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A MUP for the site was issued in 2009 - departures to the 

following land use requirements were approved:

•	 Street level setbacks - SMC 23.48.014(D)(2)

•	 Facades on Class 1 pedestrian streets - SMC 23.48.014.C

•	 Vent location requirements - 23.50.042

•	 Street level use requirements - 23.48.019

•	 Structural building overhangs - 23.53.035.A.4.c

The approved design was intended to accommodate commercial 

office program; we are pursuing a major MUP revision, based on 

a design that takes into account the new use of the building as a 

first-class research facility.

PROJECT BACKGROUND

McKay BlockDESIGN REVIEW BOARD RECOMMENDATION MEETING
November 19, 2008
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Development Objectives
A major revision to MUP 3009234 is being proposed for a tenant with 

a specific research program, the Allen Institute for Brain Science.  This 

project will be a valuable addition to the research community that is 

currently growing in South Lake Union.  The basic program for the Allen 

Institute for Brain Science includes:

•	 250,000 GSF of new above-grade research space

•	 Two and a half below-grade levels of parking, totaling 263 stalls

•	 8,000 GSF of general sales and service space

•	 The reassembled Pacific McKay and Ford McKay landmarks

Guiding Principles
Establish a sense of place within the South Lake Union community

Create a street presence that engages the pedestrian

Respect the neighborhood

Focus on sustainability, with a target of LEED Gold

Thoughtfully accommodate open space

Respect and engage the site’s existing landmark structures

Grow the Health Sciences Community in South Lake Union

DEVELOPMENT OBJECTIVES
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Mission Background Public ResourcesCore Capabilities

ALLEN INSTITUTE FOR BRAIN SCIENCE

Our mission is to accelerate the understanding of 

how the human brain works in health and disease. 

Using a big science approach, we generate useful 

public resources, drive technological and analytical 

advances, and discover fundamental brain properties 

through integration of experiments modeling and 

theory. 

Launched in 2003 with a seed contribution from 

founder and philanthropist Paul G. Allen, the Allen 

Institute takes on large-scale initiatives designed to 

push brain research forward, enabling the global 

scientific community to more efficiently make 

discoveries that bring real-world utility. 

Serving the scientific community is at the center 

of our mission to accelerate progress toward 

understanding the brain and neurological systems. 

Creating tools and data that advance the pursuits 

of thousands and thousands of scientists around 

the world is our contribution to revolutionary 

neuroscience. To this end, the Allen Institute’s 

resources—each a groundbreaking creation—are 

free and publicly available online.

Our headquarters is a high-throughput facility—

home to custom-designed robotic systems, 

automated digital imaging technologies, premier 

bench laboratory space and all the high-powered 

computing hardware and software necessary for 

processing petabytes of data.

TECHNICAL WHITE PAPER ALLEN Mouse Brain Atlas 

NOVEMBER 2011 v.2.1 alleninstitute.org 
AGEA: An Anatomic Gene Expression Atlas brain-map.org 
page 20 of 26 

 
Figure 18. The AGEA bi-tree rendered as fractal tree.  
At each bifurcation the branch length is reduced by a factor of 0.75 and offset by 24 degrees. Each branch is colored with the same color 
as the median voxel of the node being represented. Grey circles denotes the path from the root node to a voxel located in the 
hippocampus [permalink]. 

In the viewer, the tree navigation paradigm is to select a voxel from the 3-D reference atlas (Panel A, Figure 
7). As each voxel in the brain is associated with one leaf node, the selected voxel effectively defines one root-
to-leaf path in the bi-tree. Once this path is selected, a slider bar control is used to traverse from the root node 
to the leaf node. Further, the double-arrow icon provides a shortcut to the sibling node. In the bi-tree 
clustering model, the collection of voxels in each node is divided into two sets with maximum dissimilarity with 
respect to correlation.  Therefore the sibling node S of a node N represents those voxels whose correlation 
profile is most unlike N given that a decision to split the set into two groups is made.  For example, Figure 19 
shows the first 9 bifurcations for a path defined by selecting a seed voxel in the hippocampus. Nodes along 
the path are shown in column A and the corresponding siblings in column B. This path is also graphically 
illustrated in Figure 18. 

Each node is visualized in its 3-D context by systematic color coding of the associated voxels in the Map 
panels. Each leaf node (and therefore each voxel on the brain) is assigned a “depth first” global ordering such 
that all nodes always represent a set of voxels with contiguous ordering. The voxels of a node are assigned a 
color based on the ‘jet’ color scheme with the lowest ordered voxels assigned shades of blues. The colors 
then blend through green, yellow and orange. Finally, the highest ordered voxels are assigned shades of 
reds. This global order base coloring scheme basically provides a preview of the sub-tree organization. 

The top row of Figure 19 represents the root node (depth 0) spanning all voxels in the brain. The color coding 
scheme shows a gross decomposition of the brain similar to classical anatomy. At the first bifurcation (depth 
1) the cerebellar cortex (1B) splits away from the rest of the brain (1A). Noteworthy is the grouping of the 
cerebellar nuclei with the hindbrain instead of with the cerebellar cortex and hence in the bi-tree a coherent 
cerebellum node does not exist. At depth 2, the cerebrum (2A) divides off from a large hypothalamus, 

TECHNICAL WHITE PAPER ALLEN Mouse Brain Atlas 

NOVEMBER 2011 v.2.1 alleninstitute.org 
AGEA: An Anatomic Gene Expression Atlas brain-map.org 
page 13 of 26 

 

Figure 10a.  An AGEA spatial correlation map with seed voxel selected in Layer 5 of the cortex [permalink]. 
 

