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DEVELOPMENT OBJECTIVES

The development and design team
remains committed to creating
a project that is a respectful of
its place and adds value to the
community and to its stakeholders.

The proposed project is a result
of an inclusive design process
that has taken into account
substantial review and input from
the public, the professional design
community, the Department

of Planning and Development,
the Design Review Board, the
Hearings Examiner, and key
stakeholders including the Seattle
Art Museum, the designers of the
Olympic Sculpture Park, and the
neighboring community.

In response to public comment,
the Design Review Board
requested that the building
height of the previously proposed
development should be restricted
to 125’ from Elliott Avenue (34’
less than the height allowed
along Western Avenue), reducing
the buildable area of the project
substantially, along with a
reduction in its scale.

The development objective is to
work within the reduced height
requested by the Design Review
Board to create a building to
accommodate approximately
100,000 GSF above grade. The
development further responds to
concerns regarding appropriate
uses along the Olympic Sculpture
Park edge by eliminating private
balconies along this edge. A
contract rezone will be requested
to change the site zoning to DMC-
125" with additional development
parameters to be memorialized in
a Property Use and Development
Agreement to allow the DRB
requested building height to
accommodate office use.
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NEIGHBORHOOD IDENTITY

The neighborhood immediately
surrounding the Olympic
Sculpture Park is undergoing a
transformation and “re-branding”
in response to the Sculpture Park.
As a result, the neighborhood
within the triangle indicated on the
map is emerging with an identity
increasingly defined by the Park,
while retaining influences from and
connections to well established
adjacent neighborhoods.
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SURROUNDING USES

The project site is surrounded by a
mix of residential, commercial, and
office uses. The site is bounded
on three sides by street rights of
way, and on the south side by the
Olympic Sculpture Park. Elliott
and Western are primary vehicle
arterials with few pedestrian
oriented uses fronting the
sidewalk, other than the Park.

The existing pattern of street level
development along Western is a
vestige of the derelict UNOCAL
site era, and at the pedestrian
scale is characterized by blank
walls, loading docks, and parking
garages. After the completion of
the Park developments such as
the Trio Condos have effectively
established street level pedestrian
retail, residential, and commerecial
uses.

The Bay Street right of way has
been vacated and is privately
owned, subject to a Property Use
and Development Agreement
(PUDA), referenced in the MUP
submittal documents. Bay Street
is not a through street for traffic,
but must maintain pedestrian
access from Western to Elliott.
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Cal Anderson Park

Open Space: 430" x 1,235

Height Context: 40’

Use Context: Residential and Commercial
Edge Proximity: 60’

On the following pages we
examine seven successful Seattle
open space precedents. Each

of these places succeeds in an
urban context, surrounded by a
mix of residential and commerecial
uses of a scale comparable to the
proposed project. Indeed, the
majority of the open spaces are
smaller than the Olympic Sculpture
Park, and the majority of the urban
context buildings are larger in
scale and more proximate.

A clear understanding of

these places is essential to an
understanding of the proposed
project. A survey and analysis

of these precedents which are
highly successful environments
should ground the discussion

of appropriate, successful, and
acceptable relationships between
open spaces and structures and
adjacency of uses in the context of
Seattle’s urban envrionment.

SEATTLE PUBLIC OPEN SPACE PRECEDENTS
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Seattle Federal Courthouse Plaza

Open Space: 205" x 180’

Height Context: 260

Use Context: Commercial and Civic
Edge Proximity: Zero

SEATTLE PUBLIC OPEN SPACE PRECEDENTS
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Westlake Plaza

Open Space: 225" x 500’

Height Context: 75'

Use Context: Commercial and Retail
Edge Proximity: Zero

SEATTLE PUBLIC OPEN SPACE PRECEDENTS
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Victor Steinbrueck Park

Open Space: 305" x 102

Use Context: Commercial, Retail, Residential
Height Context: 60’

Edge Proximity: Zero

SEATTLE PUBLIC OPEN SPACE PRECEDENTS
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Occidental Park

Open Space: 195" x 240’

Height Context: 70’

Use Context: Commercial and Retail
Edge Proximity: Zero

Occidental Mall

Open Space: 85" x 265’

Height Context: 60’

