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A-1

325 9th Avenue North
Seattle, WA 98109

3014639

Vulcan Real Estate
505 5th Avenue South, Suite 900
Seattle, WA 98104
Contact: Rachel Ben-Shmuel
206.324.2000
rachelb@vulcan.com

Graphite Design Group
80 Vine Street, Suite 202
Seattle, WA 98102
Contact: Peter Krech
206.224-3335
peter.krech@graphitedesigngroup.com
www.graphitedesigngroup.com

The applicant proposes to build a 12-story structure with 
314,798 square feet of total above-grade construction, 
including approximately 307,604 SF of Office use and ap-
proximately 4,210 SF of Retail.  Below grade parking will be 
provided for approximately 443 cars.  Also provided will be 
approximately 6,599 SF of Public Open Space at grade and 
8,779 SF of Private Open Space.  Primary building entries will 
be from 9th Avenue North and the corner of Ninth Avenue 
North and Harrison Street.   Automobile entries will be from 
the alley bordering the site on the west.  Four loading berths 
and trash and recycling facilities will also be accessible from 
the alley.

Property Address

DPD Project Number

Owner

Architect

Development Objectives

Project Info
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Nine-Block Analysis

Current Site Context
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A-3EDG Preferred Scheme

Looking Northwest Garage Level

Ground Level

Typical Office LevelStreet View From Northeast Street View From Southeast  

Lobby

Public
Open Space

Private 
Open Space

Thomas St

Harrison St

9th Ave N

8th Ave N

234’60’

95
’

10
’

15
’

20
’

8’
 

 
 

 

Loading

Office Cafe and 
Conference Lobby

Retail

Open
Space

Retail

MEP
Retail
Display



325 9th Avenue North Design Recommendation
12018.00 July 17, 2013

A-4

1.  Site Planning and Proposed Tower Location (A-5, B-1, D-10)
	 - Supported strong base and tower expression
	 - Recommended that tower shift south approximately 30 ft
	 - Suggested east facade incorporate at least one more fold and/or recess
	 - Recommended considering strategies to reduce light pollution especially with respect to 		
		  residential building to the north

2.  Street Level Development (A-2, A-4, A-10, C-3, D-8)
	 - Endorsed active ground floor plan with corner entries, retail pavilions on 9th Ave, and 		
		  setbacks to facilitate pedestrian movement
	 - Recommended transparency along all 3 ground level facades, with active functions 			 
		  on the perimeter
	 - Endorsed corner retail locations and character, as well as secondary lobby entrance 			 
		  from northeast corner
	 - Suggested increasing the recess of northeast retail corner glass 
	 - Recommended that alley parking portal should be as far south as possible
	

3.  Open Space & Landscape Development  (A-10, C-3, D-1, D-7, E-2)
	 - Endorsed the retail activation of the south plaza
	 - Discussed the need for scale and pedestrian interest at all ground level street facing facades
	 - Supported deeply recessed office lobby, open space along Thomas St, and general 			 
		  direction of landscaping
	 - Recommended increasing permeability of bamboo along south sidewalk, activating 			 
		  the west part of the plaza, and tying landscape elements into concept
	

4.  Architectural Character  (C-2, C-3, B-1)
	 - Supported scale and relationship of base to street scale and context
	 - Supported the use of south facing terraces as amenity space and recommended that 			
		  all lower roofs be designed as a sustainable 5th elevation
	 - Strongly endorsed the ‘cribbing’ facade concept and suggested that it inform development 		
		  of lower facades
	 - Recommended additional folds or tapering on long facades

EDG Board Recommendations - Feb 27, 2013
Summary of Recommendation Responses
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1. 	Site Planning and Proposed Tower Location 
	 (A-5, B-1, D-10)

9:00 am 12:00 pm 3:00 pm

Summer - June 21st
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Base and Tower Expression

Perspective view from the northeast

Typical basement plan

First floor plan  
(more detailed plan on pg A-14)
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Perspective from the southeast

Fourth floor plan

Typical tower floor plan

Base and Tower Expression
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Tower Location

Original proposal - distance between 
proposed tower and existing lofts

Original proposal - tower setback from property line

Current proposal - distance between 
proposed tower and existing lofts

Current proposal - tower setback from property line
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Comparison with Local Projects  
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Folds and Tapering

EDG Design Proposed Design

Site Planning And Proposed Tower Location
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Solar Analysis

Summer - June 21st
9:00 am

9:00 am 12:00 pm

12:00 pm 3:00 pm

3:00 pm

3:00 pm12:00 pm9:00 am
Winter - December 21st

Spring & Fall - March & Sept. 20th

Site Planning And Proposed Tower  Location
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1.  Summary - Site Planning and Proposed Tower Location

- tower has shifted to approximately 38 ft south of the north property line . . . . . . . . . . . . . . . . . .  . . . . . . . . . . . . . .  

- Window treatment and site lighting avoid light pollution and impact on neighboring residential  . . . . . . . . . 

- strong base and tower expression has been reinforced . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . .  

- layered base provides folded planes that relate to the tower . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 

- folds and tapering have increased on the tall and 200 ft+ long tower facades. . . . . . . . . . . . . . . . . . . . . . . . . . . . .

- an additional fold and recess has been incorporated into the east facade. . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . .

- tapering of the tower’s north end has been optimized to reduce shading to the north . . . . . . . . . . . . . . . . . . . .

	 B-1		  Height Bulk & Scale Compatibility

	 A-5		  Respect for Adjacent Sites
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2. 	Street Level Development 
	 (A-2, A-4, A-10, C-3, D-8)

9th Ave N

Thom
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Active Ground Plane/Streetscape Activity
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Ninth Avenue N.

9th Ave N

Thom
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Harrison St

Street Level Development
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Ninth Avenue N. and Harrison Street

View of pedestrian activity/ transparency 
along 9th Avenue North.

9th Ave N Harrison St

Street Level Development
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Office Entry
Retail Patio
Integrated Seating & Planters
Canopy
Expanded Planting at Curb Bulbs
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A-18 Street Level Development

Ninth Avenue N. and Harrison Street

Auto and Bicycle Entry
Display Windows
Widened Sidewalk (10’)
Canopy
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Thomas Street Elevation

Alley

9th Avenue N.

Stret Level Development
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Glass pavilion character of south retail.  
Retail used to activate public plaza.

Ninth Avenue N. and Thomas Street

9th Ave N

Street Level Development
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Public Plaza
Retail Pavilion
Integrating Seating
Transparent Bamboo Planting
Terraced Planting
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2.  Summary - Street Level Development

- active uses along all 3 streets . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 

- corner entries . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . .

- parking/service/loading all located mid block on the alley . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 

- retail pavilions at the 9th Avenue corners (recessed to facilitate pedestrian movement) . . . . . . . . . . . . . . . . . . . . . .

- 5 ft setback shown off Harrison with a rich landscape buffer at the curb . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 

- permeable commercial frontage at the building wall . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 

- transparency along all 3 ground level facades . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 

- active functions on the perimeter, and kitchens or conference rooms more inboard . . . . . . . . . . . . . . . . . . . . . . . . . 

- locations of retail which reinforce the corners . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . .

- glass pavilion character of the south retail . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 

- activation of the south plaza and recessed café zone along 9th . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 

- secondary lobby entrance from the northeast corner . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 

- northeast retail corner glass has been recessed from 9th and from Harrison and extends to sidewalk . . . . . . . . 

- scale and pedestrian interest at all ground level, street facing facades . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 

- “cribbing” façade concept has been developed further . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 

-  the “cribbing” concept has also informed the lower facades, canopies, and the plaza landscape design . . . . . . 

	 A-2		  Streetscape Compatibility 

	 A-4 		  Human Activity 

	 A-10		 Corner Lots

	 C-3		  Human Scale

- parking portal is set as far south as possible . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . .

- the adjacent setback and curb design guides pedestrians to ensure safe sight lines and visibility . . . . . . . . . . . 

	 D-8		  Treatment of Alleys
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3.	 Open Space & Landscape Development 
	 (A-10, C-3, D-1, D-7, E-2)	

Poetic sculpture--seeing the utilities 
and infrastructure
beautiful patterns of linear elements 
within something soft and excavated, 
something very new and exposed..

CONCEPT:  excavation and transition, 
buildings perched on temporary 
structural cribbing above excavated 
earth--revealing rubble, elements 
of building foundations, the rocks, 
stones and granite are used as land-
scape elements--exposed concrete 
walls are part of the building base

Curvilinear site forms recall the 
sluicing of the regraded terrain and 
provide contrast to  the orthogonal 
geometry of the seating elements 
and building itself.

CONCEPT:  filtered, layered light.  Like nearby 
Denny Park, the landscape development seeks 

to provide generous access to sunlight while 
enhancing the experience through layering of 

shade and shadow.  Bamboo planters create 
a porous edge, allowing views in & out and 

dappled light in the plaza while movement in 
the breeze adds to the visual and auditory expe-

rience.
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Ground Level
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L-1

Streetscape

Street trees: Parkway Norway MapleStreet trees underplanted with low plantings Zelkova Little Leaf Linden

Bike racks Low plantings:  Compact Spirea Dwarf Kelsey Dogwood Common Rush Robb’s Spurge Great Camas

Ground Level

Open Space and Landscape Development
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South Plaza

Public Plaza
Thomas Street Access
Terraced Planter
Integrated Seating
Seasonal Seating
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L-2

Linear Concrete Unit Pavers

South Plaza

Plaza planting: Sweet box

Henon Timber BambooFixed informal stone seating

Horsetail reed at building edge planters

Sculptural seating

Kerria Goatsbeard Liriope

South Plaza

9th Ave N

Open Space and Landscape Development



325 9th Avenue North Design Recommendation
12018.00 July 17, 2013

A-28

“5th Elevation”
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Open Space and Landscape Development
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Block 52 East Design Recommendation

12018.00 July 17, 2013

L-3

South Terrace and Greenroofs

Intensive greenroof: stainless steel planters with soil depths 24 to 36” (at trees) 24” Pedestal pavers

Entensive greenroofs: 6” soil depth     

South terrace plantings: Manzanita     

Sculptural seating

California Fuschia Great CamasFountain Grass Alpine Water Fern     Autumn Brilliance Serviceberry

South Terrace and Green Roofs

Level 4 Office Terrace
Integrated Seating
Raised Planters
Extensive Green Roof
Plaza Below

Open Space and Landscape Development
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Block 52 East Design Recommendation
12018.00 July 17, 2013

A-1

Site Lighting

Block 52 EastDesign Recommendation
12018.00July 17, 2013

A-2

South Plaza

Canopies and 
Northeast Entry

Porch

Capital One
Designer: Oglesby Holtman Design
Photographer: Dan Kohnen

Eden Roc Hotel
Designer: Tillett Lighting Design
Photographer: Dave Pickett

Mississippi River Overlook
Designer: HOK 
Photographer: Dave Pickett

TD Ameritrade Park 
Designer: HDR Light Studio
Photographer: Tom Kessler

Rio Hondo Pedestrian Bridge
Designer: Steven Ehrlich Architects 
Photographer: Manuel Jaramillo

San Francisco International Airport
Designer: Janet Nolan
Photographer: Gensler

luxrail™   ApplicAtions

Uplit bamboo planting 
surounds the space, with 
lighting integrated within 
handrails and under the 
undulating seat walls. Linear 
ingrades and moonlight 
complete the lighting 
composition. 

Soft ingrade uplights light the 
porch frame.  Linear ingrade 
uplights illuminate blocks of 
stone. Recessed lighting in 
the ceiling, provides an overall 
glow.  

Lights within handrails, 
and small LED downlights 
integrated within canopies. 
provide functional  lighting 
with mininal lighting hardware. 

Site Lighting

Open Space and Landscape Development
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Block 52 EastDesign Recommendation
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South Plaza

Canopies and 
Northeast Entry

Porch

Capital One
Designer: Oglesby Holtman Design
Photographer: Dan Kohnen

Eden Roc Hotel
Designer: Tillett Lighting Design
Photographer: Dave Pickett

Mississippi River Overlook
Designer: HOK 
Photographer: Dave Pickett

TD Ameritrade Park 
Designer: HDR Light Studio
Photographer: Tom Kessler

Rio Hondo Pedestrian Bridge
Designer: Steven Ehrlich Architects 
Photographer: Manuel Jaramillo

San Francisco International Airport
Designer: Janet Nolan
Photographer: Gensler

luxrail™   ApplicAtions

Uplit bamboo planting 
surounds the space, with 
lighting integrated within 
handrails and under the 
undulating seat walls. Linear 
ingrades and moonlight 
complete the lighting 
composition. 

Soft ingrade uplights light the 
porch frame.  Linear ingrade 
uplights illuminate blocks of 
stone. Recessed lighting in 
the ceiling, provides an overall 
glow.  

Lights within handrails, 
and small LED downlights 
integrated within canopies. 
provide functional  lighting 
with mininal lighting hardware. 

Block 52 EastDesign Recommendation
12018.00July 17, 2013

A-2

South Plaza

Canopies and 
Northeast Entry

Porch

Capital One
Designer: Oglesby Holtman Design
Photographer: Dan Kohnen

Eden Roc Hotel
Designer: Tillett Lighting Design
Photographer: Dave Pickett

Mississippi River Overlook
Designer: HOK 
Photographer: Dave Pickett

TD Ameritrade Park 
Designer: HDR Light Studio
Photographer: Tom Kessler

Rio Hondo Pedestrian Bridge
Designer: Steven Ehrlich Architects 
Photographer: Manuel Jaramillo

San Francisco International Airport
Designer: Janet Nolan
Photographer: Gensler

luxrail™   ApplicAtions

Uplit bamboo planting 
surounds the space, with 
lighting integrated within 
handrails and under the 
undulating seat walls. Linear 
ingrades and moonlight 
complete the lighting 
composition. 

Soft ingrade uplights light the 
porch frame.  Linear ingrade 
uplights illuminate blocks of 
stone. Recessed lighting in 
the ceiling, provides an overall 
glow.  

Lights within handrails, 
and small LED downlights 
integrated within canopies. 
provide functional  lighting 
with mininal lighting hardware. 

