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5 Context:  View Down Seneca Street
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4 Context:  View of Site and Park 
from 8th & Seneca
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10 Context:  View of Site and Park from 
8th & Seneca
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5 Context:  Freeway Park
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11 Context:  Freeway Park

Seneca Apartment Community
802 Seneca Street, Seattle, Washington
DPD# 3012797

KwanHenmi
January 4, 2012

12 Context:  The Park Beyond
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14 Site Slope

+236

+200
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6 Context:  Lower 8th Ave 
(View from Park)
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13 Context:  Lower 8th Ave (View from Park)

+200
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7 Early Design Guidance

Early Design Guidance

•	Hold Seneca streetwall

•	Better connection to/from Freeway Park

•	Sculpt the upper building and meld it into a contextual base

•	 Improve lower 8th Ave. pedestrian experience

= Board would be supportive of departures

*

*

*

*
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8 Design Rationale

Curved Tower vs. Faceted Tower

20’

300’
20’

300’
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9 Design Rationale

Response to Design Guidance
Single Tower, Podium Meets Street Wall at Seneca

EDG Direction
(Tower on Podium
Meeting Streetwall)

9,500 FAR
Average

Shaping the Base to Fit Context

B) Additional 
Height at Context 
Base matches 
scale of nearby 
structures and re-
coups lost area.

A) Podium set back 
from 8th Avenue to 
Enhance Connec-
tion to Freeway 
Park

A)

B)

B)

15,500 FAR
Average

315,680
Total FAR

Sculpting the Tower Form

Significant Stepping in Massing Reduces Average FAR

1 2

3 4

9,805 sf 
Average
Above 
45 ft

8,
87

5 
sf

Av
er

ag
e 

Ab
ov

e 
Co

nt
ex

t B
as

e
12

,1
15

 s
f F

AR
Av

er
ag

e

Fl
oo

rs
 1

1-
32

Fl
oo

rs
 1

-1
0

313,207 Total FAR

Conforming

Faceted tower = More sculpting, better fit in context
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10 Design Rationale

Conforming Tower Proposed Design

186,337 
SF FAR

300’ Height Limit

110’ Level 11

45’

Level 1

195,654 
SF FAR

119,322 
SF FAR

121,150 
SF FAR

9,500/ Floor Average 
Above 45’

9,955/ Floor Average 
Above 45’ 
Departure Required

9,035/ Floor Average 
Above Context Base

15,500/ Floor 
Average 

12,115/ Floor 
Average

12,115/ Floor 
Average

11,932 Average 
FAR/ Floor

168’ 168’

312,654 SF 
TOTAL FAR

307,487 SF 
TOTAL FAR

319,539 SF @ EDG

20’20’

(318,374 w/ PARKING) (312,207 w/ PARKING)

DEPARTURE REQUIRED
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11 Setback

Conforming

Proposed
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12 Floor Plate @ Each Step

7,733 SF FAR

12,525 SF FAR

13,519 SF FAR

3,230 SF FAR

8,606 SF FAR

9,641 SF FAR

31

29

26

11

8
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13 Neighborhood Context
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8 Context:  View from Freeway Park

SITE

8th Avenue

Royal Manor

Benaroya
Research
Institute

Neighborhood
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14 Edge Site

SITE

Edge

Scale and Character

Street Grid and Nature



Seneca Apartment Community
802 Seneca Street, Seattle, Washington
DPD# 3012797

KwanHenmi
01 Feb 2012

15 Design Inspiration

The patchwork of material, color and proportion of a city hillside breaks down broad 
expanses of space and offers many different characters as light changes throughout 
the day.  Using material, proportion and splaying surfaces, the building character 
is dynamic from different vantage points, allowing for appropriate responses to a 
varied context.

Hillside

Hillside
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16 Design Inspiration

Zig-zag paths through Freeway Park are a 
natural way to traverse slopes.  As splayed 
surfaces on the building form, they add visual 
interest and further reduce the scale of this 
already slender tower.

