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PROPOSAL

This project is one of two projects that Wilshire Capital is pursuing 
in the South lake Union area.  These projects are a welcome 
commitment to urban living and enduring value through quality 
construcƟ on, and will help to balance the signifi cant new job 
creaƟ on in the district.

The surrounding context includes residenƟ al uses intermixed 
with newer commercial developments to the north and west and 
east of the site.  There are also some older two and three story 
commercial projects.  The context is evolving rapidly - within just a 
few blocks there are several projects under construcƟ on, and new 
applicaƟ ons for development are pending throughout the district.  

The alley bordering our project site wraps around to both the west 
and north.  A through-block pedestrian plaza is located between 
the north alley and the offi  ce building to the north.  Amazon offi  ces 
border the site on three sides - west, north, and east - while the 
three story “Boren Building” is located directly to the south.   

The project seeks to develop 49 units of urban mulƟ family housing 
within this established residenƟ al neighborhood.  The project 
seeks to respect its context in both use and scale and to off er and 
an appropriate scale and presence to its immediate neighbors.  
The parking and services will all be handled from the alley to the 
west of the property.  

ProgrammaƟ cally the building proposes to merge the lobby with 
approximately 2,200sf of retail/restaurant fronƟ ng Boren Ave N 
and the alley to the north into a common meeƟ ng place for both 
the tenants and the public.  The building plans to off er several 
ameniƟ es, including a fi tness area, a bicycle service and storage 
area and a signifi cant common recreaƟ on area at the roof level 
of the project.  A private gardening area will be available to the 
tenants at the roof level as well. 

SUMMARY:

STORIES -  7

# OF UNITS -   49

COMMERCIAL AREA -  2,200SF

GROSS FLOOR AREA -  42,000SF

*This project is within the NEW SLU neighborhood specifi c Design 
Guidelines

Development Objectives + Program:
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COMPOSITE S ITE PLAN

60
’

119.8’

+41.0

+42.0

+38.5

+41.7

20
’

18’

“BOREN  BU I LD ING”
(M IXED  OFF ICE)

AMAZON  OFF ICES

AMAZON  OFF ICES

AM
AZ

ON
 O

FF
IC

ES

N
N.T.S.

EXISTING CONTEXT

PEDESTRIAN ENTRY

GARAGE ACCESS

ALLEY

AL
LE

Y

Area for potenƟ al 
cafe seaƟ ng



DPD #3016897 February 4, 2015 3

RESPONSE TO EDG

DESIGN RESPONSE TO NORTH ALLEY AND ADJACENT PLAZA  

“The Board encouraged the applicant to work with SeaƩ le 
Department of TransportaƟ on to develop the alley surface to 
connect the proposed north retail space with the plaza to the 
north. (CS2.B.3, PL1.A.1, PL1.B)

• The Board noted there are several other pedestrian 
connecƟ ons in the neighborhood. The proposed design and 
circulaƟ on should respond to the locaƟ on and design context 
of these connecƟ ons. (PL1.B.1)

• The Board encouraged the applicant to engage with SDOT 
to design the north alley for a pedestrian focus. PotenƟ al 
strategies include making the alley one-way for vehicles, 
paving treatments for traffi  c calming, and enhancing paving 
and landscaping connecƟ ons with the plaza to the north. 
The paving and landscaping should emphasize the potenƟ al 
connecƟ on with the plaza to the north, specifi cally the gap in 
landscaping at the south edge of the plaza. (CS2.B.3, PL1.B.3, 
DC1.B.1.c, DC4.D.2)

• The north facing retail space should include suffi  cient 
area to allow outdoor seaƟ ng, or should provide retail 
storefronts that can be collapsed to allow full indoor-outdoor 
connecƟ on when weather permits. (PL2.I.iii, PL3.II.iii)”

RESPONSE:

The design team has engaged with SDOT to improve the alley in 
such a way that enhances a connecƟ on between the proposed 
restaurant/retail space and the pedestrian plaza to the north.  
SDOT has allowed the project to encroach into the alley width a 
maximum of 4’-0”.  This will provide a welcome buff er between 
patrons and vehicles using the alley, while maintaining a visual 
connecƟ on between the retail space and the plaza to the 
north.  The project allows for the opƟ on of operable doors and 
an outdoor paƟ o along the north edge of the proposed retail 
space, provided that a tenant is secured that can uƟ lize such 
ameniƟ es.  In the case that the retail tenant cannot make use of 
the paƟ o, operable doors will not be provided, and landscaping 
will be provided in the place of the paƟ o.

MASSING OPTIONS

“The Board supported the preferred massing opƟ on and response 
to the site.

