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12 Early Design Guidance 
Design Recommendation

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

300’

130’
Maximum Facade 

Length
(168’ Previously)

9,500 sf
Average Floor Plate

Area above 45’
(9,955 sf previously)

94’
(89’ Previously)

Current Design Proposal

14’  Podium Setback 
at Corner of 8th Ave. 
and Seneca

14-18’  Podium 
Setback from 
8th Ave.

233’-3” 
Assumed 
Grade Plane  

Tower Setback 
from Benaroya 
Property Line

20’

Design Response Project Analysis

Residential Area     301,871    SF
Parking Area    5,720    SF
Total FAR Atributable Area   307,591    SF

Total Residential Unit Count          309    Units
Total Parking Count           285    Spaces

Podium Setback 
from Benaroya 
Property Line 
where Benaroya 
Structure abuts 
Property Line

2’

Tower Setback from 
Freeway Park Property Line

50’-6”

Podium Setback 
from Freeway Park 
Property Line

10’

Revised Design  
 

 

 Seneca Street Wall integrated with neighborhood retail; No change from previous Design Recommendation Meeting. 
 

 Maximum façade length reduced to 130 feet; now compliant. 
 

 Freeway Park connector widened. 
 

 Average floor plate above 45 feet is 9,500 square feet; now compliant. 
 

 Setback at existing Benaroya views is increased to 20 feet.  
Now compliant except where portions of the proposed design are adjacent to and abut the existing windowless portions of the 
Benaroya structure along the property line. 
 

 Continued stepping of the building façade to articulate and shape the upper building.  
No substantive change from previous Design Recommendation Meeting. 
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19 Context: View Down Seneca St. 
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5 Context:  View Down Seneca Street

SITE

Exeter House
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7 Context

Benaroya
Research
Institute

SITE

update page title to “Context: View Down Seneca Street”
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20 Context: Freeway Park
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11 Context:  Freeway Park
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12 Context:  The Park Beyond

Point of Connection

Alternate Point of Connection
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21 Context: Lower 8th Avenue
(View from Park)
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14 Site Slope

+236

+200

+228
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13 Context:  Lower 8th Ave (View from Park)

+200
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22 Neighborhood Influences
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8 Context:  View from Freeway Park

SITE

8th Avenue

Royal Manor

Benaroya
Research
Institute

Neighborhood
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23 Neighborhood Influences

 

 

Terraces Planting Strips Sloping base offers detail and surprise Alley 24: pedestrian scaled walkway 

Ground-plane    

    

  
 

 

Retail stepping up-slope Elevated ground-plane Bold, natural bricktones Contrasting color accents 

  Color  

    

 

  
Warm tones and neutral tinted glass  Color accents “Stone-work’ accents: edges, bays Divided lights for scale 

  Residential Detail and Materials 

   

  

 

 
Canopies at entries Frames express living units/balconies  Articulated base Articulated and distinctive entries 
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24 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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25 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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26 Floor Plate Area at Each Step

Floor Plate Area

7,560 SF FAR

11,054 SF FAR

11,469 SF FAR

3,911 SF FAR

8,687 SF FAR

9,643 SF FAR

31

29

26

11

8



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

Town Hall
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27 Design Rationale
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28 8th Street Views

View North

View from Freeway Park

JStahl
Text Box
45'

JStahl
Line



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

KwanHenmi
28 Feb 2012

29 First Hill Connection

View of Promenade at corner of 8th & Seneca
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30 View of Retail Entrance

View of Retail Entrance on Seneca
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31 View of Residential Lobby

View of Residential Lobby Entrance on 8th Avenue
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32 View of Freeway Park connection

View to Lower 8th Avenue

Dimensional Building Logo 
Graphic on Stone Block Base

Climbing PlantsTextured Concrete:
‘Board Formed’
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33 View of Freeway Park connection

Lower 8th Avenue Streetwall

Glass Rail 
for Visibility 
to Lower 8th 
Avenue

Paint in 
Abstract 
Geometric 
Pattern

4’

4’

Extends Over 
Sidewalk: 
Needs SDOT 
ApprovalTextured Concrete

Property Line
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34 Freeway Park Connection

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.

Lobby 
234’

236’
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35 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

Integral LED 
Light Strip

3’ Beam

Concrete Finish to 
match Freeway Park12’

Art 
Location.
Art 
T.B.D.
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36 Street Level Renderings

Glass Canopy 
with Integral 
Lighting

243’

5’ pocket to 
accomodate 
grade transition 
at entry

Stone faced 
Planters

243’

Retail @ Seneca

Terra-cotta 
Rainscreen

12’ clear

9’ clear

Frameless 
clear glass 
doors

Painted aluminum 
storefront with 
clear glass.