Use Context: Commercial and Retail
Edge Proximity: Zero

SEATTLE PUBLIC OPEN SPACE PRECEDENTS
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Harbor Steps Plaza

Open Space: 250" x 65
Height Context: 200’

Use Context: Residential and Commercial

Edge Proximity: Zero

Seattle Art Museum Plaza
Open Space: 250" x 25’
Height Context: 100’

Use Context: Cultural
Edge Proximity: Zero

SEATTLE PUBLIC OPEN SPACE PRECEDENTS

m

3031 Western Avenue : Early Design Guidance

mott ARCHITECTS

Martin Selig Real Estate



5th and Madison Plaza

Open Space: 220" x 70’

Height Context: 400’

Use Context: Commercial and Residential
Edge Proximity: Zero

Seattle Courthouse Park
Open Space: 120" x 230’
Height Context: 175’
Use Context: Civic

Edge Proximity: Zero

4th and Madison Plaza
Open Space: 115" x 105’
Height Context: 450’

Use Context: Commercial
Edge Proximity: Zero

SEATTLE PUBLIC OPEN SPACE PRECEDENTS
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Olympic Sculpture Park

Open Space: 605" x 720’

Height Context: Varies

Use Context: Commercial, Residential

Edge Proximity: 15/55 Proposed

The table below summarizes

the physical contexts of the

seven successful Seattle open

156" space precedents we examined.
This direct comparison clearly
Precedlem demonstrates that the proposed
Average project is shorter than the average

context structure, and is adjacent

to a larger open space, and

provides a more generous setback

from the edge.

Open Height
Space Context Edge
Precedent Context (Average) |Proximity Use Context
Width Length Area

Cal Anderson Park 430 ft 1,235 ft 12.2 Acres 40 60| ft Residential and commercial
Westlake Plaza 225 500 2.6 75 0 Commercial and retail
Harbor Steps Plaza 250 65 0.4 200 0 Residential and commercial
5th and Madison Plaza 220 70 0.4 395 0 Residential and commercial
Federal Courthouse Plaza 205 180 0.8 262 0 Commercial and civic
Victor Steinbrueck Park 305 102 0.7 60 0 Commercial, retail, residential
Occidental Park 195 240 1.1 58 0 Commercial and retail
Averages 261 342 2.1 156
Proposed project 605 ft 720 ft 9.0 Acres 91 15/55]ft

SEATTLE PUBLIC OPEN SPACE PRECEDENTS
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Development

ELLIOT

Height

1 Airborne Express Building

2 The Alexandria Condominiums
3 Concord Condominiums

4 The Broad Gallery Condominiums
5 Bay Vista Tower

6 Fleet and Broad

7 The Olympus

8 Bellora Condominiums

9 The Klee Condominiums
10 Avenue One Condominiums

11 Harbor Heights Condominium
12 Seattle Heights Condominium
13 Arbor Place Condominiums
14 The McGuire Condominiums
15 The Centennial Plaza

137
65
125
125
240
125
125
125
125
125
180
240
240
240
240

VINE 5T

DEVELOPMENT PRECEDENTS WITHIN ZONE
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DESIGN GUIDELINES

The following Priority Design Guidelines were identified by the Design Review
Board previously through prior early design guidance and three subsequent
recommendation meetings. We believe that these will continue to be the
priority guidelines for the development and evaluation of the project design:

A-1

B-1

B-2

B-3

B-4

C-1

C-3

C-5

D-1

D-2

D-6

Respond to the physical environment

Respond to neighborhood context

Create a transition in height, bulk, and scale

Reinforce positive urban form and attributes of the immediate area
Design a well proportioned and unified building

Promote pedestrian interaction

Provide active, not blank facades

Encourage overhead weather protection

Provide inviting and usable open space

Enhance the building with landscaping

Design for personal safety and security

The Design Guidelines for the Belltown Urban Center Village are intended to
work in conjunction with the Citywide Design Guidelines and apply to projects
in the Belltown area. The guidelines provide recommendations on issues
unique to the Belltown neighborhood.

DESIGN GUIDELINES
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Along the Sculpture Park edge,
the site is defined by the top of

a planted hill descending to the
valley floor. Dense plantings
occupy the hill, and over time,
will form a natural backdrop to
the park, and mediate between
the park space and the proposed
structure.