Clicking on the icon to the left of Position opens the Allen Reference Atlas (ARA) coronal atlas plate closest to 
the position shown (Figure 10b). The coordinates are given in millimeters relative to bregma and are along the 
following axes: rostral-caudal, dorsal-ventral, lateral-medial. In Figure 10a, clicking on the icon automatically 
opens the plate at 0.545 mm as shown in the lower right-hand corner of Figure 10b. The arrow at the upper 
left of Figure 10b indicates the coordinates (1.85 mm, 2.924 mm), which can be compared to coronal images 
in Figure 10a. Note that the ARA is symmetric about the midline as it is formed by reflecting one hemisphere; 
whereas the AGEA atlas on the other hand is based on the full Nissl images and hence is not symmetric. As a 
result the corresponding coordinates indicated are only an approximation. 
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SEATTLE
CENTER

QUEEN ANNE

• Construct 9th Avenue 
North sewer replacement 
and roadway 
improvements

• Begin constructing Broad 
Street connection

• Construct westbound 
Mercer Street lanes north 
of existing lanes

• Begin Roy Street 
improvements
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CENTER
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• Reroute existing eastbound 
Mercer Street traffic to 
new lanes; construct 
improvements to eastbound 
lanes

• Construct Westlake Avenue N 
improvements 

• Begin constructing Fairview 
Avenue North improvements 

• Mercer Street open to two-
way traffic at end of Stage 2

• Begin constructing 
Valley Street 
improvements

• Complete 
construction of 
Fairview Avenue North 
improvements

• Complete Roy Street 
improvements

• Complete Broad 
Street connection

• Complete Westlake 
Avenue North 
improvements

• Complete Valley 
and Broad Street 
improvements

Stage 1 Stage 2 Stages 3 Stages 4
(fall 2010 to winter 2012) (winter 2012 to fall 2012) (fall 2012 to 

spring 2013)
(spring 2013 to 
summer 2013)

Schedules are estimated and are dependent on weather conditions and availability of materials.

4 Easy Ways to Stay Informed

Sign up for email updates: Email updates 
are the best way to stay informed about 
upcoming construction activities. You 
can sign up today or visit our website to 
join the email list. 

Email: mercerinfo@seattle.gov 

24-hour Hotline: (206) 419-5818

Website: www.seattle.gov/Transportation/
ppmp_mercer.htm

1

2

3

4

We’ll also be out in the community, sharing 
information through:

• Briefings to community and 
neighborhood groups

• Booths at community events

• Frequent email and media updates

• Door-to-door outreach

• Construction flyers

Construction of Phase 1 (Mercer East) is 
possible thanks to a $30 million Transportation 
Investments Generating Economic Recovery 
(TIGER) Grant, more than $30 million in 
private contributions, and a host of other 
local and federal funding sources.

Project Funding

mercercorridorprojectmcp
fixing the mercer mess Mercer East Construction
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• Construct 9th Avenue 
North sewer replacement 
and roadway 
improvements

• Begin constructing Broad 
Street connection

• Construct westbound 
Mercer Street lanes north 
of existing lanes

• Begin Roy Street 
improvements
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• Reroute existing eastbound 
Mercer Street traffic to 
new lanes; construct 
improvements to eastbound 
lanes

• Construct Westlake Avenue N 
improvements 

• Begin constructing Fairview 
Avenue North improvements 

• Mercer Street open to two-
way traffic at end of Stage 2

• Begin constructing 
Valley Street 
improvements

• Complete 
construction of 
Fairview Avenue North 
improvements

• Complete Roy Street 
improvements

• Complete Broad 
Street connection

• Complete Westlake 
Avenue North 
improvements

• Complete Valley 
and Broad Street 
improvements

Stage 1 Stage 2 Stages 3 Stages 4
(fall 2010 to winter 2012) (winter 2012 to fall 2012) (fall 2012 to 

spring 2013)
(spring 2013 to 
summer 2013)

Schedules are estimated and are dependent on weather conditions and availability of materials.

4 Easy Ways to Stay Informed

Sign up for email updates: Email updates 
are the best way to stay informed about 
upcoming construction activities. You 
can sign up today or visit our website to 
join the email list. 

Email: mercerinfo@seattle.gov 

24-hour Hotline: (206) 419-5818

Website: www.seattle.gov/Transportation/
ppmp_mercer.htm

1

2

3

4

We’ll also be out in the community, sharing 
information through:

• Briefings to community and 
neighborhood groups

• Booths at community events

• Frequent email and media updates

• Door-to-door outreach

• Construction flyers

Construction of Phase 1 (Mercer East) is 
possible thanks to a $30 million Transportation 
Investments Generating Economic Recovery 
(TIGER) Grant, more than $30 million in 
private contributions, and a host of other 
local and federal funding sources.