Textured, engineered 
stone veneer in painted 
metal frame

Display 
Window
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37 Street Level Renderings

232’

3’-6”

235’ (approx.)

8th Ave Parking/ Loading Entry

4’ From
 Property Line

Stone Veneer 
@ Planters

Garage Wall 
Inset from 
Property Line 
to provide 
visual relief.

Elevated, painted 
concrete planter above 
garage entry.

Textured concrete to 
match Freeway Park 
board-form.
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38 Street Level Renderings

8th Ave / Pedestrian Walkway

236’

234.5’

Property Line

Painted aluminum 
storefront with 
clear glass.

Glass Canopy at 
retail and over 
building lobby

Building 
Lobby

Framless, clear 
glass rail with 
integral LED 
lights at cap.

4’ inset from 
property line

Stone veneer
at planter

Painted 
Concrete

Textured Concrete 
to match Freeway 
Park

Decorative 
Wall 
Sconce

parking
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39 Context Perspectives

feet
meters

300
100

feet
meters

400
100

N
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40 Context Perspectives

feet
meters

300
100

feet
meters
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43 View from North East
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44 View from North West
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45 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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46 Loading and Parking Entry/Exit

Property Line

4’




















































Section A Section B Section C

Property Line

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

Storage Storage

Roll-up Door

Dock LiftLoading Exit Entry
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47 Site Plan

Upper Site Plan
Scale: NTS

Benaroya 
Research 
Institute

Royal
Manor

Exeter House

Town
Hall

Site:
802 Seneca 

Street

Freeway Park

H
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 Lower 8th Avenue

8th Avenue Viaduct

Neighborhood 
Open Space

 Lobby

 Lobby

 Lobby

 Lobby

Retail

Retail
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48 Site Plan

Upper Site Plan: Alternate Freeway Park Connection
Scale: NTS

Site:
802 Seneca 

Street

 Lower 8th Avenue

8th Avenue Viaduct

Neighborhood 
Open Space

Retail

Retail

Lobby Retail

Upper Site Plan: Freeway Park Connection
Scale: NTS

(E) HC Ramp 
into Park
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218.4’

229’ 

231’

234’-6”

232’-6” 234’-4”   2% slope
236’

(E) HC Ramp 
into Park

Requires SDOT
approval

1:12 Ramp

2% slope
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49 Floor Plans











    







        














































 



 








































Level P3-P6: Residential Parking
Scale: NTS

Level P2: Residential Parking
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; 50%) and inside face of exterior 
wall (11” from exterior building face; 50%). Percentages are approximate. 
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50 Floor Plans





 









    





        














































 



 

















 













































Level P1: Residential Parking
Scale: NTS

Level 1: Residential Amenity Level 
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; 50%) and inside face of exterior 
wall (11” from exterior building face; 50%). Percentages are approximate. 
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51 Floor Plans













    





        














































 



 





























Level 2: Residential, Retail & Mechanical Room Level
Scale: NTS

Level 3: Residential & Lobby Level 
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; 50%) and inside face of exterior 
wall (11” from exterior building face; 50%). Percentages are approximate. 
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54 Floor Plans

Levels 11-25: Residential Levels 
Scale: NTS

















    





        














































 



 

 






































    





        














































 



 

























Levels 26-28: 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; 50%) and inside face of exterior 
wall (11” from exterior building face; 50%). Percentages are approximate. 
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55 Floor Plans

Levels 29-30: Residential Levels 
Scale: NTS













    





        














































 



 




































    





        














































 



 










Level 31: Residential & Amenity 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; 50%) and inside face of exterior 
wall (11” from exterior building face; 50%). Percentages are approximate. 
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56 Elevation

South Elevation- Seneca St
Scale: NTS

See Enlarged Elevation
for Materials

Level 32 - Mechanical

Level 31 - Residential and Rooftop Amenity
295’

300’

Level 29
276’

Level 8
75’

See Enlarged Elevation
for Materials

20’

Grade Plane

Datum 0’-0”
Elev: +236’

Elev: +250’

Level 11

See Enlarged Elevation
for Materials

45’

94’14’ 20’
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57 Elevation

West Elevation- 8th Avenue
Scale: NTS

Level 32 - Mechanical and 
                  Upper Level Amenity

Level 11

Level 8
75’

Level 29
276’

Level 26
247’

Elev: +200’
126’

20’

Elev: +236’

Grade Plane

Datum 0’-0”

40’-6”10’ 4’

300’
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58 Elevation

East Elevation
Scale: NTS

Level 32 - Mechanical and Upper Level Amenity
20’

Level 26
247’

Level 31 - Residential and Rooftop Amenity
295’

Level 11
110’

300’

Elev: +250’

126’ 40’-6” 10’4’