Site Lighting

Open Space and Landscape Development
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A-32 Block 52 East Design Recommendation
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A-3

LED lighting for steps integrated within handrails

LED linear lighting under undulating seatwall

LED linear ingrade uplight alongside stone blocks

LED small profile downlight at canopies

LED uplight located within bamboo planting

LED ingrade uplight with frosted lens to light Porch 
“frame”

LED linear downlights located within Porch ceiling

Metal halide pattern projectors mounted off building 
for dappled light on Plaza

Application
ANSI and ADA compliant, luxrail is an indoor/outdoor LED-based handrail that delivers functional 
illumination. Three intensities may be specified: standard output, mid output, and high output. 
The standard light output version delivers illuminance levels appropriate for exterior applications 
(2 footcandles at grade) as well as for dark interior environments with low ambient illumination 
levels (e.g., themed environments, theatres and residential areas). The high output version delivers 
illuminance levels applicable to interior environments – providing in excess of 10 footcandles along 
the path of egress (ANSI required for stair treads). Independent photometric test reports and IES 
Format data are available at www.iolighting.com.

luxrail’s standard handrail gripping surfaces are circular in cross section and meet 2004 
ADAAG (Americans with Disability Act Accessibility Guidelines). Patented optical assemblies 
deliver 10˚, 25˚, and 55˚ beam spreads, as well as a 90˚ asymmetric option. The 25˚ and 55˚ 
beam patterns are most suitable for illuminating pathways, while the 10˚ beam spread offers 
accent lighting for optional glass or stainless steel cable railing infills. Reference page 54 of this 
catalog for information regarding infill options. Projected average rated life is 50,000 hours at 70% 
of lamp lumen output. Contact factory for IES LM-80 compliance. To ensure proper performance, 
architectural details should allow for ventilation and air flow around the fixture. Ambient 
temperature surrounding the fixture shall not exceed 122˚F (50˚C).

Light Output
Three luminous intensities are available for white light. All values below represent the initial raw lumens 
of the LED. IES format photometry of Lighting Facts labels represent actual light output measured in 
lumens and candle power. Light output losses include optical, thermal and power supply inefficiencies. 
IES LM-79 format files may be obtained from the factory or downloaded from www.iolighting.com. 
Results are typical measurements.

Construction
luxrail may be post mounted or wall mounted. io recommends installation be completed by a 
qualified handrail installer. Mounting hardware (post or wall) is typically required up to 5' O.C., 
depending on the handrail alloy. Final post and wall bracket spacing must be determined by a 
licensed architect or structural engineer. luxrail is available in stainless steel and aluminum. Vandal 
resistant access chamber allows units to be removed for maintenance purposes.

All handrail component parts are engineered for quick installation. Field welding or cutting is 
typically not required. All parts are prefabricated to field dimensions and are assembled in the field 
with mechanical connection or epoxy. Contact io Lighting for recommended handrail installers.
 
The LED light fixture inside the caprail is UL Listed for wet locations. Handrail alloy options include 
stainless steel and aluminum. Contact factory for maintenance guidelines.

Electrical
luxrail houses a low voltage LED-based light fixture that is integrated into the underside  
of the handrail. 24 volt 100 watt power supplies are provided as a standard. For detailed 
information regarding daisy chain limitations, remote distance limitations, power supply  
options, and dimming options consult the io website (www.iolighting.com) or an
io representative.

Dimming modules must be specified separately. For detailed information download the power 
supply specification sheet from www.iolighting.com.

Power Consumption
Power consumption does not include power supply losses. 

 Standard Output: 1.52 w/ft      Mid Output: 3.81 w/ft      High Output: 5.59 w/ft

luxrailTM

Di
m

en
si

on
s

Lighting Facts™

LED Product

 

1.66"
(42.2mm)

1.90"
(48.3mm)

Label references 30" luxrail fixture with a 55˚ beam spread in  
High Output 3000K. Lighting Facts for additional beam spreads  
and light output levels may be obtained from io Lighting.

io Lighting 1100 Busch Pkwy Buffalo Grove, IL 60089 T 847.777.3900 F 847.777.3901 E info@iolighting.com W iolighting.com

io Lighting 1100 Busch Pkwy Buffalo Grove, IL 60089 T 847.777.3900 F 847.777.3901 E info@iolighting.com W iolighting.com

Driver Remote Distance
7'-0" (2.1m) w/22 AWG 
18'-0" (5.5m) w/18 AWG
46'-0" (14.0m) w/14 AWG  
71'-0" (21.6m) w/12 AWG 

Standard Output
67 lms/ft
71 lms/ft
76 lms/ft
76 lms/ft
84 lms/ft

Mid Output
181 lms/ft
193 lms/ft
205 lms/ft
205 lms/ft
229 lms/ft  

High Output
248 lms/ft
264 lms/ft
281 lms/ft
281 lms/ft
314 lms/ft 

2700K White:
3000K White:
3500K White:
4000K White:
5000K White:

1-year warranty

UPDAT
ED

 PERFO
RMANCE SPECS COMING SOON!

INTERIOR/EXTERIOR 
APPLICATIONS

 IP  65 LM  79 LM  80

Tivoli Lighting, LLC  •  15602 Mosher Ave  Tustin, CA 92780  •  ph  714 957-6101  fx 714 427-3458  •  www.tivolilighting.com  /  sales@tivolilighting.com

PROFILES

™TIVOTAPE OUTDOOR
LOW BRIGHTNESS TAPELIGHT

FEATURES
• Flexible waterproof flat conductor strip allows for wide range of 

installation possibilities

• Ideal for outdoor niche, recessed or borderline lighting

• Sold in 1’, 2’, 4’, 8’, 12’ and 16’ NOM lengths

• Smooth full range dimming capability with commercially available 
analog dimmers for magnetic low voltage transformers

SPECIFICATIONS

Copyright © 2013 Tivoli 03.08.13  -  Page 1 of 4

ADUL-75-1-5-12-D
ADUL-200-3-5-12-D
ADUL-300-5-5-12-D
ADNM-75-1-5-12-D
ADNM-200-3-5-12-D
ADNM-300-5-5-12-D
JT-60-1-5-12-D
JTH-60-1-5-12-D
JT-240-4-5-12-D
JTH-240-4-5-12-D
HS-20-1-1.5-12-D
HS-40-1-3.3-12-D

TYPE: PROJECT:

CAT: FEET:

1. Spacing - LED spacing: 11/16" O.C.

2. LEDs - Uses 18 LEDs per foot

3. Mounting - Includes installation-ready 3M tape adhesive for 
simplified installation 

4. Installation - Optional clear, frosted tube and channel with 
optional 17/16” width filter (by others) for custom colors available for 
architectural effects

5. Field Trimmable - See Page 3 for cut zones

6. Power Supply - Listed Class II 12V DC power supply required

7. Listing - UL listed File #E309944
           - IP65 Outdoor rated

8. Compliance - ROHS Compliant

9. Warranty - 3 Year Warranty

LED DATA WATTAGE LED LIFE* / COLOR TEMP VIEWING 
ANGLE

Tivotape Outdoor Static 0.08W per 
LED

50,000 hrs.
Red, Yellow, Green, Blue, 7000°K 
Cool White, 4500°K Cool White 
and 3000°K Warm White

120°

* LEDs operate at 90% of LED manufacturers maximum current spec rating.