Olympic Sculpture Park edge looking south

| Airborne Express Building

Ty

Trio Condos

bridge abutment

Olympic Sculpture Park edge looking north
EXISTING EDGES

22

Along the Elliott Avenue edge, the
existing pedestrian stair is a narrow
and steep climb to the upper
portion of Bay Street. The bridge
abutment of the Park’s connection
across Elliott creates a hard edge
to the west of an existing retaining
wall in the Park. Across Elliott is a
wonderful landscape space with
art, trees, and fountains at the
terminus of Bay Street, and just
north of the Park.

site
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site

Airborne Express Building

Bay Street looking north

site

Bay Street looking south

Along the Bay Street edge,

the Airborne Express building
presents landscaping and retaining
walls to the pedestrian, across
from the vehicle entry to the
existing one story building on the
project site.

Trio Condos

Along the Western Avenue edge,
the site is defined by the transition
from the porte cochere of the
Airborne Express building to the
open space of the Park, while
across the street, the 5 and 6
story condominiums front the site
directly, with a combination of
retail, residential, and parking at
grade.

Airborne Express Building

Western Avenue looking west

Alexandria Condos

Western Avenue looking east

EXISTING EDGES
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The pedestrian realm along

Elliott Avenue for the majority

of the frontage along the Park

is characterized by a very tall
concrete retaining wall which
contains the elevated ground

of the Park. The retaining walls
culminate in the bridge abutment
and retaining wall adjacent to the
project site at the termination of
Bay Street, where a transition to a
more landscaped and soft edge
occurs along primarily commercial
and office ground floor frontage.
This is a major vehicle arterial,
and pedestrians are few and far
between, opting for a route either
through the Park, or along the
waterfront.

NEIGHBORING PEDESTRIAN REALM

24
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The pedestrian realm along
Western Avenue for the majority
of the Park frontage is a vestige of
the site's former derelict state as
the UNOCAL cleanup site. Blank
facades, vehicle entries, parking
uses, loading docks, and similar
service functions comprise the
majority of this frontage, elevating
most of the architectural and
human interest to a zone above
the pedestrian. However, the
Park development has created a
catalyst for the reinterpretation

of this realm, and we expect

that new developments will
effectively create a pedestrian
space that takes advantage of the
transformation. Western Avenue is
a vehicle arterial and pedestrians
are naturally inclined to walk

along the Park side of the street if
traversing the neighborhood north
tp south.

NEIGHBORING PEDESTRIAN REALM
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An urban site section through
the Sculpture Park illustrates

the relationship between the
proposed building massing and
the Park, and indicates the height
and bulk of existing and future
surrounding developments.

e

B gl WD
The proposed building mass —
steps back from the Sculpture
Park property line 15’ to establish
a buffer of light and air, with a

landscaped edge.

The proposed building mass is
situated 55’ from the northernmost
occupiable portion of the Park, a
spatial relationship comparable to
adjacent building masses across
the 66’ right of way of Western
Avenue.

Airborne Express building

- : Olympus apartments
Existing zoning envelope

. . Pinnacle Belltown apartments
Proposed building massing X

Alexandria condominiums /Zomng envelope

/ /Existing Parking Garage N

125° 125°
921" ﬁ( 125°

] |l

N

URBAN SITE SECTIONS
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Existing Zoning Envelope
Proposed building massing

Existing parking garage

Alexandria
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An urban site section through
Bay Street illustrates the dramatic
elevation differential between
Western Avenue and Elliott
Avenue, and alludes the potential
for an significant pedestrian
connection to link the adjacent
neighborhood to the OSP, Myrtle
Edwards, and Elliott Bay.

URBAN SITE SECTIONS
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Allowable height relationship
across Western Avenue

ZONING OVERLAY
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cescsssense

DRB Approved Massing
Current Zoning / Massing March 9, 2009 Proposed Zoning / Massing

oo

v

cececscscsceccs

Current zoning envelope allows a structure to be built up to south property The design and massing solution approved on March 9, 2009 by the Design The proposed and preferred massing responds to the Design Review Board's
line along Olympic Sculpture Park, and to a height of a 125’ as measured from Review Board and the Department of Planning end Development followed request to eliminate the taller portion of the structure, and limit the height
both Western Avenue and Elliott Avenue, with a stepped profile at mid-lot. the zoning height profile, but set back 15’ from the south edge at the Olympic  of the structure to 125’ from Elliott Avenue, corresponding to a height of
Sculpture Park, with balconies projecting 10" on the south facade. 91" from Western Avenue. The building mass is stepped back 15’ from the
park, and widened by 20" to accommodate office use, and the balconies are
eliminated.