Profile of Benaroya

45’

Departure Required for
this Portion of Building
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59 Elevation

North Elevation
Scale: NTS

Level 32 - Mechanical and Upper Level  Amenity

Level 29
276’

Residential and Rooftop Amenity - Level 31
295’

Level 11
110’

20’

Level 8
75’

Level 26
247’

300’

94’
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60 Building Sections

North-South Building Section 
Scale: NTS

Level 32300’ Height Limit

Level 11

Level 8

Elev: +200’

126’

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
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61 Building Sections

East-West Building Section A
Scale: NTS

Level 32300’ Height Limit

Elev: +234’-6”

94’

20’

Elev: +236’

Mechanical/Upper Level 
Amenity

Residential/Amenity

Residential

Parking

1

7

Elevator Penthouse

Level  11

Lobby

Level  29

Level 31

BenaroyaExeter House

Lower 8th Avenue

8th Avenue Viaduct

Level 24

Level  26

Storage

Outdoor Amenity

Residential

20’ Property Line
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62 Enlarged Elevations

PVDF Coated Metal Panels

Glass Panel Balcony Railing

Spandrel Glass (Tinted)

Tinted Vision Glass

Glass Panel Balcony Railing

Terracotta Rainscreen
with PVDF coated Metal 
Trim

Tinted Vision Glass

Enlarged Elevation - Upper Building / Seneca Street
Scale: NTS

Enlarged Elevation - Lower Building / Seneca Street
Scale: NTS

Clear Vision Glazing

Veneer
Stone Base

Metal Spandrel Panel

Clear Vision Glazing

PVDF Coated Aluminum window 
frames and metal trim

Precast Concrete Planter

White Metal Signage Wall
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63 Enlarged Elevations

ENLARGED
ELEVATION

Enlarged Elevation - Lower Building / Seneca Street
Scale: NTS

Terracotta Rainscreen
with Metal Trim

Vision Glass

Clear Vision Glazing

Stone Base

Glass Canopy

Removable Louver for Equipment Access

Precast concrete base
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64 Material Palette

PVDF Coated Metal Panels

Concrete (Smooth)

Tinted Glass and Painted 
Aluminum Frames

Terracotta

Concrete (Boardformed) to Emulate 
Freeway Park

Cement Fiber Panel
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65 Landscape Plans
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66 Landscape Plans

8th and Seneca: Landscape Concept Plan NTS

Lower 8th Avenue Plan

Podium Plan

Acer palmatum

Liriope muscari ‘Big Blue’

Phyllostachys vivax 
Yellow Groove Vivax

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 - Nyssa sylvatica
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67 Landscape Plans

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

RAISED PLANTER

GREEN ROOF PLANTING

RAISED FIRE FEATURE LOUNGE SEATING AREA



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

KwanHenmi
28 Feb 2012

68 Landscape Plans

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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69 Landscape Sections
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70 Lighting and Signage

Low Level
Pathway Lights

Loading and
Garage Signage

HID Downlights

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 Canopy

Up/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
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71 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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12 Early Design Guidance 
Design Recommendation

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

300’

130’
Maximum Facade 

Length
(168’ Previously)

9,500 sf
Average Floor Plate

Area above 45’
(9,955 sf previously)

94’
(89’ Previously)

Current Design Proposal

14’  Podium Setback 
at Corner of 8th Ave. 
and Seneca

14-18’  Podium 
Setback from 
8th Ave.

233’-3” 
Assumed 
Grade Plane  

Tower Setback 
from Benaroya 
Property Line

20’

Design Response Project Analysis

Residential Area     301,871    SF
Parking Area    5,720    SF
Total FAR Atributable Area   307,591    SF

Total Residential Unit Count          309    Units
Total Parking Count           285    Spaces

Podium Setback 
from Benaroya 
Property Line 
where Benaroya 
Structure abuts 
Property Line

2’

Tower Setback from 
Freeway Park Property Line

50’-6”

Podium Setback 
from Freeway Park 
Property Line

10’

Revised Design  
 

 

 Seneca Street Wall integrated with neighborhood retail; No change from previous Design Recommendation Meeting. 
 

 Maximum façade length reduced to 130 feet; now compliant. 
 

 Freeway Park connector widened. 
 

 Average floor plate above 45 feet is 9,500 square feet; now compliant. 
 

 Setback at existing Benaroya views is increased to 20 feet.  
Now compliant except where portions of the proposed design are adjacent to and abut the existing windowless portions of the 
Benaroya structure along the property line. 
 

 Continued stepping of the building façade to articulate and shape the upper building.  
No substantive change from previous Design Recommendation Meeting. 

 



Prior Departure Request  
(2/1/2012 Departure 1) 

Standard: Average residential gross floor area 
per story above a height of 45 feet is not to 
exceed 9,500 square feet. 