Project Funding

historic structures to be 
reconstructed

MERCER CORRIDOR PROJECT
URBAN DESIGN ANALYSIS



ALLEN INSTITUTE FOR BRAIN SCIENCE  
EARLY DESIGN GUIDANCE  |  601 WESTLAKE AVE N  |  MUP 3014287 12.19.2012 P.8

URBAN DESIGN ANALYSIS
FROM THE SOUTH LAKE UNION URBAN DESIGN FRAMEWORK

L E G E N D

Gateway

Processional gateway

Neighborhood Heart

Challenging topography

Infrastructructure barrier

Regional Heart

/////////

THOMAS

T
E

R
R

Y

HARRISON

REPUBLIC AN

MERCER

ROY

VALLEY

ALOHA

W
ESTLA

K
E

MERCER

ROY

VALLEY

ALOHA

YA
L

E

M
IN

O
R

FAIR
VIE

W

E
A

S
T

L
A

K
E

REPUBLIC AN

HARRISON

THOMAS

JOHN

DENNY

B
O

R
E

N

FA
IR

V
IE

W

VALLEY

BROAD

W
E

S
T

L
A

K
E

JOHN

9
T

H

8
T

H

D
E

X
T

E
R

A
U

R
O

R
A

6
T

H

5
T

H

4
T

H

TA
Y

LO
R

8
T

H

D
E

X
T

E
R

LEE

COMSTOCK

HIGHLAND

W
E

S
T

LA
K

E

GALER

NELSON

P
O

N
T

IU
S

P
O

N
T

IU
S

YA
L

E

E
A

S
T

L
A

K
E

M
IN

O
R

GGAAAALLLLEEER

DDDEEENNNNNNYY

MMMEEERRR

YYY

N

DDDDDDD
EEEEEEEEE

XXXXXXX
TTTTT

EEEEEE
RRRRRR

6666666666666666666
TTTTTTTTTTTTTTTTTTTTTTTTTTTTTTTTTTTT

HHHHHHHHHHHHHHHHHHHHHHHHHHHHHHHHHHH

TTTTTTTTAAAAAAA
YYYYYYY

LLLLLLLLOOOOOOOOO
RRRRRRR

AAAAAAAAAAAAAAAAAAAAAAAAAAAAAAAAAAAAAAA
UUUUUUUUUUUUUUUUUUUUUUUUUUUU

RRRRRRRRRRRRRRRRRRRRRRRRRR
OOOOOOOOOOOOOOOOOOOOOOOOOOOOOOOOOOOOOOOOOOOOOOOOOO

RRRRRRRRRRRRRRRRRRRRRRRR
HHAARRRRIISSOONN

TTHHOOOOOOMMAASS

PP
OO

NN
TT

IIUU
SS

MM
IINN

OO
RR

N

W
E

S
T

L
A

K
E

JJOOHHNN

MERRCER

RRRRRROOOOOOOOYYYYYYYY

OAAADDDD

EE
TTLLAA

WWW
EEE

A
KK

EE

EEESSSTT

RRRRRRRRRRRRRRRRRRRRRRRRRRRRRRR

OAAA

AL

V

AAAAAAAAAAAAA

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

/////////

FRAMEWORK RECOMMENDATIONS

South Lake Union Urban Design Framework 12/31/2010                        Page 11
Seattle Department of Planning and Development

Seattle Center

Westlake commercial district

Harrison, Thomas, John 
reconnected by North 

Portal project

Denny Park, proposed 
community center

Lake Union Park, MOHAI,
NW Native Canoe Center, 
Center for Wooden Boats

Future site proposed 
for civic use

SR
-9

9

In
te

rs
ta

te
 5

Cascade Park,
People’s Center

GATEWAYS, HEARTS, AND EDGES

site

L E G E N D

Gateway

Processional gateway

Neighborhood Heart

Challenging topography

Infrastructructure barrier

Regional Heart

/////////

THOMAS

T
E

R
R

Y

HARRISON

REPUBLIC AN

MERCER

ROY

VALLEY

ALOHA

W
ESTLA

K
E

MERCER

ROY

VALLEY

ALOHA

YA
L

E

M
IN

O
R

FAIR
VIE

W

E
A

S
T

L
A

K
E

REPUBLIC AN

HARRISON

THOMAS

JOHN

DENNY

B
O

R
E

N

FA
IR

V
IE

W

VALLEY

BROAD

W
E

S
T

L
A

K
E

JOHN

9
T

H

8
T

H

D
E

X
T

E
R

A
U

R
O

R
A

6
T

H

5
T

H

4
T

H

TA
Y

LO
R

8
T

H

D
E

X
T

E
R

LEE

COMSTOCK

HIGHLAND

W
E

S
T

LA
K

E

GALER

NELSON

P
O

N
T

IU
S

P
O

N
T

IU
S

YA
L

E

E
A

S
T

L
A

K
E

M
IN

O
R

GGAAAALLLLEEER

DDDEEENNNNNNYY

MMMEEERRR

YYY

N

DDDDDDD
EEEEEEEEE

XXXXXXX
TTTTT

EEEEEE
RRRRRR

6666666666666666666
TTTTTTTTTTTTTTTTTTTTTTTTTTTTTTTTTTTT

HHHHHHHHHHHHHHHHHHHHHHHHHHHHHHHHHHH

TTTTTTTTAAAAAAA
YYYYYYY

LLLLLLLLOOOOOOOOO
RRRRRRR

AAAAAAAAAAAAAAAAAAAAAAAAAAAAAAAAAAAAAAA
UUUUUUUUUUUUUUUUUUUUUUUUUUUU

RRRRRRRRRRRRRRRRRRRRRRRRRR
OOOOOOOOOOOOOOOOOOOOOOOOOOOOOOOOOOOOOOOOOOOOOOOOOO

RRRRRRRRRRRRRRRRRRRRRRRR

HHAARRRRIISSOONN

TTHHOOOOOOMMAASS

PP
OO

NN
TT

IIUU
SS

MM
IINN

OO
RR

N

W
E

S
T

L
A

K
E

JJOOHHNN

MERRCER

RRRRRROOOOOOOOYYYYYYYY

OAAADDDD

EE
TTLLAA

WWW
EEE

A
KK

EE

EEESSSTT

RRRRRRRRRRRRRRRRRRRRRRRRRRRRRRR

OAAA

AL

V

AAAAAAAAAAAAA

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

/////////

FRAMEWORK RECOMMENDATIONS

South Lake Union Urban Design Framework 12/31/2010                        Page 11
Seattle Department of Planning and Development

Seattle Center

Westlake commercial district

Harrison, Thomas, John 
reconnected by North 

Portal project

Denny Park, proposed 
community center

Lake Union Park, MOHAI,
NW Native Canoe Center, 
Center for Wooden Boats

Future site proposed 
for civic use

SR
-9

9

In
te

rs
ta

te
 5

Cascade Park,
People’s Center

GATEWAYS, HEARTS, AND EDGES



ALLEN INSTITUTE FOR BRAIN SCIENCE  
EARLY DESIGN GUIDANCE  |  601 WESTLAKE AVE N  |  MUP 3014287 12.19.2012 P.9

URBAN DESIGN ANALYSIS
FROM THE SOUTH LAKE UNION URBAN DESIGN FRAMEWORKFRAMEWORK RECOMMENDATIONS

South Lake Union Urban Design Framework 12/31/2010        Page 13
Seattle Department of Planning and Development