MASSING EVOLUTION

30

A more ‘cubic’ form was examined
at the height requested by the DRB.
Through further discussions with
neighbors, this form was further
softened by rounding the corners, as
in the proposed design.

Martin Selig Real Estate
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The corners of the mass are rounded to soften the form and create smooth
visual transitions to the surrounding neighborhood.

A secondary glass skin, or ‘veil’ is added to enhance the energy performance
of the building, and has the effect from the exterior of adding a sense of
separation of uses, a blurring of the edge between public and private without
compromising views from the interior. The second skin is held above the
ground floor and stops below the parapet of the structure to reduce the visual
scale of the structure by introducing a subtle composition acknowledging a
base, middle, and top to the structure.

The structure is set back 10" for two stories along Western to create an entry
porch and tall lobby space, creating an enhanced pedestrian zone and visual
connection to the park along Western Avenue.

Modulate

The secondary glass skin is modulated by composing each individual glass
cladding elements at a slight angle uniformly across the surface, to create
a subtle surface effect like fish scales in which a dynamic play of light and
refraction lends a smaller scale and detail to the structure, and will create
a faceted surface that has the effect of further diminishing the scale of the
structure.

MASSING EVOLUTION
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PROPOSED GROUND PLAN ON WESTERN
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SOUTH ELEVATION
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WEST ELEVATION
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NORTH ELEVATION
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EAST ELEVATION
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EXTERIOR ENCLOUSURE CONCEPT

40

The exterior enclosure concept
seeks to respond effectively to

a unique context by proposing

a distinct material palette and
facade composition that is a quiet,
yet intriguing backdrop to the
park.

Simplicity, nuanced expression,
and precise assemblage of
materials are guiding design
principles for the exterior
enclosure. Great care is taken to
compose the forms and surfaces
to create deliberate effects of
refraction and reflection, in order
to create a building that is not
static or singular in its reading, but
takes on many and varied readings
depending on conditions of the
light.

eil
Modulate

feesececncnos &

A secondary glass skin, or 'veil’ is added to enhance the energy performance
of the building, and has the effect from the exterior of adding a sense of
separation of uses, a blurring of the edge between public and private without
compromising views from the interior. The second skin is held above the
ground floor and stops below the parapet of the structure to reduce the visual
scale of the structure by introducing a subtle composition acknowledging a
base, middle, and top to the structure.

The structure is set back 10’ for two stories along Western to create an entry
porch and tall lobby space, creating an enhanced pedestrian zone and visual
connection to the park along Western Avenue.

The secondary glass skin is modulated by composing each individual glass
cladding elements at a slight angle uniformly across the surface, to create
a subtle surface effect like fish scales in which a dynamic play of light and
refraction lends a smaller scale and detail to the structure, and will create
a faceted surface that has the effect of further diminishing the scale of the
structure.

Martin Selig Real Estate ‘
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3031 Western Avenue : Early Design Guidance
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PERSPECTIVE FROM WESTERN
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PERSPECTIVE FROM ELLIOTT

43

Martin Selig Real Estate

hinthornemott ARCHITECTS

3031 Western Avenue : Early Design Guidance




g

PERSPECTIVE FROM SCULPTURE PARK
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ALTERNATE SCHEME
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PEDESTRIAN VIEW AT WESTERN
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PEDESTRIAN VIEW ALONG ELLIOTT
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The Bay Street landscape,

stair, and art improvements
provide an inviting, convenient,
and safe means of connecting
the waterfront to Western

avenue. Care has been taken

to separate pedestrian and
vehicle activity, while providing

a place that is defined by nature,
art, and opportunities for rest
and reflection. Over time, the
proposed plantings will create a
unique and memorable place that
is appropriate in its context.

PEDESTRIAN VIEW AT BAY CORRIDOR
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PEDESTRIAN VIEW AT SCUPLTURE VALLEY WAKE
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