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PROJECT DESCRIPTION

The proposed mixed-use residential project will be comprised of ground level retail
with apartments above and four levels of parking below grade. As required, this
packet proposes three design alternatives for the project. The number of apartment
floors varies for each alternative and will be described on proceeding pages. In all
three alternatives, the parking is concealed from view with access from the alley.

" ' . The development site is located at the south corner of the intersection of Third
F 27 ' _ i ' | Avenue and Cedar Street in the Belltown neighborhood. Third Avenue is a princi-

L. b -_:.'._.ﬁ(

ple transit street with access to multiple bus lines including the soon to be imple-
mented Rapid Ride transit system. Cedar Street is a designated Green Street,

with Green Street development currently implemented between Western and 1st
Avenue only. The development site is, however, two blocks southwest via Cedar
Street from Tilikum Place - an established pedestrian scale amenity with eclectic
restaurants, mature street trees and the landmark Chief Seattle statue. Develop-
ment of Cedar Street as a Green Street is not only an opportunity to progress
toward the goal of a continuous Green Street, but also an opportunity to strengthen
the pedestrian connection to Tilikum Place.

The buildings in the project’s vicinity can be characterized by mid-century one,
two, and three story commercial and retail buildings interspersed with multi-story
residential buildings built between 1980 and present. This mixture of building types
is represented by the development site’s two closest neighbors — Rite Aid and
Seattle Heights. Rite Aid, immediately adjacent to the development site, features
concrete Art Deco detailing - an architectural style popular in 1931, the year of

its construction. The building across the alley from the project site is the 26 story
Seattle Heights residential tower, completed in 1994. Seattle Heights has a sym-
metrical design that includes an alley fagade that matches its 2nd Avenue primary
fagade. This symmetry results in residential alley-facing units that are only eighteen
feet across the alley from this proposal’s development site.

APPROXIMATE DEVELOPMENT OBJECTIVES

200 residential units
5,000 square feet of ground-level retalil
136 parking stalls

Development Objectives and Aerial Photograph
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APPROXIMATE 5 MINUTE WALK
(1/10 OF A MILE)

The development site is a short walk to cultural and recreational
opportunities such as Tilikum Place, Seattle Center, the Olympic
Sculpture Park, and Regrade Park (also known as Beltown’s
dog park). Continued development of Clay, Cedar, and Vine

as Green Streets

coupled with the Bell Street Park Boulevard

will increase Belltown’s pedestrian friendly environment. The
project is also proximate to various transportation opportunities
which include: the shared Metro/Rapid Ride bus stop located in
the project’s right-of-way; the designated bike lane along 2nd
Avenue; and Denny Avenue which connects to I-5 and [-90.

Urban Design Diagram
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The Downtown Design Guidelines and Belltown Design Guidelines listed below are those considered most applicable
to the development site by the applicants.

A-1 RESPOND TO THE PHYSICAL ENVIRONMENT

Develop an architectural concept and compose the building’s massing in response to geographic conditions and
patterns of urban form found nearby or beyond the immediate context of the building site.

A-2 ENHANCE THE SKYLINE

Design the upper portion of the building to promote visual interest and variety in the downtown skyline.

B-1 RESPOND TO THE NEIGHBORHOOD CONTEXT

Develop an architectural concept and compose the major building elements to reinforce desirable urban features
existing in the surrounding neighborhood.

c. Design visually attractive buildings that add richness and variety to Belltown, including creative contemporary
architectural solutions.

B-2 CREATE A TRANSITION IN BULK & SCALE

Compose the massing of the building to create a transition to the height, bulk, and scale of development in nearby less
intensive zones. New buildings should be compatible with the scale of development surrounding the project site.

The objective of this guideline is to discourage overly massive, bulky or unmodulated structures that are unsympathetic
to the surrounding context.

B-4 DESIGN A WELL-PROPORTIONED & UNIFIED BUILDING

Compose the massing and organize the publicly accessible interior and exterior spaces to create a well-proportioned
building that exhibits a coherent architectural concept. Design the architectural elements and finish details to create a
unified building, so that all components appear integral to the whole.

C-1 PROMOTE PEDESTRIAN INTERACTION

Spaces for street level uses should be designed to engage pedestrians with the activities occurring within them.
Sidewalk related spaces should appear safe, welcoming, and open to the general public.

C-4 REINFORCE BUILDING ENTRIES

To promote pedestrian comfort, safety, and orientation, reinforce the building’s entry.