THOMAS

T
E

R
R

Y

HARRISON

REPUBLICAN

MERCER

ROY

VALLEY

ALOHA

W
ESTLA

K
E

MERCER

ROY

VALLEY

ALOHA

YA
L

E

M
IN

O
R

FAIR
VIE

W

E
A

S
T

LA
K

E

REPUBLIC AN

HARRISON

THOMAS

JOHN

DENNY

B
O

R
E

N

FA
IR

V
IE

W

VALLEY

BROAD

W
E

S
T

L
A

K
E

JOHN
9

T
H

8
T

H

D
E

X
T

E
R

A
U

R
O

R
A

6
T

H

5
T

H

TA
Y

LO
R

8
T

H

D
E

X
T

E
R

LEE

COMSTOCK

HIGHLAND

W
E

S
T

LA
K

E

GALER

NELSON

P
O

N
T

IU
S

P
O

N
T

IU
S

YA
L

E

E
A

S
T

L
A

K
E

M
IN

O
R

HARRISON

TTHHOOOOOOMMAASS

P
O

N
T

IU
SS

M
IN

O
R

ROY

VALLEYEEYY

ALOHA

8
T

H

A

YYAA
LL

EE

JJOHN

8
T

H

TA
Y

LOO
R

THOMAS

BB
OO

RR
EE

NN

YYYY

HHAARRRRRIISSOOOO

JOHNNN

TT
EE

RR
RR

YY

VVAAALLLEEYY

6
T

H
NNREEPPUUBBBLLIICC AAAAAN

RCCCEEERRR

99
TT

HH

ON

RREEPPUUUUBBLLIICCCCANNN

E
A

S
T

L
A

K
E

E
A

SS
T

L
A

K
E

D
E

X
T

E
R

D
E

X
T

E
R

E

OCCKKKKKK

NNNDD

5
T

H

FFAAIIRR
VVIIEE

WW

FFAA
IIRR

VV
IIEE

WW

W
E

S
T

L
A

K
E

WWWW
EEEESSSSTTLLAA

KK
EE

WW
EE

SS
TT

LA
K

E
K

E

A
U

R
O

R
A

MERRCER

B

DDDDEEEENNNNNNNNYYYYYY

C

L

YY

MMMEEERRRR

EEE
AAA

SSS
TTT

LL
AA

KKK
EEE

L E G E N D

Green Street

Freeway

Festival Street (Mixed Use)

Mixed Use Street Woonerf

(Line weight represents traffic volume)

Neighborhood Street

Boulevard / Great Street

STREET CHARACTER

site

FRAMEWORK RECOMMENDATIONS

South Lake Union Urban Design Framework 12/31/2010        Page 13
Seattle Department of Planning and Development

THOMAS

T
E

R
R

Y

HARRISON

REPUBLICAN

MERCER

ROY

VALLEY

ALOHA

W
ESTLA

K
E

MERCER

ROY

VALLEY

ALOHA

YA
L

E

M
IN

O
R

FAIR
VIE

W

E
A

S
T

LA
K

E

REPUBLIC AN

HARRISON

THOMAS

JOHN

DENNY

B
O

R
E

N

FA
IR

V
IE

W

VALLEY

BROAD

W
E

S
T

L
A

K
E

JOHN

9
T

H

8
T

H

D
E

X
T

E
R

A
U

R
O

R
A

6
T

H

5
T

H

TA
Y

LO
R

8
T

H

D
E

X
T

E
R

LEE

COMSTOCK

HIGHLAND

W
E

S
T

LA
K

E

GALER

NELSON

P
O

N
T

IU
S

P
O

N
T

IU
S

YA
L

E

E
A

S
T

L
A

K
E

M
IN

O
R

HARRISON

TTHHOOOOOOMMAASS

P
O

N
T

IU
SS

M
IN

O
R

ROY

VALLEYEEYY

ALOHA

8
T

H

A

YYAA
LL

EE

JJOHN

8
T

H

TA
Y

LOO
R

THOMAS

BB
OO

RR
EE

NN

YYYY

HHAARRRRRIISSOOOO

JOHNNN

TT
EE

RR
RR

YY

VVAAALLLEEYY

6
T

H

NNREEPPUUBBBLLIICC AAAAAN

RCCCEEERRR

99
TT

HH

ON

RREEPPUUUUBBLLIICCCCANNN

E
A

S
T

L
A

K
E

E
A

SS
T

L
A

K
E

D
E

X
T

E
R

D
E

X
T

E
R

E

OCCKKKKKK

NNNDD

5
T

H

FFAAIIRR
VVIIEE

WW

FFAA
IIRR

VV
IIEE

WW

W
E

S
T

L
A

K
E

WWWW
EEEESSSSTTLLAA

KK
EE

WW
EE

SS
TT

LA
K

E
K

E

A
U

R
O

R
A

MERRCER

B

DDDDEEEENNNNNNNNYYYYYY

C

L

YY

MMMEEERRRR

EEE
AAA

SSS
TTT

LL
AA

KKK
EEE

L E G E N D

Green Street

Freeway

Festival Street (Mixed Use)

Mixed Use Street Woonerf

(Line weight represents traffic volume)

Neighborhood Street

Boulevard / Great Street

STREET CHARACTER



ALLEN INSTITUTE FOR BRAIN SCIENCE  
EARLY DESIGN GUIDANCE  |  601 WESTLAKE AVE N  |  MUP 3014287 12.19.2012 P.10

1:  Gates Foundation

2:  UW Medicine

3:  ISB

4:  SBRI

5:  Novo Nordisk

6:  PATH

7:  Bio-Rad

8:  Fred Hutch

mercer street

denny way

I-
5

9
9

6

2

3

site

5

4

1

7

8

lake union

N

URBAN DESIGN ANALYSIS
SOUTH LAKE UNION RESEARCH COMMUNITY
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2.  UW Medicine Phase 2

