3

The building steps down at the center of the block to 
break up the bulk and scale of the building, responding to 
a context of smaller building footprints. Residential open 
space is consolidated in a series of roof decks at this break 
between masses.

D-11

The commercial space along 
Denny Way and Taylor Ave N 
will be highly transparent

D-5, D-6

All parking garage access and 
trash collection and service 
areas have been located 
along the alley

A-7, D-7

A series of residential patios 
located 1 - 2 storeys above 
alley grade will increase visual 
serviellance of the alley

D-5, D-6

All parking garage access 
and trash collection and 
service areas have been 
located along the alley
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SOUTH ELEVATION ALONG DENNY WAY F.6

SOUTH ELEVATION

D-11

The commercial space along Denny Way 
and Taylor Ave N will be highly transparent

A-10, C-4

The north and south ends of the building are 
clad in brick to accentuate the corners.  The 
brick elements step down in mass to help 
lessen the perceived height and mass of the 
building from the pedestrian level.

B-1

A series of smaller bays in the brick mass 
assist in breaking the cornice line from the 
pedestrian’s point of view and reduce the 
sense of height, bulk and scale on the street.



F.7 EXTERIOR FINISH MATERIALS

BRICK

CLEAR ANODIZED ALUMINUM WINDOW DARK ANODIZED ALUMINUM WINDOW CLEAR ANODIZED ALUMINUM INFILL PATTERN

WHITE PAINTED CONCRETE PANEL TAUPE PAINTED CONCRETE PANEL DARK TAUPE PAINTED CONCRETE PANEL
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EDG STREET DEVELOPEMENT SECTIONS ON TAYLOR AVENUE F.8

Taylor Ave. Right-of-Way - 90’
+20’ Setback

Height/Width Ratio  1:1.3

101 TAYLOR AVE N TAYLOR AVE N TAYLOR 28



F.9 EARLY DESIGN GUIDANCE STREET DEVELOPMENT PLAN

TAYLOR AND BRE SITES
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D: EAST JOHN STREET:

Live/work entries are raised 
to provide buffers, similar to 
Taylor.  As this will be a more 
residential street, entries are 
more private and covered.

Street trees will be similar 
to Taylor, perhaps a smaller 
variety.

C: DENNY WAY:

A planting strip with 
coordinated street trees will 
be provided to create a buffer 
from this busy street.  Retail 
entries with full glazing will 
help with street life interaction.

B: TAYLOR AVENUE NORTH:

A mid-block crossing will 
provide a connection from one 
development to another, as 
well as provide an alternative 
crosswalk along Denny.

Corner bulb-outs along the 
intersections of Denny/Taylor 
and John/Taylor  to reduce 
street width and promote 
slower vehicular turns onto 
Taylor.

Street trees will be the same 
as street trees along the 
development across the 
street.

Live/Work entries are raised 
to provide buffers between 
passers-by and tenants, in 
the form of flexible patio and 
landscaped spaces.

Spaces with over-head 
protection provide visual 
breaks, as well as protection 
from the elements.

A: STREET IMPROVEMENT

Intent is to create a 
connection, as well as 
enhance this and surrounding 
neighborhoods.  General 
landscaping and street 
improvements will be 
coordinated with adjacent 
developments and SDOT. 
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CURRENT SITE PLAN

CURRENT SITE PLAN F.10
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DENNY WAY:

Street trees will be placed 
in tree grates to provide 
maximum circulation space 
for pedestrians, avoiding a 
pinched sidewalk along this 
busy street.  Retail entries with 
full glazing will help with street 
life interaction.

TAYLOR AVENUE NORTH:

Street trees are located to 
coordinate with required 
clearance from the utility poles 
along the west side of Taylor.

Live/Work entries have patios 
and landscaped spaces 
that act as a buffer between 
passers-by and tenants.

 

EAST JOHN STREET:

Live/work entries are raised 
to provide buffers, similar to 
Taylor. There will be a planting 
strip between the patios and 
sidewalk to assist the transition 
from public to private space.

Street trees will be located in 
a planting strip between the 
sidewalk and the curb per 
coordination wtih SDOT.

ROOF DECKS:

The building steps in and 
down at the center of the site 
to break up the upper story 
massing from street view .



PARKING LEVEL P1

PARKING LEVEL P2

F.11 ARCHITECTURAL PLANS 



101 Taylor Ave N - Recommendation Meeting
DPD Project #3008413

November 17, 2010

ARCHITECTURAL PLANS F.12

LEVEL 1 MEZZANINE

LEVEL 1 



F.13 ARCHITECTURAL PLANS 

TYPICAL UPPER FLOOR PLAN
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ARCHITECTURAL PLANS F.14

ROOF PLAN

LEVEL 8 PLAN



VIEW OF THE BUILDING FROM THE SOUTH EAST

F.15 BUILDING MODEL IMAGES
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BUILDING MODEL IMAGES F.16

VIEW OF THE BUILDING FROM THE NORTHEAST



F.17 STREETSCAPE VIEWS ALONG DENNY WAY

VIEW NORTH ALONG TAYLOR AVE FROM DENNY WAYSE CORNER OF BUILDING AT THE INTERSECTION OF DENNY WAY AND TAYLOR AVE N
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STREETSCAPE VIEW ALONG TAYLOR AVE. N F.18

VIEW SOUTH ALONG TAYLOR AVE FROM LOBBY ENTRY



F.19 RESIDENTIAL ENTRIES ALONG TAYLOR AVENUE N.

VIEW FROM TAYLOR AVENUE RESIDENTIAL PATIOVIEW SOUTH ALONG TAYLOR AVENUE N
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VIEW WEST ALONG JOHN STREET FROM TAYLOR AVE

STREETSCAPE VIEWS ALONG JOHN STREET F.20

VIEW OF TOWNHOUSE ENTRIES ALONG JOHN STREET



F.21 LIGHTING, SIGNAGE + CANOPIES

SIGNAGE AND CANOPY EXAMPLES



101 Taylor Ave N - Recommendation Meeting
DPD Project #3008413

November 17, 2010

LANDSCAPE DESIGN F.22



F.23 LANDSCAPE DESIGN
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LANDSCAPE DESIGN F.24
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REQUESTED DEPARTURES G.1

Upper level setback required above 45 feet

Departure requested to permit greater 
prominence at streetscape

PERPECTIVE VIEW OF REQUEST AT TIME OF EARLY DESIGN GUIDANCE

SMC 23.48.010 A  Structure height - 85’ max height limit 

SMC 23.48.010 E 2 clerestories, parapets and guardrails 
may project up to 4’-0” above allowed height limit 

SMC 23.48.010 E 4 mechanical equipment, stair/elevator 
penthouses, solar collectors, atriums, greenhouses, 
and solariums may project up to 15’-0” above allowed 
height limit



G.0 DEPARTURE #1 - UPPER LEVEL SETBACKS

DEPARTURE #1 (Presented at EDG):

The applicant seeks a zoning departure for SMC 23.48.012.A.1 : 
Upper Level Setbacks required at portion greater than 45’ in height.  
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DEPARTURE #2 - FACADE SETBACKS G.1
DEPARTURE #2:

The applicant seeks a zoning departure for SMC 23.48.014D : 
Facade Setbacks may not exceed 12’-0” from the property line.  



H.0 LANDSCAPE / STREETSCAPE PRECEDENTS
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ARCHITECTURAL PRECEDENTS H.1



H.2 ARCHITECTURAL PRECEDENTS
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PROJECTS BY ARCHITECT H.3