3/16"

5/16"

1/8"

7/16"

3/8"

9/16"

TIVOTAPE OUTDOOR STATIC EFFICACY
LM/WT

CRI LM/FT WT/FT

Red 22.7 n/a 34 1.50

Yellow 20.0 n/a 30 1.50

Green 12.0 n/a 18 1.50

Blue 4.0 n/a 6 1.50

Warm White 3000°K 23.0 71.4 31 1.35

Cool White 4500°K 25.2 74.6 34 1.35

Cool White 7000°K 27.4 80 37 1.35

Measurements are based on 12V DC power design calculations will vary based on 
power supply and run lengths.

REQUIRED POWER 
SUPPLY OPTIONS

See power supply specifications 
for more information

Energy-efficient, low voltage LED tape light 
strip emits sharp, pure color for unique 

effects in cove and architectural applications.

OPTIONAL
DIMMERS

N-600
N-1000
NH-600
NH-1000
DIM-12V-8A
DIM-OT-1-5-D

IP65

TIVOTAPE STATIC LB TAPE LIGHT ORDER SPECIFICATION GUIDE

LED COLOR VOLTAGE

12
RD = Red
YL = Yellow
GN = Green
BL = Blue
30 = Warm White

     (3000°K +/-200°K)
45 = Cool White

     (4500°K +/-200°K)
70 = Cool White

     (7000°K +/-500°K)

PRODUCT

TPL
INSTALL

Tivotape™ 12 = 12VDC

REQUIRED
POWER
SUPPLY

PSU

Example: TPL-LB-O-45-01-MF-12

O = 
Outdoor

LENGTH

01 = 1 foot
02 = 2 foot
04 = 4 foot
08 = 8 foot
12 = 12 foot
16 = 16 foot

See power 
supply 
specsheets

O
INTENSITY

LB = Low
     Brightness

LB
ENDPREP

MD = 
Male/Dead End

MF = 
Male/Female

H
K U

SA Lighting G
roup 3529 O
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bury Park CA 91320  TEL 805 480 4881  FAX 805 480 4811  sales@
hklightinggroup.com

ZX16-IP
Im

age Projector
ZX16-IP Series

PRO
JECT

FIXTU
RE TYPE

Characteristics

Soraa com
patible

Technical D
ata

M
aterial 

H
ousing/Cap/Stem

 - M
achined

silicone m
agnesium

 alum
inum

 alloy
(6061-T6) resistant to corrosion
Stainless steel (SS304) hardw

are

Lam
p

H
alogen M

R16, Soraa M
R16

H
oods

A, B, C

Socket
Bi-pin, G

4, G
X5.3, G

Y6.35

Voltage
12V

W
attage

50W

Reflector
N

arrow

O
rdering G

uide

Series
ZX16-IP

H
oods

A
B

C

G
lare Shields

(optional)
G

SL
G

SA
G

SS

CG
SL

CG
SA

CG
SS

Voltage
12V

W
attage

50W

Lam
p

H
alogen M

R16
Soraa M

R16

Socket
Bi-pin
G

4
G

X5.3
G

Y6.35

Reflector
N

arrow

Stem
 (optional)

FSS

Finish
BK (black)
BZ (bronze)
W

T (w
hite)

ABK (anodized black)
ACL (anodized clear)
CC (custom

)
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DESCRIPTION

Cambria 203 is a small, low voltage dimmable LED and halogen MR16 
luminaire.  It is available with a fully adjustable side swivel stem (203, 
203-FL), an adjustable center rear swivel (203-CRS) or a stationary rear flush 
mount (203-FM).  Side swivel models 203 and 203-FL provide 340° tilt and 
360° rotation.  Center rear swivel model CRS provides 200° tilt and 360° 
rotation.  Center rear swivel model CRS provides 200° tilt and 360° rotation.  
Various lenses, louvers and color or dichroic filters can be combined - up to 
three at once - to create multiple lighting effects.  The Lumiere exclusive 
Siphon Protection System (S.P.S.) prevents water from siphoning into the 
fixture through its own lead wires.

A ... Material
Housing, hood and mounting stem 
are precision-machined from 
corrosion-resistant billet stock 
6061-T6 aluminum, C360 brass, 
C932 bronze, C110 copper or 
303/304 stainless steel.

B ... Finish Painted
Fixtures constructed from 6061-T6 
aluminum are double protected by 
an ROHS compliant chemical film 
undercoating and polyester 
powdercoat paint finish, 
surpassing the rigorous demands 
of the outdoor environment. A 
variety of standard colors are 
available.

C ... Brass, Bronze, Copper or 
Stainless Steel
Fixtures constructed from brass, 
bronze, copper or stainless steel 
are left unpainted to reveal the 
natural beauty of the material. 
Brass, bronze and copper will 
patina naturally over time.

D ... Hood
Hood is removable for easy 
relamping and accepts up to three 
internal accessories at once 
(lenses, louvers, filters) to achieve 
multiple lighting effects. Model 
203, 203-CRS & 203-FM: Weep 
holes prevent water and mineral 
stains from collecting on the lens, 
even in the straight-up position. 
Model 203-FL: The flush lens 
design reduces fixture length, 
minimizes debris collection and 
prevents water and mineral stains 
from collecting on the lens.

E ... Gasket
Housing and hood are sealed with 
a high temperature silicone o-ring 
gasket to prevent water intrusion.

F ... Lens
Tempered glass lens, factory 
sealed with high temperature 
adhesive to prevent water 
intrusion and breakage due to 
thermal shock.

G ... Mounting Stem
Model 203 and 203-FL include fully 
adjustable side-mounted swivel 
stem, providing 340° tilt and 360° 
rotation for easy aiming. Center 
rear swivel (203-CRS) or stationary 
rear flush mount (203-FM) models 
are also available. All models 
include 1/2" NPS threaded male 
fitting. Stainless steel aim-locking 
mechanisms are standard (not 
available on 203-FM). Lumière's 
exclusive Siphon Protection 
System (S.P.S.) prevents water 
from siphoning into the fixture 
through its own lead wires.

H ... Hardware
Stainless steel hardware is 
standard to provide maximum 
corrosion-resistance.

I ... Socket
Ceramic socket with 250° C 
Teflon® coated lead wires and 
GU5.3 bi-pin base.

J ... Electrical
Remote 12V transformer required 
(not included). NOTE: initial power 
draw on LED equipped fixtures is 
15 watts. When sizing transformer 
use 15 watts per LED fixture. 
Nominal power draw after start up 
is 6 watts or 10 watts accordingly.  
Also, LEDs are more voltage 
sensative than standard halogen 
MR16 lamps. The LED module is 
designed to operate between 10 
and 13 volts. Any less or more 
voltage can cause premature 
failures.

K ... Lamp
Halogen lamp not included. 
Available from Lumière as an 
accessory. LED modules are 
included and are available in four 
color temperatures (2700, 3000, 
4000, and 5700) and three 
distributions (spot, narrow, and 
flood). Both color temperature and 
distribution must be specified 
when ordering - see reverse side 
for details and catalog logic.