2.  UW Medicine Phase 3

URBAN DESIGN ANALYSIS
SOUTH LAKE UNION RESEARCH COMMUNITY

1.  Gates Foundation 2.  UW Medicine Phase 2

3.  ISB 8.  Fred Hutch
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ZONING ANALYSIS
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Current Zoning: Proposed Zoning: (Per 09/05/2012 Director’s Report)(Project will apply for MUP under current SM-65 zoning)

CURRENT AND PROPOSED ZONING
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•	 Maximum structure height may be increased from 65 

feet to 85 feet, provided that a minimum of two floors 

have a floor-to-floor height of 14 feet.

•	 Stair and elevator penthouses, mechanical equipment, 

and atriums may extend up to 15 feet above the 

maximum height limit.

•	 The combined total coverage of the roof by elements 

listed above may be 65% of the roof area, provided 

that mechanical equipment is screened and no rooftop 

features are located closer than 10 feet to the roof 

edge.

•	 One or more qualified street-level uses are required at 

Class 1 Pedestrian Streets (Westlake Avenue N).

•	 Qualified street-level uses include general sales 

and service; eating and drinking establishments; 

entertainment uses; public libraries; and public parks.

•	 A minimum of 75% of street frontage at Westlake 

Avenue N must be occupied by qualified street-level 

uses.  See departure request 2.

•	 Space occupied by required street-level uses must 

have a min. floor-to-floor height of 13 feet and a min. 

depth of 30 feet.  

ZONING ANALYSIS

Structure Height (23.48.010) Transparency (23.48.018)

Bicycle Parking (23.54.015)

Street-Level Uses (23.48.019)
Transparency shall be required as follows:

•	 Class 1 and 2 Pedestrian Streets (Westlake Ave N and 

Mercer Street): A minimum of 60% of the width of the 

street level facade must be transparent.

•	 All other streets: A minimum of 30% of the width 

of the street-level facade must be transparent.  See 

departure request 3.

Blank Facade Limits for Westlake and Mercer:

•	 Blank facades shall be limited to segments 15 feet 

wide. Blank facade width may be increased to 30 feet 

if the Director determines that the facade is enhanced 

by architectural detailing, artwork, landscaping, or 

other similar features that have visual interest.

•	 Any blank segments of the facade shall be separated 

by transparent areas at least 2 feet wide.

•	 The total of all blank facade segments, including 

garage doors, shall not exceed 40% of the street 

facade of the structure on each street frontage.

Blank Facade Limits for all other streets:

•	 Blank facades shall be limited to segments 30 feet 

wide, except for garage doors which may be wider 

than 30 feet. Blank facade width may be increased 

to 60 feet if the Director determines that the facade 

is enhanced by architectural detailing, artwork, 

landscaping, or other similar features that have visual 

interest.  See departure request 3.

Setbacks (23.48.012)
•	 No upper level setbacks required.

Facade Req’s (23.48.014)
•	 All facades on Class 1 Pedestrian Streets (Westlake 

Avenue N) shall be built to the property line along a 

minimum of 70% of the facade length.

•	 Except on Class 1 Pedestrian Streets, structures may 

be set back up to 12 feet from the property line, 

provided that the setback area is landscaped according 

to 23.48.024.  Additional setbacks shall be permitted 

for up to 30% of the length of the set-back street wall, 

provided that the additional setback is located 20 

feet or greater from any street corner.  See departure 

request 1.

•	 Each setback area shall be planted.  Ramps, pavers, 

sculptures, or fountains may cover a maximum of 30% 

of each required landscaped area.

Landscaping (23.48.024)

•	 Long-term (office/lab):  1 per 2,000 SF for first 50 

spaces, 1 per 4,000 SF for additional spaces.

•	 Short-term (office/lab):  1 per 40,000 SF

Loading (23.54.035)
•	 Three loading berths required based on building use 

and gross floor area.

•	 Each loading berth shall be at least 10 feet wide with 

14 feet of vertical clearance.

ZONING SUMMARY

Vehicle Parking (23.54.020)
•	 No parking for motor vehicles required in urban 

centers.
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Site Elevation 1 - Mercer Street (facing north)

Site Elevation 2 - Westlake Avenue N (facing west)

Site Elevation 3 - Broad Street (facing south)

Site Elevation 4 - 9th Avenue N (facing east)
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Adjacent Streetscape 1 - Mercer Street (facing south)

Adjacent Streetscape 2 - Westlake Avenue N (facing east)

Adjacent Streetscape 3 - Broad Street (facing north)

Adjacent Streetscape 4 - 9th Avenue N (facing west)
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Existing Uses
The site is currently vacant, with the exception of a small gas station at 

Westlake Avenue N and Broad Street.  The Pacific McKay and Ford McKay 

landmark buildings have been disassembled and will be reconstructed on 

the site as part of the project.

Site Access
Due to the busy nature of Mercer Street, the landmark structures along 

Westlake Avenue N, and the pedestrian-oriented nature of 9th Avenue N, 

all vehicles (both service and parking) will enter the below-grade garage 

off of Broad Street.  At the bottom of the parking ramp, trucks will be 

directed to the loading dock area, and cars will enter the parking area.

Topography
There is an elevation gain of approximately 9 feet from the northeast 

corner of the site to the southwest corner of the site.  The site slope along 

Westlake Avenue N is gentle enough to accommodate a primary building 

entrance and multiple retail entrances at an elevation of +30’-6”.