Proposed:  Average Floor Plate is 9,500 GSF. 

DEPARTURE NO LONGER REQUIRED 

 
Departure Request 1  
(2/1/2012 Departure 2) 

Standard:  Above grade parking shall be 
separated from the street lot line by alternative 
uses. 

SMC Code Section 23.45.516.C.2.b.2 

SMC 23.45.516 Additional height and extra 
residential floor area in Midrise and Highrise 
zones. 

C. HR zones. 

2. Structure height. 

b. Structures over 240 feet. The applicable height 
limit in an HR zone under subsection 23.45.514.B 
is 300 feet if the applicant satisfies the conditions 
for extra floor area and the following additional 
conditions are met: 

2) No parking is located at or above grade, unless 
it is separated from all street lot lines by another 
use. 

Proposed:  Extend Parking Use to the Property 
Line along 8th Avenue.  

Allow the parking structure to extend to 
the street lot line along 8th Avenue without 
separation by another use. 

 

Rationale: 8th Avenue splits into a relatively level 
overhead bridge and a sloped narrow, 20 foot wide, 
service oriented street which runs adjacent to the 
property (at an approximate incline of 10%).  

Code encourages the activation of the street with 
alternative uses other than parking. With this site’s 
physical configuration, the pedestrian experience 
along 8th Avenue, as a connection to downtown 
Seattle, is along the sidewalk at the far side of the 
elevated bridge or at the plaza level, the project’s 
access walkway to Freeway Park and the associated 
Neighborhood Open Space. The plaza is further 
activated by neighborhood retail space continuing on 
to the plaza from Seneca Street, the residential entry 
lobby, and a residential amenity area. 

The plaza is the podium level above the parking 
structure. Elevated by the parking, the plaza provides 
views, “eyes on the park”, and an accessible 
connection to Freeway Park.  

The lower 8th Avenue street level is primarily service 
in nature with minimal pedestrian traffic. Alternative 
uses along this frontage are not practicable. 

 

Departure Request 2   
(2/1/2012 Departure 3) 

Standard: Portions of a structure 45 feet or less 
in height abutting a street require an average 
setback of 7 feet and a minimum setback of 5 feet. 

SMC 23.45.518.C.Table C 

SMC 23.45.518 Setbacks and Separations. 

C. HR zones. Minimum setbacks for HR zones. 
Table C for 23.45.518: HR Setbacks. 

Lot line abutting a street: For portions of a 
structure 45 feet or less in height; 7 foot average 
setback; 5 foot minimum setback, except that no 
setback is required for frontages occupied by 
street level uses or dwelling units with a direct 
entry from the street. 

Proposed:  Extend Parking Use to the Property 
Line along 8th Avenue; Eliminate the street 
setback requirement for portions of the structure 
below 45 feet.  

Eliminate the setback requirement for a lot 
line abutting a street; allow parking to 
extend to the West property lot line along 
8th Avenue. 

Rationale: Refer to discussion regarding Departure 
Request 1 above. 

A design goal for the project is to optimize the width 
of the project’s access walkway to Freeway Park. 
Elimination of the setback requirement along 8th 
Avenue provides an increased walkway width above. 

 
Departure Request 3   
(2/1/2012 Departure 4) 

Standard: Portions of a structure 45 feet or less 
in height abutting a street require an average 
setback of 7 feet and a minimum setback of 5 feet. 

SMC 23.45.518.C.Table C 

SMC 23.45.518 Setbacks and Separations. 

C. HR zones. Minimum setbacks for HR zones. 
Table C for 23.45.518: HR Setbacks. 

Lot line that abuts neither a street nor alley: 45 
feet or less in height: 7 foot average setback; 5 
foot minimum setback, except that no setback is 
required for portions abutting an existing structure 
built to the abutting lot line. 

Proposed:  Extend Parking Use to the Property 
Line; Eliminate the rear yard setback requirement 
for portions of the structure below 45 feet. 

Eliminate the setback requirement for the 
rear yard lot line; allow parking to extend to 
the North property lot line (abutting lands of 
Horizon House). 

 

Rationale: The adjacent property to the North is 
private property with a no-build easement. Beyond 
that property is the elevated Freeway Park  

Elimination of the setback requirement along the 
North property line allows the residential outdoor 
amenity space and the Neighborhood Open Space 
along the Freeway Park access walkway to shift 
closer to Freeway Park. This encourages the 
integration of the plaza as a visual as well as 
physical extension of Freeway Park, and increases 
visual security with more “eyes on the park”. 

The proposed connection to Freeway Park and the 
modulation of form and articulation of the wall along 
8th Avenue to the North provide additional “eyes on 
the street” below, reducing shadows and safety 
impacts to the areas at grade below. 
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Prior Departure Request  
(2/1/2012 Departure 1) 

Standard: Average residential gross floor area 
per story above a height of 45 feet is not to 
exceed 9,500 square feet. 

Proposed:  Average Floor Plate is 9,500 GSF. 

DEPARTURE NO LONGER REQUIRED 

 
Departure Request 1  
(2/1/2012 Departure 2) 

Standard:  Above grade parking shall be 
separated from the street lot line by alternative 
uses. 

SMC Code Section 23.45.516.C.2.b.2 

SMC 23.45.516 Additional height and extra 
residential floor area in Midrise and Highrise 
zones. 

C. HR zones. 

2. Structure height. 

b. Structures over 240 feet. The applicable height 
limit in an HR zone under subsection 23.45.514.B 
is 300 feet if the applicant satisfies the conditions 
for extra floor area and the following additional 
conditions are met: 

2) No parking is located at or above grade, unless 
it is separated from all street lot lines by another 
use. 

Proposed:  Extend Parking Use to the Property 
Line along 8th Avenue.  

Allow the parking structure to extend to 
the street lot line along 8th Avenue without 
separation by another use. 

 

Rationale: 8th Avenue splits into a relatively level 
overhead bridge and a sloped narrow, 20 foot wide, 
service oriented street which runs adjacent to the 
property (at an approximate incline of 10%).  

Code encourages the activation of the street with 
alternative uses other than parking. With this site’s 
physical configuration, the pedestrian experience 
along 8th Avenue, as a connection to downtown 
Seattle, is along the sidewalk at the far side of the 
elevated bridge or at the plaza level, the project’s 
access walkway to Freeway Park and the associated 
Neighborhood Open Space. The plaza is further 
activated by neighborhood retail space continuing on 
to the plaza from Seneca Street, the residential entry 
lobby, and a residential amenity area. 

The plaza is the podium level above the parking 
structure. Elevated by the parking, the plaza provides 
views, “eyes on the park”, and an accessible 
connection to Freeway Park.  

The lower 8th Avenue street level is primarily service 
in nature with minimal pedestrian traffic. Alternative 
uses along this frontage are not practicable. 

 

Departure Request 2   
(2/1/2012 Departure 3) 

Standard: Portions of a structure 45 feet or less 
in height abutting a street require an average 
setback of 7 feet and a minimum setback of 5 feet. 

SMC 23.45.518.C.Table C 

SMC 23.45.518 Setbacks and Separations. 

C. HR zones. Minimum setbacks for HR zones. 
Table C for 23.45.518: HR Setbacks. 

Lot line abutting a street: For portions of a 
structure 45 feet or less in height; 7 foot average 
setback; 5 foot minimum setback, except that no 
setback is required for frontages occupied by 
street level uses or dwelling units with a direct 
entry from the street. 

Proposed:  Extend Parking Use to the Property 
Line along 8th Avenue; Eliminate the street 
setback requirement for portions of the structure 
below 45 feet.  

Eliminate the setback requirement for a lot 
line abutting a street; allow parking to 
extend to the West property lot line along 
8th Avenue. 

Rationale: Refer to discussion regarding Departure 
Request 1 above. 

A design goal for the project is to optimize the width 
of the project’s access walkway to Freeway Park. 
Elimination of the setback requirement along 8th 
Avenue provides an increased walkway width above. 

 
Departure Request 3   
(2/1/2012 Departure 4) 

Standard: Portions of a structure 45 feet or less 
in height abutting a street require an average 
setback of 7 feet and a minimum setback of 5 feet. 

SMC 23.45.518.C.Table C 

SMC 23.45.518 Setbacks and Separations. 

C. HR zones. Minimum setbacks for HR zones. 
Table C for 23.45.518: HR Setbacks. 

Lot line that abuts neither a street nor alley: 45 
feet or less in height: 7 foot average setback; 5 
foot minimum setback, except that no setback is 
required for portions abutting an existing structure 
built to the abutting lot line. 

Proposed:  Extend Parking Use to the Property 
Line; Eliminate the rear yard setback requirement 
for portions of the structure below 45 feet. 

Eliminate the setback requirement for the 
rear yard lot line; allow parking to extend to 
the North property lot line (abutting lands of 
Horizon House). 

 

Rationale: The adjacent property to the North is 
private property with a no-build easement. Beyond 
that property is the elevated Freeway Park  

Elimination of the setback requirement along the 
North property line allows the residential outdoor 
amenity space and the Neighborhood Open Space 
along the Freeway Park access walkway to shift 
closer to Freeway Park. This encourages the 
integration of the plaza as a visual as well as 
physical extension of Freeway Park, and increases 
visual security with more “eyes on the park”. 

The proposed connection to Freeway Park and the 
modulation of form and articulation of the wall along 
8th Avenue to the North provide additional “eyes on 
the street” below, reducing shadows and safety 
impacts to the areas at grade below. 
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Prior Departure Request  
(2/1/2012 Departure 1) 

Standard: Average residential gross floor area 
per story above a height of 45 feet is not to 
exceed 9,500 square feet. 

Proposed:  Average Floor Plate is 9,500 GSF. 

DEPARTURE NO LONGER REQUIRED 

 
Departure Request 1  
(2/1/2012 Departure 2) 

Standard:  Above grade parking shall be 
separated from the street lot line by alternative 
uses. 

SMC Code Section 23.45.516.C.2.b.2 

SMC 23.45.516 Additional height and extra 
residential floor area in Midrise and Highrise 
zones. 

C. HR zones. 

2. Structure height. 

b. Structures over 240 feet. The applicable height 
limit in an HR zone under subsection 23.45.514.B 
is 300 feet if the applicant satisfies the conditions 
for extra floor area and the following additional 
conditions are met: 

2) No parking is located at or above grade, unless 
it is separated from all street lot lines by another 
use. 

Proposed:  Extend Parking Use to the Property 
Line along 8th Avenue.  

Allow the parking structure to extend to 
the street lot line along 8th Avenue without 
separation by another use. 

 

Rationale: 8th Avenue splits into a relatively level 
overhead bridge and a sloped narrow, 20 foot wide, 
service oriented street which runs adjacent to the 
property (at an approximate incline of 10%).  

Code encourages the activation of the street with 
alternative uses other than parking. With this site’s 
physical configuration, the pedestrian experience 
along 8th Avenue, as a connection to downtown 
Seattle, is along the sidewalk at the far side of the 
elevated bridge or at the plaza level, the project’s 
access walkway to Freeway Park and the associated 
Neighborhood Open Space. The plaza is further 
activated by neighborhood retail space continuing on 
to the plaza from Seneca Street, the residential entry 
lobby, and a residential amenity area. 

The plaza is the podium level above the parking 
structure. Elevated by the parking, the plaza provides 
views, “eyes on the park”, and an accessible 
connection to Freeway Park.  

The lower 8th Avenue street level is primarily service 
in nature with minimal pedestrian traffic. Alternative 
uses along this frontage are not practicable. 

 

Departure Request 2   
(2/1/2012 Departure 3) 

Standard: Portions of a structure 45 feet or less 
in height abutting a street require an average 
setback of 7 feet and a minimum setback of 5 feet. 

SMC 23.45.518.C.Table C 

SMC 23.45.518 Setbacks and Separations. 

C. HR zones. Minimum setbacks for HR zones. 
Table C for 23.45.518: HR Setbacks. 

Lot line abutting a street: For portions of a 
structure 45 feet or less in height; 7 foot average 
setback; 5 foot minimum setback, except that no 
setback is required for frontages occupied by 
street level uses or dwelling units with a direct 
entry from the street. 

Proposed:  Extend Parking Use to the Property 
Line along 8th Avenue; Eliminate the street 
setback requirement for portions of the structure 
below 45 feet.  

Eliminate the setback requirement for a lot 
line abutting a street; allow parking to 
extend to the West property lot line along 
8th Avenue. 

Rationale: Refer to discussion regarding Departure 
Request 1 above. 

A design goal for the project is to optimize the width 
of the project’s access walkway to Freeway Park. 
Elimination of the setback requirement along 8th 
Avenue provides an increased walkway width above. 

 
Departure Request 3   
(2/1/2012 Departure 4) 

Standard: Portions of a structure 45 feet or less 
in height abutting a street require an average 
setback of 7 feet and a minimum setback of 5 feet. 

SMC 23.45.518.C.Table C 

SMC 23.45.518 Setbacks and Separations. 

C. HR zones. Minimum setbacks for HR zones. 
Table C for 23.45.518: HR Setbacks. 

Lot line that abuts neither a street nor alley: 45 
feet or less in height: 7 foot average setback; 5 
foot minimum setback, except that no setback is 
required for portions abutting an existing structure 
built to the abutting lot line. 

Proposed:  Extend Parking Use to the Property 
Line; Eliminate the rear yard setback requirement 
for portions of the structure below 45 feet. 

Eliminate the setback requirement for the 
rear yard lot line; allow parking to extend to 
the North property lot line (abutting lands of 
Horizon House). 

 

Rationale: The adjacent property to the North is 
private property with a no-build easement. Beyond 
that property is the elevated Freeway Park  

Elimination of the setback requirement along the 
North property line allows the residential outdoor 
amenity space and the Neighborhood Open Space 
along the Freeway Park access walkway to shift 
closer to Freeway Park. This encourages the 
integration of the plaza as a visual as well as 
physical extension of Freeway Park, and increases 
visual security with more “eyes on the park”. 

The proposed connection to Freeway Park and the 
modulation of form and articulation of the wall along 
8th Avenue to the North provide additional “eyes on 
the street” below, reducing shadows and safety 
impacts to the areas at grade below. 
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Departure Request 4 
(2/1/2012 Departure 5) 

Standard: Portions of a structure 45 feet or more 
in height require a minimum setback of 20 feet. 

SMC 23.45.518.C.Table C 

SMC 23.45.518 Setbacks and Separations. 

C. HR zones. Minimum setbacks for HR zones. 
Table C for 23.45.518: HR Setbacks. 
Lot line that abuts neither a street or alley (side 
yard lot line): 45 feet or less in height: 7 foot 
average setback; 5 foot minimum setback, except 
that no setback is required for portions abutting an 
existing structure built to the abutting lot line; 

Greater than 45 feet in height: 20 foot minimum 
setback. 

Proposed:  Extend the building structure to the 
property line; eliminate the side yard setback 
requirement for portions of the structure above 
45 feet. 

Eliminate the setback requirement for the 
side yard lot line; allow the new structure 
to extend to the East property lot line 
(abutting Benaroya Research Institute in 
areas where its structure is built to the 
property line). 

Rationale: The existing structure for the adjacent 
property to the East is built to the property line for a 
minimum distance of 45 feet from Seneca Street. In 
response to EDG massing and street frontage design 
direction, we propose extending the first 10 levels of 
the new structure along Seneca Street to within 2 
feet of the property line (abutting the existing 
Benaroya structure built to the property line).  

Where the adjacent building steps back from the 
property line, the proposed 300 foot building 
structure is conforming and set back from the 
property line 20 feet; prior submittal was 18 feet.

The first 4 levels of the new structure to the North 
are conforming and within 2 feet of the property line 
(below 45 feet and abutting the existing Benaroya 
structure built to the property line). 

As stated in Departure Request 2 above, a design 
goal for the project is to optimize the width of the 
project’s access walkway to Freeway Park. Shifting 
the 300 foot building structure East adds dimension 
to the width of the walkway. 

 
Prior Departure Request  
(2/1/2012 Departure 6) 

Standard: A maximum facade width of 130 feet 
is permitted, provided that the average gross floor 
area of all stories above 45 feet in height does not 
exceed 10,000 square feet. 

Proposed:  Maximum façade width for 
portions of the structure above 45 feet is 130 
feet. 

DEPARTURE NO LONGER REQUIRED 

 

 
Departure Request 5  
(2/1/2012 Departure 7) 

Standard: Garage door(s) facing a street may be 
no greater than 75 square feet in area. 

SMC 23.45.536.D.3a 

SMC 23.45.536 Parking, Access, and Screening. 

D. Screening of parking. 

3. Screening by garage doors. If parking is 
provided in a garage in or attached to a principal 
structure, and garage door(s) face a street, the 
following standards apply: 

a. Garage doors may be no more than 75 square 
feet in area. 

Proposed:  Increase the allowable door area for 
the garage entry/exit and loading dock entry 
doors. 

Allow the proposed door area for the 
garage entry/exit doors to be 90 square feet 
(entry) and 120 square feet (exit); and for the 
loading dock entry to be 165 square feet. 

Rationale: The garage entry/exit and loading dock 
doors require greater area to adequately serve their 
function and accommodate the exaggerated 
geometry of entrances off the sloping incline of 8th 
Avenue. 

The garage entry/exit doors are collocated to provide 
functional garage ingress and egress as far North as 
possible along 8th Avenue, distant from the 
intersection with Seneca Street, and to minimize the 
number of openings along the exposed garage wall at 
8th Avenue. 

 
Departure Request 6  
(2/1/2012 Departure 8) 

Standard: Garage door(s) facing a street shall be 
set back 15 feet from the street lot line. 

SMC 23.45.536.D.3b 

SMC 23.45.536 Parking, Access, and Screening. 

D. Screening of parking. 

3. Screening by garage doors. If parking is 
provided in a garage in or attached to a principal 
structure, and garage door(s) face a street, the 
following standards apply: 

b. Garage doors, facing the street shall be set 
back at least 15 feet from the street lot line, and 
shall be no closer to the street lot line than the 
street-facing façade of the structure. 

Proposed:  Provide the loading dock entry door 
at the street-facing façade of the structure. 

Allow the minimum setback for the loading 
dock entry door to be five (5) feet. 

Rationale: The loading dock entry is an infrequent 
use relative to the garage entry/exit. A recessed door 
alcove at lower 8th Avenue presents an attractive 
nuisance and could generate security concerns. 

The garage doors for the garage entry/exit have 
greater frequency of use, increased supervision, and 
are in compliance and set back 15 feet from the 
street lot line.  
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Departure Request 4 
(2/1/2012 Departure 5) 

Standard: Portions of a structure 45 feet or more 
in height require a minimum setback of 20 feet. 

SMC 23.45.518.C.Table C 

SMC 23.45.518 Setbacks and Separations. 

C. HR zones. Minimum setbacks for HR zones. 
Table C for 23.45.518: HR Setbacks. 
Lot line that abuts neither a street or alley (side 
yard lot line): 45 feet or less in height: 7 foot 
average setback; 5 foot minimum setback, except 
that no setback is required for portions abutting an 
existing structure built to the abutting lot line; 

Greater than 45 feet in height: 20 foot minimum 
setback. 

Proposed:  Extend the building structure to the 
property line; eliminate the side yard setback 
requirement for portions of the structure above 
45 feet. 

Eliminate the setback requirement for the 
side yard lot line; allow the new structure 
to extend to the East property lot line 
(abutting Benaroya Research Institute in 
areas where its structure is built to the 
property line). 

Rationale: The existing structure for the adjacent 
property to the East is built to the property line for a 
minimum distance of 45 feet from Seneca Street. In 
response to EDG massing and street frontage design 
direction, we propose extending the first 10 levels of 
the new structure along Seneca Street to within 2 
feet of the property line (abutting the existing 
Benaroya structure built to the property line).  

Where the adjacent building steps back from the 
property line, the proposed 300 foot building 
structure is conforming and set back from the 
property line 20 feet; prior submittal was 18 feet.

The first 4 levels of the new structure to the North 
are conforming and within 2 feet of the property line 
(below 45 feet and abutting the existing Benaroya 
structure built to the property line). 

As stated in Departure Request 2 above, a design 
goal for the project is to optimize the width of the 
project’s access walkway to Freeway Park. Shifting 
the 300 foot building structure East adds dimension 
to the width of the walkway. 

 
Prior Departure Request  
(2/1/2012 Departure 6) 

Standard: A maximum facade width of 130 feet 
is permitted, provided that the average gross floor 
area of all stories above 45 feet in height does not 
exceed 10,000 square feet. 

Proposed:  Maximum façade width for 
portions of the structure above 45 feet is 130 
feet. 

DEPARTURE NO LONGER REQUIRED 

 

 
Departure Request 5  
(2/1/2012 Departure 7) 

Standard: Garage door(s) facing a street may be 
no greater than 75 square feet in area. 

SMC 23.45.536.D.3a 

SMC 23.45.536 Parking, Access, and Screening. 

D. Screening of parking. 

3. Screening by garage doors. If parking is 
provided in a garage in or attached to a principal 
structure, and garage door(s) face a street, the 
following standards apply: 

a. Garage doors may be no more than 75 square 
feet in area. 

Proposed:  Increase the allowable door area for 
the garage entry/exit and loading dock entry 
doors. 

Allow the proposed door area for the 
garage entry/exit doors to be 90 square feet 
(entry) and 120 square feet (exit); and for the 
loading dock entry to be 165 square feet. 

Rationale: The garage entry/exit and loading dock 
doors require greater area to adequately serve their 
function and accommodate the exaggerated 
geometry of entrances off the sloping incline of 8th 
Avenue. 

The garage entry/exit doors are collocated to provide 
functional garage ingress and egress as far North as 
possible along 8th Avenue, distant from the 
intersection with Seneca Street, and to minimize the 
number of openings along the exposed garage wall at 
8th Avenue. 

 
Departure Request 6  
(2/1/2012 Departure 8) 

Standard: Garage door(s) facing a street shall be 
set back 15 feet from the street lot line. 

SMC 23.45.536.D.3b 

SMC 23.45.536 Parking, Access, and Screening. 

D. Screening of parking. 

3. Screening by garage doors. If parking is 
provided in a garage in or attached to a principal 
structure, and garage door(s) face a street, the 
following standards apply: 

b. Garage doors, facing the street shall be set 
back at least 15 feet from the street lot line, and 
shall be no closer to the street lot line than the 
street-facing façade of the structure. 

Proposed:  Provide the loading dock entry door 
at the street-facing façade of the structure. 

Allow the minimum setback for the loading 
dock entry door to be five (5) feet. 

Rationale: The loading dock entry is an infrequent 
use relative to the garage entry/exit. A recessed door 
alcove at lower 8th Avenue presents an attractive 
nuisance and could generate security concerns. 

The garage doors for the garage entry/exit have 
greater frequency of use, increased supervision, and 
are in compliance and set back 15 feet from the 
street lot line.  
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