C-6 DEVELOP THE ALLEY FACADE

To increase pedestrian safety, comfort, and interest: develop portions of the alley facade in response to the unique
conditions of the site or project.

D-1 PROVIDE INVITING & USABLE OPEN SPACE

Design public open spaces to promote a visually pleasing, safe, and active environment for workers, residents, and
visitors. Views and solar access from the principal area of the open space should be especially emphasized.

D-3 PROVIDE ELEMENTS THAT DEFINE THE PLACE

Provide special elements on the facades, within public open spaces, or on the sidewalk to create a distinct, attractive,
and memorable “sense of place” associated with the building.

Green Streets: Green Streets are street rights-of-way that are enhanced for pedestrian circulation and activity with
a variety of pedestrian-oriented features, such as sidewalk widening, landscaping, artwork, and traffic calming.
Interesting street level uses and pedestrian amenities enliven the Green Street and lend special identity to the
surrounding area.

E-2 INTEGRATE PARKING FACILITIES

Minimize the visual impact of parking by integrating parking facilities with surrounding development. Incorporate
architectural treatments or suitable landscaping to provide for the safety and comfort of people using the facility
as well

Design Guidlines

HELWITT
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The development site is currently occupied
by a one-story office building completed in
‘ 1954 and occupied by the American Lung
‘ Association since 1985. Recently, paid
i parking as an accessory use was added to
| the alley side of the building. The proposed
e B e feme s : ! development will include demolition of the

I % : — : 2 : v - V A ‘ existing building and surface parking lot. All
‘ ‘ &, proposed parking for the new development
[/)’M////)//I///////‘//, L W|” be be|ow grade_
TRANSIT GORRIDOR IMPROVEMENTS The Seattle Heights building uses the alley
for access to light and air for its residences.
-~ 3RD AVENUE EXISTING BUS STOP While the proposed project will contain alley-

facing units, alternative massing is proposed
to create a greater separation between

allowed by code.

124 : TRANSIT CORRDOR IMPROVEMENTS EXISTING STREET TREES /§\ (ujnltslln Seat;cle.:-lelghts.,(’jre3|den_|czﬁls a.md the g
- = o —— , - evelopment site’s residences. This increase
7 7/ ; 7 : . /, / : ; . . . ) _11_8// separation will provide more privacy for both
// )122, 4 : /—“ developments than the massing which is

h!j 120°
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Site Analysis
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VICINITY DIAGRAM 3 - Project Site looking NorthWest 4 - Project Site looking East

Vicinity Diagram and Site Photographs
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The alternative massing of the proposed project’s alley-
facing units is in response to the alley condition created
by the neighboring Seattle Heights building.

T TN |
i \4/ N ‘aib I

i, TN

AMERICAN 22 LUNGASSOCIATION
of Washington

Existing Conditions Photograph
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Cedar Street Photographs
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MASSING DIAGRAM OF 120’ LOT

BASED ON CODE

240’ 4—-
l

125’ 4

65%
LOT COVERAGE

85’

|
{
-y

75% LOT COVERAGE

65’

FUTURE DEVELOPMENT
AT ADJACENT SITE

100% LOT COVERAGE

e =

PROJECT SITE

ADJACENT SITE

LOT SIZE: 12,960 SQUARE FEET
BUILDING MASS: 1,373,760 CUBIC FEET

SMC 23.49.156 DOWNTOWN MIXED RESIDENTIAL,

MINIMUM LOT SIZE

A. There shall be a minimum lot size of nineteen thousand (19,000)
square feet for any structure over one hundred twenty-five (125)

feet high.

B. Floor size. Each floor in portions of structures above an elevation
of one hundred twenty-five (125) feet shall have a maximum gross
floor area of eight thousand (8,000) square feet.