+29’-0”

+31’-0”+38’-0”

+35’-6”

DOWN

GAS 
STATION

VEHICLES

PEDS

PACIFIC
MCKAY

FORD
MCKAY

SITE ANALYSIS
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Views
Views toward Lake Union exist at the northeast corner of the site.  Views 

toward downtown exist at the southeast edge of the site.  Views toward 

the Space Needle exist at the southwest corner of the site.

Daylight 
SIte has full access to daylight throughout the year.

Pedestrian Circulation
The presence of retail and and transit along Westlake Avenue N will 

make this a primary pedestrian path of travel.

LAKE UNION ENTRY

SPACE NEEDLE DOWNTOWN

RETAIL

SITE ANALYSIS
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The Pacific McKay and Ford McKay landmark buildings have 

been deconstructed and are to be put back on the site as part 

of the project.

		  Extent of Pacific McKay exterior 	

		  reconstruction  (Interior to be 	

		  reconstructed as well)

		  Extent of Ford McKay exterior 

		  reconstruction

LANDMARK STRUCTURES
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Pacific McKay interior Pacific McKay interior

Pacific McKay terracotta detail Ford McKay terracotta detail

LANDMARK STRUCTURES
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Planning Concept
Labs and offices are organized in a series of ‘petals’ grouped 

around a central atrium, maximizing opportunities for 

daylight, interaction, and collaboration.

PROJECT CONCEPT
upper floor meeting and 
teaching spaces with 
access to roof deck and 
green roof

research spaces maximize 
transparancy and visual 
interconnection

exterior enclosure to 
maximize daylight, 
energy efficiency, 
research visibillity

continuous program with 
collaborative nodes at 
central atrium to maximize 
cultural connectivity

media wall animates 
pedestrian realm, puts 
research on display

historic buildings to 
be reconstructed

new structure at 
integrated historic 
buildings demonstrates 
‘layering’

public plazas and 
landscape features 

PLANNING AND STACKING
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PROJECT CONCEPT

Open labs

Lab support

Office

Atrium

TYPICAL UPPER-LEVEL PLAN
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MASSING OPTIONS

1 MASSING OPTION 2MASSING OPTION 3 MASSING OPTION

engaging public open space
strong sense of entry

PROS:

engaging public open space
strong sense of entry
well suited for laboratory use
quiet backdrop to historic
scale is modulated, base, middle, top

PROS:

engaging public open space
strong sense of entry
well suited for laboratory use
quiet backdrop to historic
scale is modulated, base, middle, top
dynamic expression of interior plan
continuous activated zone at street
resolves corner at southwest
provides street level scale all around

PROS:

not suited for research use
appears bulky
lacks scale and modulation at west and northwest

CONS:

lacks scale and modulation at west and northwest
awkward resolution of southwest corner
lacks secondary scale of articulation
lacks clear relationship of interior plan

CONS:

Mercer and Westlake Mercer and WestlakeMercer and Westlake

9th and Broad 9th and Broad9th and Broad
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PREFERRED MASSING

View of southeast corrner (Mercer and Westlake)

View of northwest corrner (9th and Broad)

3 MASSING OPTION

3 MASSING OPTION
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SOUTH LAKE UNION DESIGN GUIDELINES

•	 A-1  Responding to Site Characteristics:  The siting of 

buildings should respond to specific site conditions 

and opportunities.

•	 A-2  Streetscape Compatibility:  The siting of buildings 

should acknowledge and reinforce the existing 

desirable spatial characteristics of the right-of-way.

•	 A-4  Human Activity:  Development should be sited 

and designed to encourage human activity on the 

street.

•	 A-8 Parking and Vehicle Access:  Siting should 

minimize the impact of automobile parking and 

driveways on the pedestrian environment, adjacent 

properties and pedestrian safety.

•	 A-10  Corner Lots:  Buildings on corner lots should be 

oriented to the corner and public street fronts.  Parking 

and automobile access should be located away from 

corners.

Site Planning
•	 C-1 Architectural Context:  New buildings should 

be compatible with or complement the architectural 

character and siting of the neighboring buildings. 

•	 C-2 Architectural Concept and Consistency:  Building 

design elements, details and massing should create a 

well proportioned and unified building form and exhibit 

an overall architectural concept.  Buildings should 

exhibit form and features identifying the functions 

within the building.  In general, the roof line or top of 

the structure should be clearly distinguished from its 

facade walls.

•	 C-4  Exterior Finish Materials:  Building exteriors 

should be constructed of durable and maintainable 

materials that are attractive even when viewed up 

close.  Materials that have texture, pattern, or lend 

themselves to high quality of detailing are encouraged.

Architectural Elements/Materials

Height, Bulk, and Scale
Transparency shall be required as follows:

•	 B-1  Height, Bulk and Scale Compatibility:  

Projects should be compatible with the scale of the 

development anticipated by the applicable Land 

Use Policies for the surrounding area and should be 

sited and designed to provide a sensitive transition to 

nearby, less-intensive zones.

Pedestrian / Landscaping
•	 D-1  Pedestrian Open Spaces and Entrances:  

Convenient and attractive access to the building’s entry 

should be provided to ensure comfort and security, 

paths and entry areas should be sufficiently lighted 

and entry areas should be protected from the weather.  

Opportunities for creating lively, pedestrian-oriented 

open space should be considered.