Zig-Zag

Zig Zag
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17 Scale Transitions

Transition up to 
Skyline Scale  

Transitional Scales from
Town Hall to Benaroya/Exeter Scale

Retail Stores Step 
Down Seneca

Exeter/Benaroya

Base: Benaroya

Royal 
Manor

Lower Base Aligns w/ 
Royal Manor

Exeter House

Context Base

Base of 
Royal Manor 
and Emerson

Stepping Stone
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18 Site Plan

Upper Site Plan
Scale: NTS
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19 Floor Plan

Ground Floor Plan
Scale: NTS
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20 Neighborhood Open Space

Zoning Envelope

No Setback from
Property Line at Podium
(Departure required)

No Setback from
Property Line at Podium
(Departure required)

Art Court

Promenade  11’-6”
Min

19’-8”
Max

10’-0”

8’-0” 18’-0”
at Tower

Outline of 
Tower above 4’-0”

128’-6” Tower Facade Length  
    (no Departure required) 

168’ Facade Length @ Context Base
           ( Departure required) 

��

��

��

5,526 SF Neighborhood Open 
Space

Retail

Retail

RetailLobby

Amenity

Residential
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21 Overall Perspective
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22 View from South East
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23 View from North East
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24 View from North West
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25 Seneca  Street Views

View West

View East
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26 8th Street Views

View North

View from Freeway Park
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27 Perspective Views

View of Retail/Residential Podium
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28 Freeway Park Connection

Freeway Park Connection

Point of connection 
to Freeway Park
EL 229.4’ 

Art Court 
EL 231.0’  

Seneca Apartment Community
802 Seneca Street, Seattle, Washington
DPD# 3012797

KwanHenmi
January 4, 2012

11 Context:  Freeway Park

Point of Connection

Section Through Bridge

Glass Rail

3’
Varies 7-14’ Wide

+231’

2’ 3’-6”

Concrete Structure:
Finish to match
Freeway Park

Compatible (low habit) Planting
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29 Perspective Views

View of Art Court

View of Freeway Park Connection

Private Amenity Space
+234.5’

+231’

Point of 
Connection 
to Bridge

+229.5’ Ramp @ 7%

232.5’
Glass Rail for Visibility 
to Lower 8th Ave.

234’

Lobby234.5’

236’
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30 First Hill Connection

View of Promenade at corner of 8th & Seneca
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31 View of Freeway Park connection

View to Lower 8th Avenue

Lower 8th Avenue Streetwall

Glass Rail 
for Visibility 
to Lower 8th 
Avenue

Color 
Opportunity

4’

4’

Extends Over 
Sidewalk: 

Needs SDOT 
Approval
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32 View of Residential Lobby

View of Residential Lobby Entrance on 8th Avenue
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33 View of Retail Entrance

View of Retail Entrance on Seneca
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34 Site Plan

Lower Site Plan
Scale: NTS

Exeter HouseFreeway Park

H
ub

be
ll 

Pl
ac

e

 Lower 8th Avenue

8th Avenue Viaduct

Exeter Garage Entry

Parking Level

Loading 
Dock

+207

+202

+218

+228

See Enlarged Plan
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35 Loading and Parking Entry/Exit

Section A Section B Section C

Property Line

Roll-up Door Roll-up Door
8’ min
clear

Storage Storage

Roll-up Door

Dock Lift
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36 Floor Plans
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Site Plan
Scale: NTS















    






































        














































 



 







  





























 



















 

Level P3: Residential Parking
Scale: NTS

See Enlarged Plan

Garage
Entry/Exit

Trash/
Recycling

Room

Move-in and 
Service
Access

      
Hatch pattern represents the measured Floor Area (FAR). Floor Area is calculated to 
the inside face of glazing (2” from exterior building face; 36%), inside face of exterior 
wall (11” from exterior building face; 36%), or inside face of upturned moment frame 
beam (30” from exterior building face; 28%). Percentages are approximate. 
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37 Floor Plans

Levels 3-10: Residential Levels 
Scale: NTS

  









    











 







  





        














































 



 

  




















































   































 













  









    





 







 

 

        














































 



 

























   






















 











     
































Levels 11-23: Residential Levels
Scale: NTS

      
Hatch pattern represents the measured Floor Area (FAR). Floor Area is calculated to 
the inside face of glazing (2” from exterior building face; 36%), inside face of exterior 
wall (11” from exterior building face; 36%), or inside face of upturned moment frame 
beam (30” from exterior building face; 28%). Percentages are approximate. 
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38 Floor Plans

Levels 24-28: Residential Levels 
Scale: NTS

  









    





 

 






 

        














































 



 

























   


















 















































   



Levels 29-30: Residential Levels 
Scale: NTS

  









    





  











        














































 



 



















  





































   














      
Hatch pattern represents the measured Floor Area (FAR). Floor Area is calculated to 
the inside face of glazing (2” from exterior building face; 36%), inside face of exterior 
wall (11” from exterior building face; 36%), or inside face of upturned moment frame 
beam (30” from exterior building face; 28%). Percentages are approximate. 
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39 Floor Plans

 















    





 



        














































 



 















  




































 






Level 31: Residential and Amenity Level 
(Last Residential Floor Elevation 290’-8”)
Scale: NTS

Res.Res.