CAMBRIA

203

10W LED
6W LED

50W (max.) MR16

Halogen

Low Voltage

Accent/Flood

IP65

LUMIERE®
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Capital One
Designer: Oglesby Holtman Design
Photographer: Dan Kohnen

Eden Roc Hotel
Designer: Tillett Lighting Design
Photographer: Dave Pickett

Mississippi River Overlook
Designer: HOK 
Photographer: Dave Pickett

TD Ameritrade Park 
Designer: HDR Light Studio
Photographer: Tom Kessler

Rio Hondo Pedestrian Bridge
Designer: Steven Ehrlich Architects 
Photographer: Manuel Jaramillo

San Francisco International Airport
Designer: Janet Nolan
Photographer: Gensler

luxrail™   ApplicAtions
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A-2

South Plaza

Canopies and 
Northeast Entry

Porch

Capital One
Designer: Oglesby Holtman Design
Photographer: Dan Kohnen

Eden Roc Hotel
Designer: Tillett Lighting Design
Photographer: Dave Pickett

Mississippi River Overlook
Designer: HOK 
Photographer: Dave Pickett

TD Ameritrade Park 
Designer: HDR Light Studio
Photographer: Tom Kessler

Rio Hondo Pedestrian Bridge
Designer: Steven Ehrlich Architects 
Photographer: Manuel Jaramillo

San Francisco International Airport
Designer: Janet Nolan
Photographer: Gensler

luxrail™   ApplicAtions

Uplit bamboo planting 
surounds the space, with 
lighting integrated within 
handrails and under the 
undulating seat walls. Linear 
ingrades and moonlight 
complete the lighting 
composition. 

Soft ingrade uplights light the 
porch frame.  Linear ingrade 
uplights illuminate blocks of 
stone. Recessed lighting in 
the ceiling, provides an overall 
glow.  

Lights within handrails, 
and small LED downlights 
integrated within canopies. 
provide functional  lighting 
with mininal lighting hardware. 

Open Space and Landscape Development



325 9th Avenue NorthDesign Recommendation
12018.00July 17, 2013

A-33
Block 52 EastDesign Recommendation
12018.00July 17, 2013

A-4

C
D

D
F

G

M60 LED Recessed Linear LED
Flanged Extrusion

Series
_

Light
Engine

_
ShieldingCCT

_ _
Mounting

_1L35

Project:
Type: Qty:

In a continuing effort to offer the best product possible, we reserve the right to change, without notice, specifications or materials that in our opinion will not alter
the function of the product. Specification sheets found at www.selux.us are the most recent versions and supercede all other printed or electronic versions.

_
Nominal
Length

Finish

_

01 1 ft. 
2T 2 ft. T-Bar
03 3 ft.
4T 4 ft. T-Bar
05 5 ft.
6T 6 ft. T-Bar
07 7 ft.
8T 8 ft. T-Bar
RUN Create Run
Runs can be pre-config-
ured using various com-
binations in 1/4” steps,
starting at 8ft.

120
277

SH Suspension
Clips

TS 1” Studs
(factory installed)

RC2 Rotating
Crossbars

PM Perimeter
Mount

1L35 Single 
Linear 
LED

Nominal
LengthShieldingLight 

Engine Finish OptionsVoltageSeries Mounting
WH White
BK Black
SV Silver
SP Specify

Premium
Color

Voltage

23/8"
(60mm)

31 /2
" (

91
m

m
)

215/16"
(75mm)

Scale = 1 : 4

8
7

Suspension Clips (SH) Rotating Crossbars (RC)Pre-installed Rod (TS) Perimeter Mount (PM)
Mounting Diagrams

31 /2
"

(9
1m

m
)

Scale = 1 : 8

11

27 2700K
30 3000K
35 3500K
40 4000K

CCT

1 2

53 4

LW

10
6

31 /2
"

(9
1m

m
)

41 /2
"

(1
05

m
m

)

31 /2
"

(9
1m

m
)

LW LED
optimized
white lens

Options

For DoE Lighting
Facts labels, see p.2

9

63/4"
(171mm)

1 Consult factory for less than 2 ft. fixture length.  2 3 ft. minimum when using with DM, DMD, or EMN.   3Not available in combination with EMN.  

tance as well as ultra violet resistance for
color retention. All products are tested in
accordance with test specifications for coat-
ings from ASTM and PCI.

Standard interior colors are White (WH),
Black (BK), and Silver (SV). Selux premium
colors (SP) are available, please specify
from your Selux color selection guide.

5 Year Limited LED Luminaire Warranty -
Selux offers a 5 Year Limited Warranty to the
original purchaser that the M60 LED lumi-
naire shall be free from defects in material
and workmanship for up to five (5) years
from date of shipment. This limited warranty
covers the fixture, LED driver and LED light
engine when installed and operated accord-
ing to Selux instructions. Fixture suitable for
ambient temperature of 35° C (95° F).  For
details, see “Selux Terms and Condition of 
Sale.”

Listings and Ratings: Tested to IESNA
LM-79-08 and LM-80 test standards at 
25°C ambient temperature.

11. Aluminum Wallbracket - Secured to
wall (fasteners and wall anchors by others)
and runs entire length of fixture.  Also sup-
plied for width of fixtures when supplied with
continuous flange. Allows for 1/8" gap
between flange and wall to create shadow
line allowing for unevenness of wall. See p.3
for location details. 

12. Flex Whip - (not shown) Standard and
dimming wiring. See p.4 for details. 

13. Stand-by Battery Pack - (not shown)
Mounted on top of and accessible through
fixture housing.  See p.4 for details.

Linear Runs - Continuous run configura-
tions are available in 1/4” steps, starting at
8ft. Round up length to nearest nominal foot
to generate order code. Suspension points
might not be symmetrical for certain run
length. Please consult factory if symmetri-
cal suspension locations are required.

Interior Luminaire Finish - Selux utilizes a
high quality Polyester Powder Coating. All
Selux luminaires are finished in our Tiger
Drylac certified facility and undergo a five
stage intensive pretreatment process where
product is thoroughly cleaned, phosphated,
and sealed. Selux powder coated products
provide excellent salt and humidity resis-

4000K. CCT tolerance within a 3-step
MacAdam ellipse.

4. Flange - 3/8" (10mm) wide flange runs full
lengths of both sides and is part of the main
extruded body.  Specify continuous flange
(L6R1) or flush end (L6R2). Flush end not to
be used with T-Bar ceiling.  

5. Shielding - LED Optimized white acrylic
diffuser lens.

6. Spring Steel Suspension Clips -
Supplied two places, located nominally every
4 ft. Support wires supplied and installed by
others.

7. Pre-installed 1" 1/4-20 Studs - Attached
to fixture, see p.3 for location details.  

8. Coupling & Threaded Rod to Structure -
Supplied and installed by others. 

9. Rotating Crossbar - For inaccessible ceil-
ings, adjustable for ceiling thicknesses from
1/4" to 2". Supplied, (2-3) per fixture. 

10. Steel Wall Bracket & 1/4-20 Rod -
Supplied, (2-3) per fixture, see p.3 for location
details. (Fasteners to wall and wall anchors
by others.)

1. Housing - Continuous, 6063-T6 extruded
aluminum profile up to 12 feet long. Joined
with Connector Plus Joining System for ease
of installation and to ensure a uniform
appearance. For use in insulated ceilings,
designed for direct contact with thermal insu-
lation.

2. Driver - Electronic Class 2 driver, univer-
sal for 120V/277V. Standard driver dimmable
with trailing edge dimmers, high efficiency,
PFC>0.95, soft start. Lutron A -Series
(DM3/DME), 0-10V Linear (DM) and 0-
10V Logarithmic (DML) or DALI (DMD)
dimming may be specified as well.