•	 E-2 Landscaping to Enhance the Building and/or Site:  

Landscaping, including living plant material, special 

pavements, trellises, screen walls, planters, site 

furniture and similar features should be appropriately 

incorporated into the design to enhance the project.

broad street

studies to clarify the logic and relationship between inside/outside
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SOUTH LAKE UNION DESIGN GUIDELINES

B-1: building is set back 
at upper levels

B-1

D-1: open plaza 
to signify entry

A-8: single curb cut for 
cars and loading

B-1: modulation of facade C-4: durable, well-detailed 
materials

B-1: modulation 
of facade

C-2: building form is strong 
and unified

C-2: building form is strong 
and unified

A-1, C-1: new building respects and 
compliments landmark structures

D-1, E-2: landscaped 
pedestrian plaza

B-1: building is set 
back at upper levels

B-1

A-4: human activity 
enouraged through retail 
uses at street level

broad street
9th ave

 n mercer street

west
lak

e
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SITE PLAN
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water feature

outdoor seating

media wall

entry plaza general sales & service (Ford McKay)

auditorium pre-function

GROUND LEVEL PUBLIC REALM

general sales and service 
(Pacific McKay)

MERCER STREET

9TH AVENUE N
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GROUND LEVEL PUBLIC REALM

south-facing plaza with 
water feature and seating

retail at Pacific McKay

art gallery

gallery support space

main entry

auditorium

BROAD STREET

9TH AVENUE N
MERCER STREET

WESTLAKE AVE N
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LEVEL 1 PLAN
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general sales & service
(Ford McKay)

media wall

general sales & service 
(Pacific McKay)

atrium above

entry plaza

auditorium pre-function

south plaza
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LEVEL 3 PLAN

atrium

green roof at level 2

green roof at level 2

Ford McKay roof below

Pacific McKay roof below
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LEVEL 6 PLAN
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auditorium

parking / loading

super-computer (L6)

labs (L2-5)

gathering space

Mercer Street

south plaza

labs (L2-5)

mechanicalboard room (L6)

collaboration ‘pods’ (L2-5)

electron microscopy

roof deck

NORTH/SOUTH SECTION
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9th Ave N
Westlake Ave N
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offices (L2-5)

mechanical

art gallery

skylight

parking / loading

board room (L6)

collaboration ‘pods’ (L2-5)

gathering space

Westlake Avenue N

training room (L6)

labs (L2-5)

EAST/WEST SECTION
SKYLIGHT AT FORD MCKAY
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EAST/WEST SECTION
TERRACE AT FORD MCKAY

offices (L2-5)

mechanical

art gallery

terrace

parking / loading

board room (L6)

collaboration ‘pods’ (L2-5)

gathering space

Westlake Avenue N

training room (L6)

labs (L2-5)
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SECTION AT AUDITORIUM

auditorium

roof deck

terrace

Westlake Avenue N
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SOUTH ELEVATION - MERCER
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EAST ELEVATION - WESTLAKE

gestural studies to clarify elements significant to the expression of the building
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NORTHWEST ELEVATION - BROAD
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WEST ELEVATION - 9TH
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PEDESTRIAN EXPERIENCE

Mercer and 9th, looking north

Mercer and 9th, looking east



ALLEN INSTITUTE FOR BRAIN SCIENCE  
EARLY DESIGN GUIDANCE  |  601 WESTLAKE AVE N  |  MUP 3014287 12.19.2012 P.43

PEDESTRIAN EXPERIENCE

Mercer and Westlake, looking north Broad and Westlake, looking South

Westlake Avenue N
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LANDSCAPE CONCEPTS

P E R K I N S + W I L L   |   BLOCK 43 55

LANDSCAPE CONCEPT : SOUTH PLAZA
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WATER WALL

MERCER ST

STONE BLOCKS

P1 PARKING LEVEL
+17’-6”
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South Plaza Enlargement
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P E R K I N S + W I L L   |   BLOCK 43 57

ROOF GARDEN ENLARGEMENT

SECTION C

C

GLASS GUARDRAIL

PLANTING

RAISED PLANTER

WOOD BENCH

12”  DEPTH  LIGHT-
WEIGHT SOIL

VINE TRELLIS

BENCH
PEDESTAL PAVERS

ROOF   +117’-6”

6TH FLOOR   +105’-0”

PEDESTAL PAVERS
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6th Floor Roof Garden
This garden is intended to provide a small outdoor gathering area, 

access to views of Lake Union, decrease storm water run-off as 

well as provide other benefits.

Paving:
•	 Precast concrete pedestal pavers, 12” by 48”, assume 

2 colors on adjustable pedestal (Bison or equal) to 

accommodate distances between FFE and structural slab.

Raised Planters:
•	 Stainless steel walls shall fabricated from ½” plates with 

welded connections at corners, bottoms and joints.  Steel 

planter walls installed on a continuous concrete footing 

with ¼-inch angle.  Interior of planter covered with 7/16” 

drainage mat prior to installing irrigation/ soil.

Wood Benches:
•	 Ipe wood (or black locust) benches with backrests installed 

on a metal frame. Installed on an unexposed cast-in-place 

concrete footing.

Stainless Steel Trellis:
•	 1/4” diameter stainless steel cables and swages 4-inch on 

center full height of wall and full width of planter.

Planting:
•	 Soil preparation for on-structure planting areas fill full depth 

of planter, minimum depth 12-inches with manufactured 

topsoil- Progrow “Semi-Intensive” or equal.  Plants will 

consist of minimum 1 gallon and 4-inch container plants 

covering the entire planting area.  Plants will be selected for 

their ability to survive with automatic irrigation.

Irrigation:
•	 Automatic irrigation system is planned for all planting areas 

on-structure.

Drainage:
•	 Isolate Roof drains and overflows within planting areas with 

an access box- NDS catch basin and grate, color black or 

equal.

•	 Planting areas on structure shall be cover (both horizontal 

and vertical surfaces) with drainage mat- Ameridrain 500 or 

equal. Where structure slopes are less than 2%, especially 

in cricket valleys the addition of a drain rock channel or 

perf. pipe will be specified.

OPEN

MECHANICAL

MOVEABLE TABLES
& CHAIRS

VINE TRELLIS
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This garden is intended to provide a small outdoor gathering area, 

access to views of Lake Union, decrease storm water run-off as 

well as provide other benefits.

Paving:
•	 Precast concrete pedestal pavers, 12” by 48”, assume 

2 colors on adjustable pedestal (Bison or equal) to 

accommodate distances between FFE and structural slab.