Amenity

Levels 32: Amenity/Mechanical Level  (Floor Elevation 300’)
Scale: NTS  











    







        














































 



 








  




































 










Amenity

Mechanical

      
Hatch pattern represents the measured Floor Area (FAR). Floor Area is calculated to 
the inside face of glazing (2” from exterior building face; 36%), inside face of exterior 
wall (11” from exterior building face; 36%), or inside face of upturned moment frame 
beam (30” from exterior building face; 28%). Percentages are approximate. 
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40 Elevation

South Elevation- Seneca St
Scale: NTS

See Enlarged Elevation
for Materials

Level 26  
247’

Level 32 - Mechanical and Upper Level Amenity

Level 31 - Residential and Rooftop Amenity
295’

300’

Level 29  
276’

Level 8
75’

See Enlarged Elevation
for Materials

90’

20’

Grade Plane

Datum 0’-0”
Elev: +236’

Elev: +250’

Level 11
110’

See Enlarged Elevation
for Materials

45’
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41 Elevation

West Elevation- 8th Avenue
Scale: NTS

Level 32 - Mechanical and 
                  Upper Level Amenity

300’

Level 11
110’ 

Level 8
75’

Level 29
276’

Level 26
247’

Elev: +200’

128’-6”

20’

Elev: +236’

Grade Plane

Datum 0’-0”
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42 Elevation

East Elevation
Scale: NTS

Level 32 - Mechanical and Upper  
               Level Amenity

300’ 

Elev: +250’

128’-6”

20’

Level 26
247’

Level 31 - Residential and Rooftop 
295’       Amenity

Level 11
110’

Benaroya
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43 Elevation

North Elevation
Scale: NTS

Level 32 - Mechanical and Upper Level  Amenity

Level 29
276’

300’
Residential and Rooftop Amenity - Level 31

295’

Level 11
110’

90’

20’

Level 8
75’

Level 26
247’
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44 Building Sections

North-South Building Section 
Scale: NTS

Level 32300’ Height Limit

Level 11

Level 8

Elev: +200’

128’-6”

20’

Elev: +243’

Royal Manor

Seneca

Piggott Corridor

Mechanical / Upper Level Amenity

Residential / Rooftop Amenity

Amenity

Residential

Retail

Parking

1

7

Street grade @ 8th Avenue

Elevator Penthouse

Elev: +163’-6”
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45 Building Sections

East-West Building Section A
Scale: NTS

Level 32300’ Height Limit

Level  8

Elev: +231’

90’

20’

Elev: +248’

Mechanical/
Upper Level 
Amenity
Residential/
Amenity

Retail

Residential

Retail

Parking

1

7

Street grade @ Seneca

Level  11

Retail

Level  29

Level 31

Residential

BenaroyaExeter House

Lower 8th Avenue

8th Avenue Viaduct

Outdoor Amenity
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46 Enlarged Sections

8th Ave Parking / Loading EntryRetail @ Seneca

8th Ave / Lobby

Glass Canopy 
with Integral 
Lighting

243’

5’ pocket to 
accomodate 
grade transition 
at entry243’

Stone faced 
Planters 232’

3’-6”
235’ (approx.)

236’

234’
234’

Property Line
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47 Enlarged Elevations

PVDF Coated Metal Panels

Glass Panel Balcony Railing

Spandrel Glass (Tinted)

Vision Glass

Glass Panel Balcony Railing

Terracotta Rainscreen
with Metal Trim

Vision Glass

Enlarged Elevation - Upper Building / Seneca St
Scale: NTS

Enlarged Elevation - Lower Building / Seneca St
Scale: NTS

Clear Vision Glazing

Stone Base

Metal Spandrel Panel

Glass Canopy
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48 Enlarged Elevation

ENLARGED
ELEVATION

Enlarged Elevation - Lower Building / Seneca St
Scale: NTS

Terracotta Rainscreen
with Metal Trim

Vision Glass

Clear Vision Glazing

Stone Base

Glass Canopy



Seneca Apartment Community
802 Seneca Street, Seattle, Washington
DPD# 3012797

KwanHenmi
01 Feb 2012

49 Context

feet
meters

300
100

feet
meters

400
100

N
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50 Context

feet
meters

300
100

feet
meters

200
60
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51 Landscape Plans

8th and Seneca: Landscape Concept Plan NTS

Lower 8th Avenue Plan

Podium Plan

Acer palmatum

Liriope muscari ‘Big Blue’

Chimonobambusa quadrangularis

Heuchera ‘Santa Ana Cardinal’

Liriope muscari ‘Silvery Sunproof’

Polystichum munitum
(Found in Freeway Park)

(Found in Freeway Park)

(Found in Freeway Park)

(Found in Freeway Park)

Street trees to match existing
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52 Landscape Plans

8th and Seneca: Landscape Concept- Level 11 Roof Plan

RAISED PLANTER

GREEN ROOF PLANTING

RAISED FIRE FEATURE LOUNGE SEATING AREA

8th and Seneca: Landscape Concept- Level 30 Roof Plan

RAISED PLANTER

SUNBATHING AREA

GREEN ROOF PLANTING

GLASS PRIVACY SCREEN 

RAISED FIRE FEATURE 

PATIO SEATING AREALOUNGE SEATING AREA
WOOD DECKING

STONE PAVING ACCENT
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53 Lighting and Signage

Low-level 
Pathway Lighting

Low Level
Pathway Lights

Loading and
Garage Signage

HID Downlights at 
Garage Entries

Public Open 
Space Plaque

Wayfinding Signpost
(Similar to Freeway Park)

Public Open 
Space Plaque

Wayfinding Signpost
(Similar to Freeway Park)

Building ID
Monument Sign

Up/Down Wall 
Sconces

LED Ring of
Light Inset in Paving

Continuous LEDs set in 
Glass Guardrail Cap or in 
Face of Wall

Continuous LEDs
in Ribs of 
Glass Canopy

Signage
Lighting

Legend

Continuous LEDs
in Ribs of 
Glass CanopyUp/Down Wall 

Sconces

Retail Store 
Signage

Continuous LEDs set in 
Glass Guardrail Cap or in 
Face of Wall

Continuous LEDs set in 
Glass Guardrail Cap or in 
Face of Wall

Signage
Lighting

Legend

Signage
Lighting

Legend

Up/Down Wall 
Scounces
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54 Lighting Cut Sheets

ARMET OUTDOOR SCONCE
T5

VODE 100 SERIES MODULAR 
LIGHTRAIL
LED

BEGA LIGHT BUILDING ELEMENTS
COMPACT FLUORESCENT

BEGA RECESS WALL LUMINAIRE
LED

BEGA SS UNSHIELDED BOLLARDS
COMPACT FLUORESCENT
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55 Shadow Studies

Time/Date:  Mar 21

Narrower Shadow on Park

Additional Shadow Revised Design

Additional Shadow Entitled Design

Additional Shadow Entitled Design

No Shadow on Park

More Shadow on Park +3,200 SF

-3,080 SF

NO

Additional Shadow Revised Design

9AM

NOON

3PM

F    Two Union

E    One Union

B    Exeter House

G    Horizon House

C    Town Hall

D    Manor House

A    Benaroya Research      
       Institute

H    Freeway Park

F    Two Union

E    One Union

B    Exeter House

G    Horizon House

C    Town Hall

D    Manor House

A    Benaroya Research      
       Institute

H    Freeway Park

F    Two Union

E    One Union

B    Exeter House

G    Horizon House

C    Town Hall

D    Manor House

A    Benaroya Research      
       Institute

H    Freeway Park

ENTITLED DESIGN

9AM

NOON

3PM

F    Two Union

E    One Union

B    Exeter House

G    Horizon House

C    Town Hall

D    Manor House

A    Benaroya Research      
       Institute

H    Freeway Park

F    Two Union

E    One Union

B    Exeter House

G    Horizon House

C    Town Hall

D    Manor House

A    Benaroya Research      
       Institute

H    Freeway Park

F    Two Union

E    One Union

B    Exeter House

G    Horizon House

C    Town Hall

D    Manor House

A    Benaroya Research      
       Institute

H    Freeway Park

REVISED DESIGN
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56 Shadow Studies

Time/Date:  June 21

Additional Shadow Revised Design

Additional Shadow Entitled Design

Additional Shadow Entitled Design
Additional Shadow Revised Design

No Shadow on Park

No Shadow on Park

Less Shadow on Park

+1,825 SF

-430 SF

NO

NO
6PM

9AM

NOON

3PM

F    Two Union

E    One Union

B    Exeter House

G    Horizon House

C    Town Hall

D    Manor House

A    Benaroya Research      
       Institute

H    Freeway Park

F    Two Union

E    One Union

B    Exeter House

G    Horizon House

C    Town Hall

D    Manor House

A    Benaroya Research      
       Institute

H    Freeway Park

F    Two Union

E    One Union

B    Exeter House

G    Horizon House

C    Town Hall

D    Manor House
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