3. LED Light Engine - High efficicacy LED
light engine equipped with brand-name
LEDs, available in 2700K, 3000K, 3500K or

L6R1U / L6R2U

Selux Corp. © 2013
TEL (845) 834-1400
FAX (845) 834-1401
www.selux.us
L6RxU-0313-01 (ss-v3.0)

L6R1U
M60 Recessed

Linear LED Flanged
Extrusion 

L6R2U
M60 Recessed

Linear LED Flush End
(Flanged Extrusion

/Flangeless Endcaps)
(L6R2U 

not  to be used 
with T-Bar ceiling)

DM1 Dimming (0-10V)
Linear

DML1 Dimming (0-10V) 
Logarithmic

DME1 Lutron Eco-System
Dimming

DM31 Lutron 3-Wire
Dimming

DMD1 Digital Addressable
(DALI) Dimming

CCEA3 Chicago Plenum
EMN1 Battery Pack
TB T-Bar Length 

(used for RUN only)
DL Damp Location

Union Made Affiliated 
with IBEW Local 363

NRTL Listed for Damp
Location (i.e. UL, CSA)

For IC and Non-IC 
Construction

LED lighting for steps integrated within handrails

LED linear lighting under undulating seatwall

LED linear ingrade uplight alongside stone blocks

LED small profile downlight at canopies

LED uplight located within bamboo planting

LED ingrade uplight with frosted lens to light Porch 
“frame”

LED linear downlights located within Porch ceiling

Metal halide pattern projectors mounted off building 
for dappled light on Plaza

A

B

C

D

E

F

G

H

C C

F

G G

G
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A-2

South Plaza

Canopies and 
Northeast Entry

Porch

Capital One
Designer: Oglesby Holtman Design
Photographer: Dan Kohnen

Eden Roc Hotel
Designer: Tillett Lighting Design
Photographer: Dave Pickett

Mississippi River Overlook
Designer: HOK 
Photographer: Dave Pickett

TD Ameritrade Park 
Designer: HDR Light Studio
Photographer: Tom Kessler

Rio Hondo Pedestrian Bridge
Designer: Steven Ehrlich Architects 
Photographer: Manuel Jaramillo

San Francisco International Airport
Designer: Janet Nolan
Photographer: Gensler

luxrail™   ApplicAtions

Uplit bamboo planting 
surounds the space, with 
lighting integrated within 
handrails and under the 
undulating seat walls. Linear 
ingrades and moonlight 
complete the lighting 
composition. 

Soft ingrade uplights light the 
porch frame.  Linear ingrade 
uplights illuminate blocks of 
stone. Recessed lighting in 
the ceiling, provides an overall 
glow.  

Lights within handrails, 
and small LED downlights 
integrated within canopies. 
provide functional  lighting 
with mininal lighting hardware. 

Open Space and Landscape Development
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3.  Summary - Open Space & Landscape Development

- open space edges have been developed to improve pedestrian permeability, visibility and safety . . . . . . . . . . 

- “cribbing” concept has been integrated into the open space and landscape design . . . . . . . . . . . . . . . . . . . . . . . . . 

- deeply recessed office lobby with transparent sight lines and clear signage . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 

- open space at grade at the south end of the site . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 

- basic hardscape/planting proportions, and the mix of fixed and movable seating remains . . . . . . . . . . . . . . . . . . .

- the proposed bamboo “wall” has become porous and new plant species have been introduced . . . . . . . . . . . . . 

- more walkways have been introduced . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . .

- cafe/retail open to the south and activate the space (on west edge as well as east edge) . . . . . . . . . . . . . . . . . . . . 

- increased access to plaza reinforces it’s public nature . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 

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

	 D-1		  Pedestrian Open Spaces and Entrances

	 D-7		  Personal Safety and Security

- locations of retail which reinforce the corners . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . .

- glass pavilion character of the south retail . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 

- activation of the south plaza and recessed café zone along 9th . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 

- secondary lobby entrance from the northeast corner . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 

- northeast retail corner glass has been recessed from 9th and from Harrison slightly more . . . . . . . . . . . . . . . . . . . 

- scale and pedestrian interest at all ground level, street facing facades . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 

- “cribbing” facade concept has been developed further . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 

-  the “cribbing” concept has also informed the lower facades, canopies, and the plaza landscape design . . . . . . 

	 A-10		 Corner Lots

	 C-3		  Human Scale

- developed strategies to reduce light pollution 
	 (especially with respect to existing building to the north) . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . .
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4.	 Architectural Character
	 (C-2, C-3, B-1)	

Northeast corner streetscape character

9th Ave N Harrison St
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Concept

Tower/Stacking
Metal and glass curtain wall
Continuous frames define volume
Light 
Reflective

Podium/Layering/Wrapping
Masonry 
Textured
Weave of vertical and horizontal
expression

The necessary setbacks  suggested 
by zoning and program require-
ments translate into a clear archi-
tectural layering vocabulary that 
is clearly legible in the building’s 
volume and facade articulation

Base/Transition
Solid/Void
Transparent storefront 
Open

Architectural Concept
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The design of Block 52 East seeks 
to draw from various historic cues 
derived from the Regrade trans-
formation and the landscape and 
tectonic language accompanying 
this event.

•  Transformation

• Dialogue between podium and     
tower

•  Stacking, assembling, layering

•  Interplay of solid and void 

•  Pattern and articulation

Concept

Architectural Concept     
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Aerial View from Southeast

9th Ave N

Thom
as St

Harrison St
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View from Northeast

9th Ave N Harrison St
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View from Southeast

Architectural Concept

Vision Glass
Spandrel Glass
Painted Metal Panel (metal 1)

1
2

3

4
5

Tower Detail

6

1

2
3 4

5 6

1

2

Painted Metal Panel (metal 2)
Accent Panel
Painted Metal Sun Shade (metal 1)
Vertical Accent Mullion (metal 1)

Note: see sheet A-46 for specific
material references

7

7

9th Ave N
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View from Southwest

Architectural Concept     

Thomas St

8th Ave N
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South Elevation

Architectural ConceptArchitectural Concept

                                                        
Vision Glass
Spandrel Glass
Metal 1
Metal 2
Metal 3
Metal 4
Masonry Cladding System7

8
9
10
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12   

13 

Accent Panel 1
Accent Panel 2
Stone 1
Stone 2
Masonry Paving Units
Cast-in-Place Concrete
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East Elevation

Architectural Concept     

el:56.10
el:61.88

PLPL
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North Elevation

Architectural Concept

                                                        
Vision Glass
Spandrel Glass
Metal 1
Metal 2
Metal 3
Metal 4
Masonry Cladding System7
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Accent Panel 1
Accent Panel 2
Stone 1
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Masonry Paving Units
Cast-in-Place Concrete
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West Elevation

Architectural Concept     
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Materials 
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Material Palette
                                                        
Vision Glass

• Radiant LowE Glass
• Tower Glazing
• Podium Glazing
• Storefront Glazing

Spandrel Glass
• Opaque LowE Glass
• Tower Glazing

Metal 1
• Curtain Wall Framing
• Storefront Framing
• Curtain Wall Panels

Metal 2
• Curtain Wall Panels

Metal 3
• Stainless Steel
• Hardware and Site Fur-
nishings

Metal 4
• Natural Steel
• Podium Accents

Masonry Cladding System
• Podium Enclosure

Accent Panel 1
• Curtain Wall Panels

Accent Panel 2
• Signage & Lighting

Stone 1
• Site Seating 

Stone 2
• Podium Accent Clad-
ding

Masonry Paving Units
• Plaza Paving

Cast-in-Place Concrete
• Site Walls
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4.  Summary - Architectural Character

- 45 ft base relationship to street scale and context . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . .

- use of south facing terraces as amenity space . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 

- landscape design of terrace and lower roofs have been designed as a sustainable “5th elevation” . . . . . . . . . . . . 

	 C-2		  Architectural Concept and Consistency

- scale and pedestrian interest at all ground level, street facing facades . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 

- “cribbing” facade concept has been developed further . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 

-  the “cribbing” concept has also informed the lower facades, canopies, and the plaza landscape design . . . . . . 

	 C-3		  Human Scale

- strong base and tower expression has been reinforced . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 

- layered base provides folded planes that relate to the tower . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . .  

- tall and 200 ft+ long facades incorporate folds and tapering to diminish the shadow and bulk impacts. . . . . .

- an additional fold and recess has been incorporated into the east facade. . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 

- tapering of the tower’s north end has been optimized to reduce shading to the north . . . . . . . . . . . . . . . . . . . . . . 

	 B-1		  Height Bulk & Scale Compatibility
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TOWER AREA IN 
15’  ZONE = 528 SF

ENCROACHMENT 
AREA = 70 SF

FACADE ENCROACHMENT 
ABOVE 125’ HIGH

FACADE ENCROACHMENT 
FROM 45’ - 125’ HIGH

VOLUNTARY
SETBACK AREA
BEYOND 15’ = 78 SF

VOLUNTARY
SETBACK AREA
BEYOND 15’ = 38 SF

PROPERTY LINE

TOWER AREA IN 
15’  ZONE = 1,800 SF

PROPERTY LINE

120’  MAX FACADE LENGTH
ABOVE 125’ HIGH 

150’  MAX FACADE LENGTH
FROM 45’ - 125’  HIGH 

120’  MAX FACADE LENGTH
ABOVE 125’ HIGH 

150’  MAX FACADE LENGTH
FROM 45’ - 125’  HIGH 

39’-11”

10
’

15
’

15
’

9’-11”

Exhibit A- Code Complying Tower Outline

Exhibit B- Proposed Tower Outline

Design Departure

View of Option 1 
Code Compliant

View of Option 3 (Preferred)
Departure Required

23.48.013.D Facade Modulation

We seek a design departure to allow the east facade of the tower to exceed the 
120’ length maximum (above 125’ in height) and 150’ length maximum (between 
45-125’ in height).
The proposed tower outline (Exhibit B) would set back a greater volume of tower 
mass than the code complying tower outline (Exhibit A) despite the slightly 
longer encroachment area.

We seek to enhance the adjacent view corridors by narrowing the tower floor 
plate in the east-west direction in order to better fulfill the following South Lake 
Union Design Guidelines:

A-2 Streetscape Compatibility
The siting of buildings should acknowledge and reinforce the existing 
desirable spatial characteristics of the right-of-way.

B-1 Height, Bulk, and Scale
Encourage stepping back an elevation at upper levels for development taller 
than 55 feet to take advantage of views and increase sunlight at street level.

Design Departures

TOWER AREA IN 
15’  ZONE = 528 SF

ENCROACHMENT 
AREA = 70 SF

FACADE ENCROACHMENT 
ABOVE 125’ HIGH

FACADE ENCROACHMENT 
FROM 45’ - 125’ HIGH

VOLUNTARY
SETBACK AREA
BEYOND 15’ = 78 SF

VOLUNTARY
SETBACK AREA
BEYOND 15’ = 38 SF

PROPERTY LINE

TOWER AREA IN 
15’  ZONE = 1,800 SF

PROPERTY LINE

120’  MAX FACADE LENGTH
ABOVE 125’ HIGH 

150’  MAX FACADE LENGTH
FROM 45’ - 125’  HIGH 

120’  MAX FACADE LENGTH
ABOVE 125’ HIGH 

150’  MAX FACADE LENGTH
FROM 45’ - 125’  HIGH 

39’-11”

10
’

15
’

15
’

9’-11”

Summary
Allowed area in 15' setback zone Proposed area in 15' setback zone Encroachment area Voluntary setback area beyond 15'
1,800 SF 528 SF 70 SF 116 SF
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Development Standard Departure Request
Project #3014639

SMC Development Standard Departure Request Proposed How the Code Departure Better Meets Design Guidelines Applicable Design Guidelines

SMC 23.48.013 (D)
Upper-level development standards for 
specific building types in SM zones in the 
South Lake Union Urban Center

Section (D) Façade Modulation

Table B for 23.48.013
Maximum  length of unmodulated 
façade within 15' of street lot line:

•  The proposal design responds to specific Design Review Board 
direction to incorporate "additional folds or recesses".

•  150' façade length for stories above 
the 45' podium height up to 125 feet.

•  The proposal results in a narrower north tower façade facing 
the residential property across the street than the code-
complying design, increasing daylight and privacy.

•  120' façade length for stories above 
125' of building height.

•  The code-complying design results in a wider floor plate in 
the east-west direction resulting in a narrower street corridor 
and reduced access to daylight and views in the public realm.

B-1 Height, Bulk, and Scale:  Encourage stepping 
back an elevation at upper levels for development 
taller than 55 feet to take advantage of views and 
increase sunlight at street level.

A-2 Streetscape Compatibility:  The siting of 
buildings should acknowledge and reinforce the 
existing desirable spatial characteristics of the 
right-of-way.

Increase maximum façade length 
without modulation from within the 
zone 0' to 15' from property line 
along Ninth Avenue North - SMC 
23.48.013(D)

Proposed façade length from 45'-
125' = 159'-11" in length                 
Proposed façade length above 
125'= 159'-11" feet in length

A-5 Respect for Adjacent Sites  Buildings should 
respect adjacent properties by being located on 
their sites to minimize disruption of the privacy 
and outdoor activities of residents in adjacent 
buildings

•  The proposed tower footprint would set back a greater 
volume of tower mass than the code complying tower outline 
(see diagrams) despite the slightly longer tower facade length 
area.  
•  The proposal seeks to enhance adjacent view corridors by 
narrowing the tower floor plate in the east-west direction in 
order to better fulfill Design Guidelines.

Design Departure

Design Departures
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Proposed Office Development
  

174.5 ft flr-flr

+ 159.5 ft 15.00 mechanical PH 1,598

+ 146 ft 13.50 12 office 23,920    
+ 133 ft 13.00 11 office 23,920   
+ 120 ft 13.00 10 office 23,920   
+ 107 ft 13.00 9 office 23,920  

+ 94 ft 13.00 8 office 23,920  
+ 81 ft 13.00 7 office 23,920    
+ 68 ft 13.00 6 office 23,920   
+ 55 ft 13.00 5 office 23,920

+ 42 ft 13.00 4 office 23,920  

+ 28.5 ft 13.50 3 office 34,685    
+ 15 ft 13.50 2 office 29,341

1A office 12,174

1,386 20,334 2 #### total L1

15.00 1 exempt retail office, lobby, common loading/service stalls   

P1 parking 38,134 51  
P2 parking 43,080 113

P3 parking 43,080 141

P4 parking 41,366 136    

   
Area Summary            

Site Area 43,097                      ft2    
FAR with bonuses 7.0                               
Maximum Chargable FAR 301,679                    ft2    

    
Chargable Office Area 311,814                    ft2

Non-Chargable Rooftop Mechanical 1,598                        ft2

Non-Chargable Retail Area 1,386                        ft2

Sub-total Chargable Area 311,814                    ft2

3.5% Mechanical Deduction (FAR Exempt) 10,913                      ft2

Total Chargable Area 300,901                    ft2

 
Total Above Grade Construction Area 314,798                    ft2  

  
Required Public Open Space at Grade 6,465                         ft2

Minimum 15% of site area

Required Private Open Space 6,153                         ft2
20 sf for every 1000 sf of office use

Estimated Parking Area 165,660                    ft2
443 Stalls

 Total Gross Construction Area 466,561                    ft2

120’ M
ax. Facade Length

Above 125’

15’ Penthouse 

Height L
im

it

150’ M
ax. Facade Length

From 45’-1
25’

45’ Podium

Ht L
im

it

15’ Tower

Setback

8th Ave N

9th Ave N

24,000 SF Max. 

Tower Floor Plate

Office Open Space- 

Min. 20/1000 SF

Thomas St

Harrison St

16
0’

 H
ei

gh
t L

im
it

2’ Setback at Alley 
Below 14’

Appendix

Appendix - Proposed Program Summary

Public Open Space- 

Min. 15% of Site Area
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Zoning Analysis

Address:  			   305 -9th Avenue N. 98109
King County Parcel Nos. :  		  199120-1255,199120-1265,199120-12275,199120-1280,199120-1285,199120-1290

Zone: 				    SM-160/85-240 (Pending City Council Approval)
Zone Overlay: 			   South Lake Union Urban Center

Permitted Uses:			   Commercial and Residential and others unless prohibited by SMC 23.47.004(B)

Street Classifications:		  Class 2 Pedestrian Street (Harrison St),  Neighborhood Green Street (Thomas St)

Street Level Uses:			   No requirements for Class 2 Pedestrian Streets
23.48.004(D)

Base FAR:			   4.5
Maximum FAR:			   7(Added 2.5 through PA, TDR, TDP)	

Uses Exempt from FAR:		  1)  All GFA below grade
23.48.009D			   2)  Portions of a story 4ft. above new or existing grade
				    3)  An Allowance for mechanical of 3.5 per cent
				    4)  All gross area for solar collection and/or wind generation
				    5)  All GFA in residential use
				    6)  All GFA in retail use

Height Limit (commercial):		  160’
Base Height Limit (res.):		  85’    (not applicable)
Max. Height Limit (res.): 		  240’ (not applicable)
				  
					   
Rooftop Features:			   Rooftop features (penthouses, mechanical equipment, etc...) may extend up to 15 feet above maximum 	
				    height limit up to a combined coverage limit of 25%
				    Rooftop features may cover up to a combined coverage limit of 65% provided that all mechanical equip-	
				    ment is screened and no feature is located closer than 10 feet from the roof edge

Setbacks:			   None required for non-residential use other than those associated with facade length maximums

Floor Plate & Podium Ht.		  45’ Podium
23.48.013			   24,000 SF Maximum tower plan (above podium) for buildings exceeding 85 feet in height 
				    Ave. Above 45’ can = 30,000 SF provided lot >60,000 SF
				    or preserves existing open space or qualifying land marked structure

Extra Floor Area / SM Zones:	 thru Public Amenities
23.48.011			   Housing TDR
				    Landmark TDR
				    Open Space TDR
				    Rural Development Credit Exchange

Façade Modulation:		  Within 15 ft. of a street.
				    150 ft. Max. un-modulated façade from 45’ to 125’
				    120 ft. Max.  un-modulated façade above 125’

General Façade Requirements:	 At least one primary pedestrian entrance or street-oriented courtyard no more than 3’ above the sidewalk
				    Class II streets min. façade height = 25 ft. 
				    On Class I pedestrian street 70 % of a façade length must be built on property line except for public ame	
				    nity space requirements

Street Level Setbacks:		  Except Class I Streets Max. = 12’
2B.48.014f

Façade Transparency 		  Class II Street = 60%
Commercial Uses			   All other = 30%
				    Total of all blank façade < 40%
				    Increased blank façade through landscape, artwork, special details approved by Director	

Amenity Area:			   New structures containing more than 20 dwelling units shall provide amenity area on the lot in the amount 	
				    equivalent to 5 percent of the total gross floor area in residential use.
				    a.  Maximum of 50% of the amenity area may be enclosed.
				    b.  The minimum horizontal dimension of residential amenity area is 15 feet, and no required amenity area 	
				         shall be less than 225 square feet in size.

Parking Requirement:		  Commercial:  1 space for each 1000 square feet

Bicycle Parking Requirement:	 Commercial: 	 1 per 4,000 square feet long term
						      1 per 40,000 short term
								      

Loading Requirement:		  4 Berths required
				    Minimum 35’ length
				    Access to loading is required to be from alley

Façade Height requirement:	 On Class II pedestrian Streets all facades shall have a minimum height of 25 feet (Thomas and Harrison) 
23.48.014 b

Transparency Requirement:		 Minimum of 60% of the width of street level façade must be transparent between 2 and 8 feet above side	
				    walk on Class 2 pedestrian streets (Thomas and Harrison).

Blank Façade Requirement:  	 Blank facades shall be limited to segments 15 feet wide.  Blank façade width may be increased to 30 feet 	
				    is the Director determines that the façade is enhanced by architectural detailing, artwork, landscaping, or 	
				    other similar features that have visual interest.

LEED:				    Silver Minimum

Office Open Space:		  20 SF per 1,000 SF of office use
23.48.022			   < 85,000 SF office buildings exempt
				    On-site or dedicated off-site if within ¼-mile of site

Tower Limitation:			   Only two towers per block
				    A tower is any portion of structure taller than podium ht. 

Tower Separation:			  60’ separation affecting residential towers
23.48.013 (G)

Landscaping			   Green factor of .30 or greater	
23.48.024

Note:	 			   Zoning analysis reflects standards proposed in  the  South Lake Union Re-Zone 		
				    Ordinance (version 17) dated September 5, 2012, and at the time of this application 	
				    are not currently in place.

Appendix - Zoning Analysis

Appendix
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Appendix - Site Plan

Appendix
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Site Area:
43,097 SF with approximately 360 feet of frontage 
on 9th Ave N and 120 feet of frontage on Harrison 
& Thomas St.

Topography:
The site slopes from elevation 67.12’ in the south-
west corner down to 56.10’ in the northeast corner.

Tree Survey:
There are no significant trees on the site, or within 
the sidewalk Right-of-Way.

Existing Buildings:
There are two single-story and one three-story ma-
sonry buildings on the site that will be demolished.    
The central portion of the site is being used as two 
surface parking lots.
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11’

11
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Appendix - Vicinity
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SLU Street Car
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