12

MASSING DIAGRAM OF 240’ LOT ALTERNATIVE MASSING DIAGRAM BASED
BASED ON CODE ON 50% FULL BLOCK

240" +—- - — 240 ===
1 ]
| [ ! ¢ H
; : 200} - g
1 ' l
45% 180" ——- —4—- - ‘ - R
. LOT CC‘)j!VERAGE -l !_' i
| : H i 1 ] '
| {
| d ,
H {
| f | | '
| ; ’ . 65% P
’ - - = - o . —L . = - - o. -3
125 125 | LOT COVERAGE | I
! 58% I N T
! LOT CO{VERAGE i : | ! r
I
85’ — ——- - 4 85’ - - : ——"'T—-l‘
i 65% LOT COVERAGE ' ! 75% LOT COVERAGE ; ¢
65’ - - -—— 65’ -—- — . — +—
t
1 |
|
100% LOT LOVERAGE FUTURE DEVELOPMENT 100% LOT COVERAGE :
: AT ADJACENT SITE :
' i
- !
COMBINED SITE ADJACENT SITE PROJECT SITE
LOT SIZE: 25,920 SQUARE FEET LOT SIZE: 12,960 SQUARE FEET
BUILDING MASS: 3,793,750 CUBIC FEET BUILDING MASS: 1,896,875 CUBIC FEET
(FULL BLOCK DEVELOPMENT) (ONE HALF OF 240’ LOT MASSING)
SMC 23.49.158 DOWNTOWN MIXED RESIDENTIAL, COVERAGE SMC 23.49.166 DOWNTOWN MIXED RESIDENTIAL, GREEN
AND FLOOR SIZE LIMITS STREET SETBACK REQUIREMENTS
A. Coverage. B. Green Street Setbacks. Except on lots located in DMR/R eighty-five
1. Except on lots located in the DMR/R eight-five (85) foot height (85) foot height districts, a setback from the street property line shall
district, portions of structures above sixty-five (65) feet shall be required on green streets designated on Map 1G at an elevation
meet the following coverage limits: of sixty-five (65) feet. The setback shall be as follows:
Percent of Coverage Permitted by Lot Size
Elevation of Portion 19,001- 25,001- Greater Than Elevation of Portion Required
of Structure (in feet) | 0-19,000 SF | 25,000 SF 38,000 SF 38,000 SF of Structure Setback
0-65 100% 100% 100% 100% 65' to 85' 10'
66-85 75% 65% 55% 45% 86' to 240 (H-85') X .2 + 10"
Additional setback at a rate
86-125 65% 55% 50% 40% of 1 foot for every 5 feet of
126-240 N/A 45% 40% 35% height.

B. Floor size. Each floor in portions of structures above an elevation of
one hundred twenty-five (125) feet shall have a maximum gross floor

f eight thousand (8,000 feet. . . .
area of eight thousand (8,000) square fee Site Massing and Lot Coverage Analysis
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HEIGHT

240°

180°

160’

125’

60’

19,000 SQFT
~
-~
~
~
-
7~
~
-
~
— & 203’ 1/2 FULL BLGCK DEVELOPMENT
> 7~
~
®— 180-ALT-3
-~
7~
B v
- & 160 ALT 2 LINE OF ZONING
P HEIGHT LIMIT
7
_ 125" ALT 1
19,000 SQFT
0 6,480 SQFT 12,960 SQFT 19,440 SQFT 25920 SQFT

1/4 of half block

1/2 of half block
(size of project site)

LOT SIZE

3/4 of half block

FULL half block

This graph illustrates the relationship between a project's
allowable height and the project's lot size. While the site is
zoned for 240' development, the project's height is restricted
to 125' due to it's lot size - 12,960 square feet. A minimum lot
size of 19,000 square feet is required in order to develop above
125'. In other words, any development site in this zone below
19,000 sf is limited in height to 125'. Any site 19,000 sf and
higher is limited in height to 240'.

The dashed diagonal line represents a gradual increase in

the allowable height: which we propose is a more equitable
distribution of allowable height. It suggests that a site at the
size of our lot (12,960 sf) would be allowed to be developed

to a maximum height of 203'. However, none of the proposed
alternatives is this high. Alternative 1, the code-compliant
alternative, has a height of 125'. Alternative 2 proposes a height
of 160', while Alternative 3 proposes a height of 180'.

13

Lot Size / Height Analysis
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Project Perspective in Larger Urban Context
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ALTERNATIVE 1 - STACKING DIAGRAM

-13 stories with area distributed per code
-125’ height

-no departures
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SECTION A-A

ALTERNATIVE 2 - STACKING DIAGRAM

-17 stories with less area than allowed by code at floors L1-L9
-160’ height
-departure for site area required
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ALTERNATIVE 3 - STACKING DIAGRAM

-19 stories with less area than allowed by code at all floors
-180’ height

-departure for site area required
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Building Program / Stacking Alternatives
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RITE AID

Site Diagram looking Northeast from 2nd Avenue

ADVANTAGES
¢ Building massing is based on Land Use Code; no departures required

CHALLENGES
¢ Building does not respond to the Seattle Heights alley-facing units
e All Green Street contribution is in the public right-of-way

Alternative 1 - Massing

HELWITT
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RITE AID

e Enhances the green street amenity by providing a setback along Cedar Street at street level

e Less mass below 65’ than what is allowable by code
¢ Articulated setbacks allow for glazing on the facade adjacent to Rite Aid

Site Diagram looking Northeast from 2nd Avenue
¢ Building responds to the Seattle Heights alley-facing units
¢ Proposed height creates a transition between 125’ and 240’ zones

ADVANTAGES
CHALLENGES

e | ot size departure required for four floors above 125’

Alternative 2 - Massing

e Wall length departure required for Third Avenue elevation above 65’
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RITE AID

Site Diagram looking Northeast from 2nd Avenue

ADVANTAGES

¢ Building responds to the Seattle Heights alley-facing units

e Smaller floor plates at all levels than what is allowed by code
e Enhances the green street amenity by providing a setback along Cedar Street at street level
e Enhances the green street amenity by providing a landscaped entry court
® By averaging the green street setback, more open space is provided closer to street level
e Setbacks allow for glazing on the fagade adjacent to Rite Aid

* Proposed height creates a transition between 125’ and 240’ zones

CHALLENGES

¢ | ot size departure required for six floors above 125’
* The proposal averages the green street setback which requires a setback departure for the top

four floors

Alternative 3 - Massing
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ALTERNATIVE 1

CODE

DEVELOPMENT STANDARD

REQUIREMENT

REQUEST

JUSTIFICATION

ALTERNATIVE 2

No Departures Requested

CODE

DEVELOPMENT STANDARD

REQUIREMENT

REQUEST

JUSTIFICATION

23.49.153

Minimum Lot Size

minimum lot size of 19,000 square feet for
any structure over 125 feet

allow a 12,960 square foot lot to have a
building taller than 125’

As a quarter block site, this alternative proposes a building mass that is less than 50% of a
fully developed half-block site and is less than 10% more volume than allowed by code.

At 160’, this alternative proposes a more equitable allowance of building height for lots smaller
than 19,000 square feet (see Lot Size / Height diagram).

This alternative proposes a building height which creates a transition between 125’ and

240’ zones.

This alternative will provide an amenity to the neighborhood by enhancing Cedar Street as a
Green Street in a more substantive way than the code compliant scheme.

This alternative responds to the existing condition of the Seattle Heights alley-facing units

23.49.164

Maximum Wall Dimension

ALTERNATIVE 3

maximum wall dimension along 3rd Ave is
90'

allow for a 99’ wall along 3rd Avenue for
building Levels 7, 8, & 9.

The proposed wall length is interrupted by a non-orthogonal setback
The departure applies only to Levels 7, 8, and 9
Wall length on Levels 10 - 17 is less than 90’

CODE

DEVELOPMENT STANDARD

REQUIREMENT

REQUEST

JUSTIFICATION

23.49.153

Minimum Lot Size

minimum lot size of 19,000 square feet for
any structure over 125 feet

allow a 12,960 square foot lot to have a
building taller than 125’

e As a quarter block site, this alternative proposes a building mass that is less than 50% of a fully
developed half-block site and is less than 10% more volume than allowed by code.

e At 180, this alternative proposes a more equitable allowance of building height for lots smaller
than 19,000 square feet (see Lot Size / Height diagram on page 13).

¢ This alternative proposes a building height which creates a transition between 125’ and
240’ zones.

e This alternative will provide an amenity to the neighborhood by enhancing Cedar Street as a
Green Street in a more substantive way than the code compliant alternative.

e This alternative responds to the existing condition of the Seattle Heights alley-facing units.

23.49.166

Green Street Setback

required setback at green street for portion
of structure between 86’ — 240’at a rate
calculated by (H-85’) x 0.2 + 10’

The proposal “averages” the green street
setback which requires a setback depar-
ture for the top five floors

¢ A calculated average green street setback would be 14'-5". This alternative proposes an
"average" setback of 21'. The amount of building area encroaching into the setback is
substantially less than the extra area of setback provided at the lower levels (see Section Diagram
on page 15)

¢ Project will enhance the green street amenity at the level of human interaction by providing: a
street level setback along Cedar Street; a landscaped entry court; and more landscaping and
open space at the street level than the code compliant alternative.

30

Requested Departures
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