Raised Planters:
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with ¼-inch angle.  Interior of planter covered with 7/16” 
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Planting:
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of planter, minimum depth 12-inches with manufactured 
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on-structure.

Drainage:
•	 Isolate Roof drains and overflows within planting areas with 

an access box- NDS catch basin and grate, color black or 

equal.

•	 Planting areas on structure shall be cover (both horizontal 

and vertical surfaces) with drainage mat- Ameridrain 500 or 

equal. Where structure slopes are less than 2%, especially 
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Open Space Scale Comparision
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DESIGN DEPARTURES

Development Standard:

Street Level Setbacks (23.48.014.D):

Structures may be set back up to 12 feet from the 

property line, provided that the setback area is landscaped 

according to 23.48.024.  Additional setbacks shall be 

permitted for up to 30% of the length of the set-back 

street wall, provided that the additional setback is located 

20 feet or greater from any street corner.

Departure Request:  63% of the structure at the south 

facade is set back more than 12 feet from the property 

line.

Departure Rationale:  This opens up a generous south-

facing courtyard along Mercer, which will be occupied by 

landscaping, seating, and a water feature.  This setback 

also highlights the significance of the Pacific McKay 

building.

*This departure was requested and approved as part of the 

previous MUP application.

Development Standard:

Street Level Transparency (23.48.018): 

A minimum of 30% of the width of the street-level facades 

at 9th Avenue N and Broad Street must be transparent.  

Blank facades shall be limited to segments 30 feet wide.

Departure Request:  Due to environmental control needs 

and security concerns related to research uses at grade, 

facade transparency may be limited along 9th Avenue N 

and Broad Street.  We are proposing approximately 27% 

transparency at Broad Street, with a blank facade that 

is 120 feet wide.  We are proposing approximately 20% 

transparency at 9th Avenue N, with a blank facade that is 

130 feet wide.  Transparency will be provided as required 

along Westlake and Mercer (60%).

Departure Rationale:  The street-level facades at 9th and 

Broad will be constructed of materials that are rich in 

texture and color.  Portions of these facades may contain a 

media wall that will express the functions of the research 

taking place inside the building and allow for an interactive 

art experience.  The addition of this art/media wall provides 

a variety of experiences for the pedestrian as they travel 

around the block (retail on Westlake, courtyard/plaza on 

Mercer, art on 9th and Broad).

Departure 1: Departure 2: Departure 3:
Development Standard:

Street Level Use Requirements (23.48.019.B):

A minimum of 75% of street frontage at Westlake Avenue 

N must be occupied by qualified street-level uses. 

Departure Request:  Qualified “street level uses” are 

proposed only in the two historic buildings along Westlake, 

totaling 63% frontage.

Departure Rationale:  The auditorium may be used for 

public events and lectures.  Providing views into the 

auditorium from Westlake will encourage public interest 

and activate the entire Westlake frontage with a variety of 

pedestrian experiences.

Development Standard:

Minimum Facade Height (23.48.014.B): 

On Class 1 Pedestrian Streets (Westlake Avenue N) all 

facades shall have a minimum height of 45 feet.  On Class 

2 Pedestrian Streets (Mercer Street), all facades shall have

a minimum height of 25 feet.

Departure Request:  The landmark buildings along 

Westlake and Mercer do not meet this requirement, as the 

Pacific McKay building (which fronts Mercer and Westlake) 

is approximately 23 feet tall, and the Ford McKay building 

(which fronts Westlake) is approximately 33 feet tall.  We 

request a departure from the minimum height requirement 

at these two facades. 

Departure Rationale:  In order to restore the landmark 

buildings to their original state, they cannot be increased 

in height.  The building above has been set back from the 

historic facades per landmarks board direction.

Departure 4:
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DESIGN DEPARTURES

North Elevation, Broad Street West Elevation, 9th Ave N

total facade length = 178’-6”; total transparent length = 37’-0” -> 20% transparencynorth elevation beyond

(30% minimum transparency required along 9th)
total facade length = 217’-0”; total transparent length = 59’-0”  ->  27% transparency west elevation beyond

(30% minimum transparency required along Broad)

total facade length = 219’-8”;   total transparent length = 131’-11” -> 60% transparency

(60% minimum transparency required along Mercer)

transparent vision glazing

opaque colored spandrel glass

glazed terracotta

graphic “media wall”

gen. sales/services

35’-0”

portion of facade set back > 12’ from P.L. = 138’

Broad
 Stree

t

9
th

 A
ve

nu
e 

N

Mercer Street
W

es
tl

ak
e 

A
ve

nu
e 

N

Level 1 Plan

portion of facade set back > 12’ from property line 
(departure 1)

facade transparency (departure 3)

East Elevation Along Westlake Ave N

total facade length = 279’-4”;    total transparent length = 254’-0” -> 91% transparency;   total street-level use = 176’-0” -> 63% street-level use

(60% minimum transparency required, 75% minimum street-level use frontage required along Westlake)

auditorium pre-functiongen. sales and services = 176’-0”

(40’ interior depth)

street-level uses (departure 2)

facade transparency (departure 3)
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GRAPHIC MEDIA WALL

Amazon Phase IV, interactive art display

“powerglass” wall with lighting and graphic Olympic Sculpture Park
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MATERIALITY / HUMAN SCALE / TECHNICAL CRAFT
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SITE SURVEY
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Property Address:
601 Westlake Avenue N.
Seattle, WA  98109

MUP Project Number:
#3014287

Owner:
City Investors XX, LLC
505 5th Avenue South, Suite 900
Seattle, WA  98104

Owner Contact/Applicant:
Victoria Buker
206.342.2000
VictoriaB@vulcan.com

Architect:
Perkins+Will
1221 2nd Avenue, Suite 200
Seattle, WA  98101

Contact:
Erik Mott
206.381.6000
erik.mott@perkinswill.com

Contact Info:


