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As this project progresses from the Early Design Guidance meetings to the development of a preferred alternative and 
incorporation of both Design Review Board and public input, we will be focusing on four principal design issues: 
• The massing of the building, including the code-prescribed 15-foot step-backs above any remaining character facades
• The relationship and relative design vocabulary between the existing facade and the new, larger addition
• The arrival sequence, internal courtyard and building performance
• The exterior common areas, landscaping and amenities

We’ve organized this booklet around those four points, and have provided floor plans, survey and supplemental technical 
drawings as part of an appendix at the end of the booklet.
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PACIfIC BuIldING / SEATTlE POlICE dEPARTMENT PRECINCT —
1519 12TH AvENuE

CAl ANdERSON PARk — SOuTHEAST ENTRANCE RICHMARk lABEl AT 11TH & PINE — NORTHEAST CORNER RICHMARk lABEl AT PINE STREET

COlyEAR MOTOR SAlES / vElO BIkES — 1521 E. PINE 

Site

1516 11TH AvENuEBOCkER BuIldING / vAluE vIllAGE — 1525 11TH AvENuE
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11TH AvENuE lOOkING EAST
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 COdE-PRESCRIPTIvE APPROACH 15’ SETBACk 
fROM HISTORIC CHARACTER fAçAdE

 All NEW CONSTRuCTION HISTORIC 
CHARACTER fAçAdE dEMOlISHEd

PREfERREd SCHEME REduCEd 
SETBACk fROM HISTORIC 
CHARACTER fAçAdE

There are three obvious options for the 
massing of a new five-story residential-
over-retail structure on this site.

In order to maintain or preserve the existing 
character façade, the code-prescribed 
option allows a 10' height bonus, but asks 
for a 15' step-back at each of the two 
street façades. This is shown in Option 1. 
This allows the development of about 5 1/2 
stories of residential use.

Without preserving the existing façade it is 
possible to develop 5+ residential stories 
over a level of retail, and would require no 
step-back.  This is shown in Option 2.

Our preferred option, shown as Option 3, 
preserves the existing character façade 
while providing a smaller step-back of 1-1/2 
to 4 feet. This additional floorplate flexibility 
allows the building to have a courtyard in 
the middle, helping us create a “smarter,” 
higher-performance, energy-efficient 
building.

3

1

2
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REVERSE-CYCLE
CHILLERDHW

INTERIOR
EXTERIOR

OPERABLE AWNING

OPERABLE AWNING

OPERABLE AWNING

EXHAUST VENT

OPERABLE 
DOUBLE-HUNG

OPERABLE AWNING

OPERABLE AWNING

OPERABLE 
DOUBLE-HUNG

DRB issues / approach strategic outline

massing

vs.

proposed prescriptive

…allows a very high performance building….

DRB issues / approach strategic outline

massing

vs.

proposed prescriptive

…allows a very high performance building….

The organization of this building around an exterior courtyard eliminates corridors and most 
heated common spaces, allows through-ventilation and natural cooling and permits windows 
at both ends of the units for daylighting. This building is targeting LEED Gold certification, is 
participating in Seattle’s Priority Green program, and aspires to be among the most energy-
efficient multifamily buildings in the region.

The building plans to utilize a reverse-cycle chiller system within the parking garage, pumping 
heat out of temperature-stabilized underground air for domestic hot water. In a building of this 
type, without heated common corridors, domestic hot water may account for over 50% of 
energy demand.

A high-performance envelope, with windows located both low and high within the rooms, allows 
effective natural ventilation and cooling. It is a simple, effective machine.

SECTION lOOkING NORTH
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green roof

open courtyard

occupied roof deck w/green roof

line of sight

line of sight

The lobby is simply a lower level of the courtyard. Residents enter the outdoor lobby through a 
gate, and may proceed directly to stairs or elevators, or walk up about nine feet to the central 
landscaped courtyard. Access to homes is from the courtyard via bridges and balconies. This is 
similar to what you might find in many European buildings from Barcelona to Oslo.



www.weberthompson.com
COPYRIGHT 2010 WEBER THOMPSON   |   10-007

07.21.10 8

SunSet electric Building   |   RESPONSE TO H ISTORIC Bu Ild ING

The second principal design issue is that of the 
relationship between the existing character facade 
to remain, and the residential addition above it.  

This relationship between an existing thing 
and a new thing offers many opportunities for 
design dialog — whether to attempt to replicate 
the existing building, (a la Disney), to repeat the 
existing form while updating the materials and 
construction methods, to maintain the existing 
scale while contrasting form and materials, to 
append a distinctly different form — dominant or 
submissive with respect to the original.

Match form and scale, change materials / color Match scale, change form, materials / color
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Maintain original intact and entire, new complimentary form, colors and materials

The path selected is to preserve the existing masonry facade, intact and entire, and to design the addition as a neutral “foil” to the historical facade. The figure/ground 
relationship emphasizes the existing building as the celebrated object, and the addition as a quieter, non-competing frame. Given the diminished step back from the 
existing facade to the new one, we believe the design language of these two elements should be different — the addition constructed in a noticably lighter vocabulary. 
The design response must further consider the relative scale of both the new and historical pieces, the context, the relationship of the perceiver to the building, the uses 
of the buildings and the era in which each is built. The intent is to be honest — to both historical reference frames, and to the purpose and users of the building.
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fAçAdE CONCEPT SkETCH SHOWING TExTuRE ANd dEPTH

CAST IRON BuIldINGS, SOHO HISTORICAl dESIGN dISTRICT

When we consider 
the design vocabulary 
appropriate to 
manufacturing and retail 
buildings around the time 
this building was originally 
constructed, we recall 
the cast-iron facades 
common to these building 
types from the 1880’s 
until the teens.  These 
rhythmic, repetitive and 
rigorous facades were 
characterized by strong 
primary verticals, dominant 
spandrels, and copious 
glazing utilizing double-
hung windows.

Many examples of these 
exist within the Soho 
Historical Design District 
in New York City, where 
these former retail and 
manufacturing buildings 
are rapidly being converted 
to residential lofts.
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PARTIAl PlAN AT ExTERIOR WAll

uNIT PARTy WAllS OCCuR AT BOTH MAJOR ANd SECONdARy vERTICAl ElEMENTS

PARTIAl ElEvATION AT ExTERIOR WAll

A key to the success of the new façade treatment will be the ability to realize texture, detail and the level of 
depth associated with the original building’s historical period. The major vertical elements follow the rhythm 
and spacing of the original building, with spandrels and secondary vertical elements consistent with the 
vocabulary of the cast iron buildings common to the turn of the (last) century. Ventilation is pushed to the 
exterior of the building, as opposed to the courtyard, and a continuous band of louvers is zipped into the 
wall system within the depth of the floor system.

The spandrels are delineated by steel angles, creating shadow lines and an additional layer of apparent 
depth. A vertical reveal is also effective in “lightening up” the appearance of the major verticals above the 
existing façade — creating a distinction in the relative apparent mass of the two parts.

3"x2"reveal joint

bent panel at outside corner

citadel envelope 2000 metal panel in  
gunmetal metallic 1/2" reveal joint

1/2" reveal joint to match panel

bent aluminum break shape 
to match metal panel

fiber glass window w/graphite 
color frame

attached metal angle to match metal panel

metal louver to match  metal panel
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SCALE:

NORTH ELEVATION
1/8"=1'-0"1

SCALE:

WEST ELEVATION
1/8"=1'-0"2

SCALE:

EAST ELEVATION
1/8"=1'-0"3

ExISTING BuIldING

PROPOSEd ElEvATION 

PARTIAl ElEvATION AT 11TH AvENuE

new storefront / retail entries typical
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1101

SCALE:

NORTH ELEVATION
1/8"=1'-0"1

SCALE:

WEST ELEVATION
1/8"=1'-0"2

SCALE:

EAST ELEVATION
1/8"=1'-0"3

ExISTING BuIldING

PROPOSEd ElEvATION 

PARTIAl ElEvATION AlONG EAST PINE STREET

new residential windows
 at live/work

new live/work entry

poster area 
at exit stair

new residential entry 
gates & screen

new storefront
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SCALE:

NORTH ELEVATION
1/8"=1'-0"1

SCALE:

WEST ELEVATION
1/8"=1'-0"2

SCALE:

EAST ELEVATION
1/8"=1'-0"3

ExISTING BuIldING

PROPOSEd ElEvATION 

PARTIAl ElEvATION AT AllEy

new live/work new live/work
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A B C E FD

A

A
PROPOSEd ElEvATION 

PARTIAl ElEvATION AT 11TH AvENuE
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MOdEl vIEW lOOkING uP

The third principal design issue is the courtyard — the “hole-in-the-middle” that allows the 
building to breathe naturally, permits through-ventilation and through-daylight units and serves 
as the residents’ semi-private access to their homes. Access balconies are pulled away 
from unit walls as bridges — making entries more individual, reducing privacy and security 
concerns, allowing ventilation windows to remain open all day, and reducing the noise and 
vibration of people moving past. The north stair tower features a green screen wall as a focal 
point of the courtyard, with intermediate-floor planter boxes “re-charging” the green wall to 
better ensure continuity of the plantings.

Walls and finishes within the courtyard are white or very light metallic — as better stewards of 
the light within this space. A clear glass railing system is augmented with small colored-acrylic 
panels, in green and/or blue, creating additional interest and bringing the colors of both the 
plantings and the sky deeper into the space.
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COuRTyARd ElEvATION
lOOkING EAST

COuRTyARd AERIAl vIEW 1:00 pm | June 21 1:00 pm | december 211:00 pm | March – September 21

1:00 pm | June 21 1:00 pm | december 211:00 pm | March – September 21
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existing sweet gum trees
to remaim — 6" caliper
expanded planting area

 with low shrubs 
and groundcover

2'x2' paving

guy wires for bus

street light

street light

water connection

new street tree
columnar Maple or Zelcova

4'x8' tree planting with 
low shrubs and goundcovers

new street tree
Maple or Zelcova

gas connection

ruBuS

eScAlloniA

0 20' 40'

1'=20'-0"

10'N
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vines on green screen
11 lf = 330 SQ fT shade tolerant plantings

2’x2’ pedestal paver

walkway above 
(dased & shaded area)

columns

modular planter buffer planting

understory tree 

PAcific dogwood

5 - leAf AkBiA

jAPAneSe SPurge

evergreen huckleBerry

2’x2’ PedStAl PAving

SeAting AreAS

0 20' 40'

1'=20'-0"

10'N

SunSet electric Building   |   COuRT yARd Pl AN
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0 20' 40'

1'=20'-0"

10'N

large grass in container

small accent tree

crape myrtle

sunning area

sunning area

gravel

composite deck 
with railing

large Grass in planter 
with vines over  

REfERENCE IMAGERy

cerciS cAnAdenSiS

crAPe myrtle

PlAnterS

miScAnthuS

vineS on wAll: virginiA creePer

greenroof Section

roof terrAce deck & green roof

BBQ area

crape myrtle

walkway below

GREEN ROOf — lEEd SS 7.2
SITE AREA: 15,364 SQ fT
GREEN ROOf AREA: 7844 SQ fT
PERCENT Of GREEN ROOf ON SITE: 51%

seating area

gravel utility area

ClINGING vINES OvER & dOWN WAll: 52 lf = 1560 SQ fTClINGING vINES OvER & dOWN WAll: 48 lf = 1440 SQ fT
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StreetScAPe courtyArd roof terrAce

AreA 3:
A2 – 99
B1 – 30
B2 – 9
B3 – 2
d – 330
h1 – 99

AreA 1:
A2 – 64
B1 – 32
B2 – 12
B7 – 12
h1 – 64
h3 – 64

AreA 2:
A2 – 64
B1 – 32
B2 – 12
B6 – 2
h1 – 64
h3 – 64

AreA 4:
B2 – 66
c2 – 300
d – 3000
h1 – 300

AreA 6:
B1 – 100
B2 – 35
B3 – 5
c2 – 300
h1 – 320

AreA 5:
B1 – 100
B2 – 50
B3 – 1
c2 – 224
h1 – 224

AreA 7:
c1 – 7000
h1 – 7000 

3

1

2

4

5

6

7
All 

GREEN ROOf 
AREA

SunSet electric Building   |   GREEN fACTOR ARE AS
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enter sq ft
of parcel

Parcel size (enter this value first) * 15,364 SCORE 0.521
Landscape Elements** Factor Total

A Landscaped areas (select one of the following for each area)
enter sq ft

1 Landscaped areas with a soil depth of less than 24" 0 0.1 -

enter sq ft
2 Landscaped areas with a soil depth of 24" or greater 227 0.6 136.2

enter sq ft
3 Bioretention facilities 0 1.0 -

B Plantings (credit for plants in landscaped areas from Section A)
enter sq ft

1 Mulch, ground covers, or other plants less than 2' tall at maturity 294 0.1 29

enter number of plants
2 Shrubs or perennials 2'+ at maturity - calculated 184 2944 0.3 883

at 16 sq ft per plant (typically planted no closer than 18" on center)
enter number of plants

3 Tree canopy for "small trees" in the Green Factor tree list 8 400 0.3 120
  or equivalent (canopy spread of 15') - calculated at 50 sq ft per tree

enter number of plants
4 Tree canopy for "small/medium trees" in the Green Factor tree list 0 0 0.3 -

  or equivalent (canopy spread of 20') - calculated at 100 sq ft per tree
enter number of plants

5 Tree canopy for "medium/large trees" in the Green Factor tree list 0 0 0.4 -
or equivalent (canopy spread of 25') - calculated at 150 sq ft per tree

enter number of plants
6 Tree canopy for "large trees" in the Green Factor tree list 2 400 0.4 160.0

or equivalent (canopy spread of 30') - calculated at 200 sq ft per tree
enter inches DBH

7 Tree canopy for preservation of large existing trees 12 180 0.8 144.0
with trunks 6"+ in diameter - calculated at 15 sq ft per inch diameter

C Green roofs
enter sq ft

1 Over at least 2" and less than 4" of growth medium 7000 0.4 2,800.0

enter sq ft
2 Over at least 4" of growth medium 824 0.7 576.8

enter sq ft
D Vegetated walls 3330 0.7 2,331.0

enter sq ft
E Approved water features 0 0.7 -

F Permeable paving***
enter sq ft

1 Permeable paving over at least 6" and less than 24" of soil or gravel 0 0.2 -

enter sq ft
2 Permeable paving over at least 24" of soil or gravel 0 0.5 -

enter sq ft
G Structural soil systems*** 0 0.2 -

sub-total of sq ft = 15,599
H Bonuses

enter sq ft
1 Drought-tolerant or native plant species 8071 0.1 807.1

enter sq ft
2 Landscaped areas where at least 50% of annual irrigation needs are met 0 0.2 -

through the use of harvested rainwater
enter sq ft

3    Landscaping visible to passersby from adjacent 128 0.1 13
   public right of way or public open spaces

enter sq ft
4    Landscaping in food cultivation 0 0.1 -

Green Factor numerator = 8,001

*** Permeable paving and structural soil together may not qualify for more than one third of the Green Factor score.

Green Factor Score Sheet
minimum score

determined by zone

* Do not count public rights-of-way in parcel size calculation.
** You may count landscape improvements in rights-of-way contiguous with the parcel.  All landscaping on private and public
land must comply with the Landscape Standards Director's Rule (DR 6-2009)

Project title:

Totals from GF worksheet1 2 3 4 5 6 7

A1 square feet 0

A2 square feet
64 64 99 227

A3 square feet 0

B1 square feet
32 32 30 100 100 294

B2 # of plants
12 12 9 66 50 35 184

B3 # of trees
2 1 5 8

B4 # of trees 0

B5 # of trees 0

B6 # of trees
2 2

B7 # of trees
12 12

C1 square feet
7000 7000

C2 square feet
300 224 300 824

D square feet
330 3000 3330

E square feet 0

F1 square feet 0

F2  square feet 0

G square feet 0

H1  square feet
64 64 99 300 224 320 7000 8071

H2  square feet 0

H3  square feet
64 64 128

Planting Area

TOTAL**

Green Factor Worksheet*
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23.54.030  d1E  RES IdENT IAl  dR IvE WAy WIdTH
The code requires a minimum driveway width of 20’. In order to build the project as proposed we 
request a departure to allow a driveway width of 16’. This departure benefits the project design 
in two very important ways. It allows vehicle access to the garage from the existing private alley 
while preserving the existing character façade at the alley entrance, both or which are specifically 
expressed priorities of the design review board. We strongly believe that both of these are beneficial 
to the project and, more importantly to the neighborhood as a whole.

23.47A .0 08  B3B STREE T lE vEl dE vElOPMENT STANdARdS
The code requires a floor to floor height of at least 13’ at nonresidential street level uses. We request 2 
specific departures from this requirement. 

First, at the two story commercial space located at the intersection of 11th and Pine, and at the 2 
story live work unit located at the NE corner of the building, we request approval for a mezzanine level 
within the space but not within 6’ of any façade with frontage on 11th Ave or Pine St. This building has 
historically included mezzanine levels in retail space. The removal of all units from the second level 
at the Pine St façade leaves the space exceptionally tall, with floor to floor heights in the 20’ to 26’ 
range. Adding a mezzanine to this volume will increase available commercial space and will support 
interesting and creative use of the commercial spaces. The mezzanine will be held back from the 
street frontages so that the full volume will present itself as one space when seen from the street.

Second, at the two single-story live/work units accessed from the private alley, we request a 
departure to allow 10’-6” floor to floor heights. This departure is necessary to allow at grade entry 
from the alley. Without the departure the floor level of these units will be forced below the adjacent 
alley grade degrading the quality of the living space and making accessible entry from the building 
exterior virtually impossible. The ability to have an accessible entry at the alley increases the 
functionality of the units as true live work spaces. Having the floor levels at the adjacent alley grade 
rather than below it will improve the supervision of the alley by the residents and provide a more 
comfortable relationship to the public realm for the residents.

REQuEST ING T yPE 1  dECIS ION
23.73.010  C2B ANd C3  SE TBACk fROM E x IST ING STRuCTuRE
As shown consistently throughout this book. The building’s courtyard scheme provides substantial 
benefits and is an essential component of the design. We have also shown that the building design 
is successfully executed background structure that does not detract from the character façade 
and that the existing streetscape along Pine and 11th is better reinforced by maintaining a strong 
presence at the property line. We believe that increased setback of the upper building would destroy 
these benefits and result in a layer cake building with a poor relationship to the base and the urban 
environment. Based on these points we are requesting that the director issue a type 1 decision to 
modify the standards of 23.73.010 C2b and reduce the setback requirement to be as shown in the 
proposed design.
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A-1 the siting of buildings should respond 
to specific site conditions and 
opportunities. 

the board agreed that the historic auto row character should continue 
with the preservation of the building facade and this will be a tremendous 
contribution to the neighborhood. the board was unanimous in their support 
for the preservation of the existing building.

the board warned, however, that the uses and types of activities programmed 
within this historic commercial base should be closely tied to the design of the 
building. the board feels strongly that the base appear to have a commercial 
character and not be squeezed downward to allow a residential floor. the 
board did note, however, that locating a live/work unit at the northeast corner 
might be an acceptable compromise to allow some residential type use at the 
sidewalk level that emphasizes commercial activity at the street front.

A-4

EARly dESIGN  GuIdANCE PROJECT RESPONSEdESCRIPTIONTITlEPRIORITy

human activity new development should be sited and 
designed to  encourage human activity 
along the street.

the board agreed that the design and building program should encourage 
pedestrian activity. the board was concerned with the proposed squeezing of a 
commercial floor and residential floor into the portion of the building defined 
by the historic commercial base maintaining commercial uses at the base is part 
of the character of the neighborhood and original building.

at the second edg meeting, the board was pleased that the commercial space 
along pine street is proposed to maintain the full height of the character 
building base. the commercial base along 11th avenue, however, is split with 
commercial at the sidewalk level and residential use at the second level. the 
board agreed that the priority is keeping the commercial character appearance 
of the original base building. the board agreed that the revised design should 
include a base that appears as a whole as did the original commercial structure 
with the original window patterning.

responding to site 
characteristics

A-8 parking and vehicle 
access

siting should minimize the impact of 
automobile parking and driveways on 
the pedestrian environment, adjacent 
properties, and pedestrian safety.

the board expressed a strong preference for access to be taken from the 
private alley. it was also suggested that this spike could be used to activate and 
engage with the building uses, by including transparency at the ground floor 
of the east facade or wrapping the materials.

A-10

B-1

corner lots buildings on corner lots should be 
oriented to the corner and public 
street fronts. parking and automobile 
access should be located away from 
corners.

Pike/Pine: Buildings on corner lots 
should reinforce the street corner. to 
helP celeBrate the corner, Pedestrian 
entrances and other design features 
that lend to Pike/Pine’s character may
Be incorPorated. these features include 
architectural detailing, cornice work 
or frieze designs.

the board agreed that the building design should hold the corner and ground 
this corner of the intersection with strong, well-integrated building clad with 
high quality materials.

height, bulk, and 
scale compatibility.

projects should be compatible with 
the scale of development anticipated 
by the applicable land use policies for 
the surrounding area and should be 
sited and designed to provide a sensitive 
transition to nearby, less intensive 
zones. projects on zone edges should 
be develope4 in a manner that creates a 
step in perceived height, bulk, and scale 
between the anticipated development 
potential on the adjacent zones.

the board challenged the applicant to consider other configurations of the 
building forms that include a set back of the new building from the historic 
façade. the design should strive for integrated design while acknowledging 
the original base. how the old and new portions of the building are combined 
present an exciting opportunity. the new structure should endeavor to 
respond to the datum lines of the police precinct building next door, as well as 
to the base.

the first floor has been reorganized, relocating the residential lobby 
from 11th to pine st, and leaving 11th avenue as a purely commercial 
frontage. at pine st, residential units have been removed from the 2nd 
floor so that all spaces are two stories in height. to the east of the 
lobby live /work spaces wrap into the alley, to the west retail space 
wraps the corner onto 11th ave. moving away from the corner, units 
will be introduced at the second level within the historic façade. in 
these bays the outward appearance will maintain the commercial look 
to the best of our ability. retail spaces on 11th ave will all maintain 13’ 
ceiling heights. this rearrangement of spaces, emphasizing commercial 
activity at 11th while orienting the residential entry to pine st. and cal 
anderson park, and providing live/work at the alley is the best possible 
response to the site characteristics.

the design changes noted above (see a1) will enhance human activity 
by emphasizing the commercial character of 11th ave and placing 
the residential entry on pine st, a major pedestrian thoroughfare. in 
addition the enhanced connection between the courtyard and street 
via the open lobby will activate the entry and emphasize the pedestrian 
connection. locating the garage entry off the private alley will 
enhance the pedestrian experience by removing a curb cut and a garage 
door from the primary facades. we are seeking a departure from the 
required driveway width to accommodate this design. in addition we are 
seeking to provide an area for posters just east of the residential entry 
on pine st. so that the building may continue its role as an information 
hub in the neighborhood.

vehicle access is off the private alley as requested. we require the 
approval of a departure for driveway width to maintain this design and 
ask that it be approved. in addition, live/work units with a high degree of 
transparency and direct, at-grade accesses are located along the east 
façade.

the corner is “held” with a 2-story retail space at ground level as 
requested. the upper portion of the building reinforces the existing 
streetscape at pine st and at 11th avenue by maintaining the façade close 
to the property line as other buildings in the area do.

the building façade has been redesigned with the goal of being both a 
“background building” with respect to the original façade and being 
attractive in its own right. in order to accomplish this we have drawn 
on the historical precedent of cast iron buildings to lighten the façade 
visually and impose the rhythm and rigor intrinsic to those buildings. 
the use of tonal variations rather than changes in color between 
the various elements also simplifies the building and shifts attention 
from the new building to the base. interest and articulation are added 
by creating several levels of depth in the wall system. the building 
maintains limited setbacks as previously proposed but is designed to 
recede visually rather than loom over the original structure.
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C-1

C-2

architectural 
context

new buildings proposed for existing 
neighborhoods with a well-defined 
and desirable character should be 
compatible with or complement the 
architectural character and siting 
pattern of neighboring buildings. 

Pike/Pine: the Pike/Pine vernacular 
architecture is characterized By the 
historic auto-row and warehouse 
industrial features of high ground 
floor ceilings and disPlay windows, 
detailed cornice and frieze work, and 
trim detailing. architectural styles 
and materials that reflect the light-
industrial history of the neighBorhood 
are encouraged.

the glazing and detailing of the existing building should be preserved and 
allowed to showcase themselves within the new development. the board noted 
that the 'roof facade' will be visible and should be designed with this in mind. 
the board also noted that it would be appropriate for the new building to be 
designed as a background building to the historic facade and not compete for 
visual attention.

architectural 
concept and 
consistency

building design elements, details 
and massing should create a well-
proportioned and unified building form 
and exhibit an overall architectural 
concept.
• Buildings should exhiBit form and 
features identifying the functions within 
the building.

the board feels that the historic portion of the development should not appear 
to be tacked on to the new building. the new façade should respect the original 
facade and allow it to stand proud rather than lie within the same plane. the 
integrity of the existing facade should be kept intact and wrap the entire 
building where possible and include the full depth of returns, cornices, etc.

the board discussed at length the splitting of the historic base into commercial 
and residential uses. this was of particular concern at sidewalk grade along 
pine street. the board was adamant that this division of uses not be apparent 
from the street.

the board expressed some willingness to be flexible with the setback above the 
base depending on the how the new building is integrated into the existing one in 
terms of materials, continuation of datum lines and grid patterns.

if less than a 15 foot setback is proposed, great detail is expected to show how 
this will be successfully achieved without minimizing the scale and details of 
the historic base, using high quality materials compatible with those of the base 
façade as well as creating a new building form that responds to the lines and 
transparency patterns established by the base.

the design of the top of the building should be ‘quiet’ and not overly obtrusive, 
allowing the base to stand out.

at the second edg meeting, the board discussed the proposed setback of 
the new addition from the base. they agreed that setting the new building 
back would be one method for distinguishing the old from the new. the new 
addition should be of our time, while taking cues from the historic base. the 
board encouraged a design that allows the composition of the existing base 
to inform how the upper building sits on the base. specifically, the “c” portion 
of the composition is along pine street is distinguished from “a” and “b”, however 
it should Be setBack more, similar to “a” on 11th • on 11th avenue, the existing 
fenestration needs to be shown on the elevations — these should remain 
unchanged from the original design. the corner treatment as it fronts on both 
pine and 11th should be the same to give a strong, solid presence at the corner.

EARly dESIGN  GuIdANCE PROJECT RESPONSEdESCRIPTIONTITlEPRIORITy
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the upper building has been carefully designed to be a background 
building while still maintaining interest and being handsome in its 
own right. the imposition of a very strict, rigorous façade rhythm 
maintains visual interest while allowing the building to recede and 
compliment, rather than compete with the historic façade. working with 
a monochromatic color palate will also reinforce these attributes.

the upper portion of the building has been designed to relate positively 
to the historic base. the rhythm of the vertical elements is extended 
upward in the column pattern. the “a/b” parts of the base at both the pine 
and 11th facades are reflected through setback variation. the design 
of upper portion has been influenced by the historic cast iron building 
style to create a disciplined rhythm of frames and openings, making 
the façade appear much lighter atop the historic base. the simplicity 
of the façade design allows it to recede and not compete for visual 
interest with the 2-story base. also critical to this strategy is the use 
of high quality materials in a fairly monochromatic color pattern. the 
metal panel proposed will allow for simple detailing including break-
shape outside corners. the careful use of his material, along with 
clip mounted windows will to allow us to keep the façade quiet while 
creating substantial variation in depth. this combination of rigorous 
façade rhythm, monochromatic palate, simple detailing and variation 
in depth develop the façade with a rich texture that will be visually 
interesting when examined but still maintain a background relationship 
to the historic base.  
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d-2

E-2

d-8

d-11

blank walls buildings should avoid blank walls. 
where unavoidable, walls should 
receive design treatment to increase 
pedestrian comfort and interest.

the board noted that potential blank walls along the private alley should be 
minimized.

treatment of alleys the design of alley entrances should 
enhance the pedestrian street front.

the board agreed that the treatment of the street facade should wrap around 
to the alley-like facade as the existing building does with glazing and materials.

at the second edg meeting, the board was very pleased that the proposed facade 
wraps around to the driveway along the east of the building. the board also 
encouraged that the design of the below grade parking area have flexibility to 
be adaptively reused in the future to accommodate arts or back of house

commercial 
transparency

commercial store fronts should be 
transparent, allowing for a visual 
connection between pedestrians on the 
sidewalk and activities occurring on the 
interior of a building. blank walls are to 
be avoided.

landscaping to 
enhance the building 
and/or site.

landscaping, including living plant
material, special pavements, trellises, 
screen walls, planters, site furniture, 
and similar features should be 
appropriately incorporated into the 
design to enhance the project.

pike/pine: the creation ofsmall 
gardens and art within the street 
right-of-way is encouraged to activate 
and enliven the public realm. vertical 
landscaping, trellises or window boxes 
for plants is also desirable. please 
see the design guidelines document 
for specific streets along which such 
treatment is emphasized.

the board supported the proposed open space location at the ground level 
and at the second floor courtyard. both spaces should be well landscaped 
and programmed for human activity and use. the board noted that is a rooftop 
courtyard is proposed, the design and details must be presented at the next 
meeting.

at the second edg meeting, the board expressed support for the new open 
space configuration of a central interior courtyard open space. the board 
questioned the dimensions of the space (which is approximately 28 feet measured 
from railing to railing) and whether the proposed space will receive adequate 
light and sun since it is surrounded by a six story building n all four sides. 
the board was very supportive of getting more light into the courtyard. the 
board would like to better understand how this space will function and be 
experienced by the residents, as well as the details of the landscape design 
given the shadow conditions. the board noted that the unit layouts should be 
mindful of the privacy issues associated with the exterior corridors around the 
perimeter of the courtyard. the stressed that this space must be well-executed 
in order for it truly to be an amenity feature for the residents.

all of the proposed open spaces, including the courtyard, rooftop and street 
level should be well designed and presented in detail at the next meeting. the 
board also wants to know how the green factor is being satisfied.

the board encouraged the use of masonry or other very high quality material 
that is consistent with the pike pine neighborhood to the greatest extent 
possible and looks forward to reviewing a more detailed material and color 
palette that is reflective of and responsive to the surrounding architectural 
aesthetic. the building materials should wrap around to the alley façade to the 
east.

at the second edg meeting, the board strongly expressed concern with the 
metal panel material proposed for the new floors above the building base. 
the board reiterated that the design should not strive to imitate the historical 
nature of the base, but that the material should reflect the materiality of the 
historic context. the board agreed that pre-cast concrete or masonry would 
be appropriate materials for the new, upper floors. these materials give the 
appearance of a load bearing structure and offer deeper shadow lines and 
reveals. also, the punched openings for windows works better with a concrete 
material. the board noted that stucco would not be appropriate. the board was 
very supportive of the reuse of the existing windows or with closely replicated 
windows designs. the board warned against including architectural details that 
cannot be replicated with the same level of craftsmanship as is shown on the 
building base. instead, these features can appear tacked on. the metal cornice 
line of the building top should not strive to be the same as the cornice line of 
the existing building.

C-4 exterior finish 
materials.

building exteriors should be 
constructed of durable and 
maintainable materials that are 
attractive even when viewed up close. 
materials that have texture, pattern, 
or lend themselves to a high quality of 
detailing are encouraged.
pike/pine: new developments should 
respond to the neighborhood's light-
industrial vernacular through type 
and arrangement of exterior building 
materials. preferred materials include: 
brick, masonry, textured or patterned 
concrete, true stucco (dryvit is 
discouraged) with wood and metal as 
secondary, or accent materials.

EARly dESIGN  GuIdANCE PROJECT RESPONSEdESCRIPTIONTITlEPRIORITy
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the new proposed exterior material is an extremely high quality metal 
sheathing system that allows the façade to develop exceptional depth 
and articulation. the design intent is to lighten the visual mass of the 
upper stories by moving away from the punched opening vocabulary 
mentioned in the board’s previous comments and into a language of 
frame and glazing consistent with historical cast iron buildings.

no significant blank walls will be created at the private alley as noted in 
the board’s comments. the blank wall at the upper stories of the south 
façade will be mitigated with vertical greenery and plantings as noted 
on the elevations and landscape plans.

the alley has been further enhanced with the design of the live / work 
units, two of which will have their entrances on the alley façade.

in addition to meeting the transparency requirements, commercial 
facades will include operable windows and overhead doors to allow 
the users to open the building to the street and provide not just 
transparency but permeability as well.

landscaping has been designed to enhance the site, the resident 
experience and the urban environment as a whole. street trees will 
be retained on pine st and added on 11th ave. the building will have 
an extensive green roof in addition to high quality landscaping at 
the rooftop amenity area. the courtyard has been redesigned with a 
central walkway to enhance resident privacy and increase the overall 
amount of open area. the courtyard floor is unlikely to serve as a 
primary gathering space for residents and is not being designed as such. 
instead the courtyard is designed to maximize light and ventilation to 
the units and provide for a sense of whole building community as people 
will encounter each other regularly when coming or going. plantings 
at the courtyard level will be designed to cover vertical green screens 
in some cases and to define outdoor space for individual units in others.
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Design PrinciPles
MASSING
The massing is a function of the building’s performance. The courtyard scheme 
promotes energy efficiency, day-lighting, ventilation, and connectivity. The 
buildings sustainability depends on this scheme. 

Old /  NE W
The addition is designed as a neutral foil to the existing historical façade. The use 
of a light framed opening vocabulary and monochromatic color scheme allow it 
remain a background building that celebrates, rather then dominates the base. A 
façade with highly rigorous rhythm and carefully articulated depth is historically 
honest and attractive in its own right.

COuRT yARd
In addition to providing day-lighting and ventilation to the units, the courtyard is 
at the core of the building user’s experience. Open volume connects all residen-
tial floors so that circulation becomes a community space. The dismal corridors 
of the traditional apartment model are literally turned inside-out. Every unit has 
their own front door and direct connection to the outside. Light is collected and 
celebrated through color, materials and landscape.   

l ANdSCAPE
From green roofs and walls to the communal amenity spaces at the courtyard 
and roof deck, high quality landscape is fully integrated into the building design. 
Plantings become another material in the design palate and are carefully selected 
to enhance building function as well as aesthetics. 

SuSTA INAB Il IT y
Anticipating LEED Gold Certification
Anticipating Build Green 5 Star
Participating in the City of Seattle Priority Green Pilot Program
Anticipating recognition through the Quality Grown Alliance 
Recognition Program 

dEPARTuRE REQuESTS
23.54.030 D1e:  Residential Drive Width
Request a departure to reduce the required driveway width 
from 20’ to 16’ to allow vehicles to access the garage via the 
private Alley.

23.47A.008 B3b Street Level Development Standards
•  Request a departure to allow Mezzanines in the commercial 

bay at the NW corner and the Live / Work space at the NE 
corner.

•  Request a departure to allow 10’-6” floor to floor height at 
Live Work spaces accessed from the private alley. 

T yPE ONE dECIS ION REQuEST
23.73.010 C2b  Setback from existing structure.
Per 23.73.010 C3 we are requesting a Type One Decision 
by the Director to reduce the setback from the existing 
structure as shown. This reduction is necessary to execute the 
courtyard scheme.  

//////////////////////////////////////////////////////

////////////////////////// /////////////////

///////////////////////////////////////////////////////

///////////////
//////////////

///////////////////////////////////////////////

/////////////////////////
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Building Area by Floor Level and Use

Floor level Parking Common Area Comercial Residential
Outdoor

Circulation*
Circulation and

Other**
B1 13,078 0 0 0 0 1,287 14,365
L1 871 3067 5761 2819 0 1,057 13,575
L2 0 0 0 8635 2746 3,549 12,184
L3 0 0 0 10231 1419 1,776 12,007
L4 0 0 0 10231 1419 1,776 12,007
L5 0 0 0 10231 1419 1,776 12,007
L6 0 0 0 10231 1419 1,776 12,007
L7 0 0 0 10231 1419 1,776 12,007

Total 13949 3067 5761 62609 9841 14773 100159

*Outdoor Circulation space includes the L2 Courtyard and all open walkways at the residential levels.
**Circulation and Other includes the Outdoor Circulation Area

Required Amenity Space at 5% of area in residential use: 3,130 SF
Provided: 1,300 SF at Courtyard

2,307 SF at Roof
3,607 SF Total

Square Footage of Areas by Use Gross Floor Plate
Area (Including

outdoor
Circulation)
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EXISTING ROLL-UP DOOR TO BE
DEMOLISHED AND REPLACED WITH
NEW GLAZING

ALL EXISTING GLAZING IN
CHARACTER FACADE TO BE
REPLACED WITH NEW TYP.
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