• a. The Board supported the 2-story street wall as a response 
to the context of the adjacent building to the south. The 
setback above the second story also emphasizes the 
proposed residenƟ al use and diff erenƟ ates the building from 
the surrounding offi  ce structures. (CS2.B.2, CS2.II)

• b. The strong architectural forms and locaƟ on of the residenƟ al 
entry are well composed. The Board also supported the upper 
level setbacks from the southwest and southeast corners, to 
reduce blank wall area and allow corner windows. (CS2.II, 
PL3.A, DC2.A.1)

• c. The Board supported the proposed locaƟ on of the 
retail at the north and east edges and the locaƟ on 
of parking and services at the west alley. (CS2.B.2)”

RESPONSE:

The proposed design proposes no signifi cant alteraƟ ons to 
the massing that was supported by the Board at Early Design 
Guidance.

ARCHITECTURAL CONCEPT

“The Board supported the intent for a textured north façade 
and a response to the contemporary context, as shown in the 
conceptual design sketches. (CS2.II, CS3.A.2, DC2.A)

a. The upper facade should include subtle moves to emphasize 
the texture, such as shadow lines from the horizontal pieces 
and a change in plane between the gray and brown panels. 
Careful treatment of the upper levels will be needed to avoid the 
appearance of a fl at façade. ModulaƟ on should be incorporated 
if the subtle design moves don’t provide a suffi  cient reducƟ on in 
scale. (DC2.A, DC2.B, DC2.D, DC4.A)

b. The Board supported the appearance of ‘lightness’ in the glazed 
corners, as shown in the conceptual design sketches, and noted 
that these corners will need to be carefully detailed to achieve the 
intended appearance. (DC2.B.1)

c. The Board supported the varied placement of the brown panels, 
which provides variaƟ on in the façade and helps to disƟ nguish 
the building from the nearby offi  ce typology. (DC2.B.1, DC2.D)

d. The north facing blank wall at grade near the northwest corner 
should be treated for visual interest. The Board supported a strong 
arƟ sƟ c treatment of this wall or detailed and textured materials. 
(DC2.B.2, DC3.II, DC4.A)”

RESPONSE:

This packet includes several preliminary details showing the 
intersecƟ on of key elements of the facade, including the 
cladding panels, the fl oorplate expression, and the corner posts. 

The north facing blank wall has been modifi ed to  incorporate 
the bicycle room entry.  The wall will uƟ lize rich, textured 
materials - masonry and corten steel - to provide a solid but 
textured base  for the varied facade above.

KEY DESIGN REVIEW BOARD FEEDBACK & RESPONSES

ENTRIES

“The entries should be located and designed for safety and 
resident acƟ vity. (PL2.B, PL3.A.2)

• a. The residenƟ al and bicycle entries should be designed with 
an emphasis on pedestrian and cyclist safety, given the lack 
of other residents in the area and closed offi  ce buildings at 
night. The Board strongly suggested placing the bicycle entry 
on the north edge for clear sight lines and more direct access. 
(PL1.B.2, PL1.B.3, PL4.B)

• b. The residenƟ al and retail frontage on Boren Ave N should 
include overhead weather protecƟ on. The Board noted that 
the building overhang on the north edge will provide some 
weather protecƟ on and canopies at the north edge don’t 
seem necessary. (PL1.C.1)”

RESPONSE:

The proposed design has been modifi ed to include an entry to 
the bicycle room from the north alley.
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FLOOR PLANS
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FLOOR PLANS
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FLOOR PLANS
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LANDSCAPE PLANS
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U-SHAPED BIKE RACK
(36" CLEAR FROM FACE OF CURB)

SPECIALLY SCORED, COLORED CONCRETE

18" DEPTH MIN. STEEL PLANTER OVER
STRUCTURE, TYP.

RESIDENTIAL ENTRY VESTIBULE

SPECIALLY SCORED, COLORED CONCRETE

BUILDING CANOPY, TYP (TREES 5' CLEAR)

ACCENT TREE,TYP. FOR (3):
ACER CIRCINATUM / VINE MAPLE

SCULPTURAL ART COLUMN

PLANTING AREA BERMED
AGAINST STEEL PLANTERS

FLUSH STEEL EDGING, TYP.

RIVER ROCK MULCH AND STONES
TO MATCH NEIGHBORHOOD CONTEXT, TYP.

LOT LINE

PROPOSED ONE-WAY ALLEY
W/ COLORED CONCRETE BANDS

CAFE/RETAIL

LOBBY

LEASING

DECKING AT CAFE SPILLOVER AREA

12'-0" MIN. ALLEY WIDTH

4'-0" WIDE ALLOWABLE
LANDSCAPED ZONE

LANDSCAPE OVER STRUCTURE

18" WALK-OFF

6'-0" MIN.  CLEAR SIDEWALK WIDTH
WITH STANDARD 2'X2' SCORE JNTS

LOT LINE

REPLACE EXISTING CURB BULB W/
NEW PLANTER ISLAND

C.I.P. PLANTER W/ BUILT IN BENCH

COLORED CONCRETE TOPPING SLAB
(44" CLEAR PATH)

BUILT UP ANGULAR STEEL PLANTER, TYP.
(24" PLANTING DEPTH MIN.)

STREET TREE, TYP. FOR (2):
NYSSA SYLVATICA / BLACK GUM TREE
AT 2.5" CAL., MIN.

EXISTING PLAZA, PAVING & LANDSCAPE ISLAND

NORTH ACCESS TO BICYCLE ROOM

AT-GRADE PLANTING AREA W/
SHRUBS,GROUNDCOVER, GRASSES,
AND PERENNIALS, TYP.

0 4' 8' 16'

POTENTIAL OUTDOOR SEATING OPTION TBD PER 
TENANT DESIRES
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LANDSCAPE PLANS
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COMBINED LIVING AND DINING AREA
W/ SPACE FOR FLEXIBLE SEATING ARRANGEMENTS

LOW STEEL EDGED PLANTER W/ GROUNDCOVER
GRASSES, AND PERENNIALS, TYP.

UNIT PAVERS OVER PEDESTALS, TYP.

GATED ACCESS TO ROOF FOR MAINTENANCE

EXTENSIVE 4" DEPTH GREEN ROOF W/ SEDUM MIX

RAISED PLANTER W/ BLUEBERRY SHRUBS AND CULINARY HERBS

EXTENSIVE 4" DEPTH
GREEN ROOF W/ SEDUM MIX

RAISED PLANTERS W/
AROMATIC PLANTS, TYP.

BENCH, TYP.

DOG

LOUNGE

LIVING /
DINING

GRILL STATION

RAISED PLANTERS W/
EVERGREEN HUCKLEBERRY
HEDGE AND LAVENDER SHRUBS

GATED ACCESS TO ROOF
FOR MAINTENANCE

GATED DOG WALK AREA W/ ASTROTURF

LANDSCAPE PLANS

N

0 4' 8' 16'
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HARDSCAPE ELEMENTS

Natural  Concrete Accent Colored Concrete P lanters Steel           

BBQ Gr i l l  Stat ion

Pedestal  Paver over structure  F iberg lass P lanter at  Upper Terrace 
(color  TBD)

Dog Run -  Ant i -Bacter ia l  Synthet ic  Turf

B ike Rack

Wood Bench at  Dog Area

STREETSCAPE

ROOF TOP TERRACE
 
SCULPTURAL ART COLUMN -  MATERIAL CONCEPT  

Concrete P lanter Bui l t  In  Wood Bench
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HARDSCAPE ELEMENTS

STREETSCAPE

Nyssa Sylvat ica
Black Gum Tree

Acer c i rc inatum
Vine Maple

TREES : SHRUBS /  GROUNDCOVERS /  PERENNIALS

L ir iope spicata
Creeping L i ly  Turf

Lys imachia nummular ia ‘Aurea ’
Creeping Jenny

Hakonechloa macra “Beni -Kaze ’
Japanese Forest  Grass

Calamagrost is  brachytr icha Ko-
rean Feather Reed Grass

Mahonia aqui fo l ium
Tal l  Oregon Grape

Mahonia repens
Creeping  Mahonia

Nandina domest ica “Harbor Dwarf ’ 
-  Heavenly Bamboo

Ophiopogon planiscapus
Ebony Knight Mondo Grass        

Polyst ichum set i ferum
Sof t  Shie ld Fern

polyst ichum munitum
Swod Fern

Anemanthele lessoniana
Pheasant ’s  Ta i l  Grass

L i r iope spicata ‘S i lver  Dragon’
S i lver  Dragon L i lyturf
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LANDSCAPE MATERIALS

ROOF TOP TERRACE

ar temis ia dracunculus
Tarragon

satureja montana
Winter Savory

or iganum vulgare ‘H i r tum’
Greek Oregano

Thymus c itr iodorus
Lemon Thyme

vaccin ium ‘Sunshine Blue ’ ’
Sunshine Blue Blueberry

Salv ia of f ic inal is
Cul inary Sage

Lavandula x  intermedia ‘Provence’
Provence French Lavender

Vaccin ium ovatum
Evergreen Huckleberry

laurus nobi l is 
Sweet Bay

Rosmarinus officinalis ‘Prostratus’ 
Creeping rosemary

stachys byzant ina
Lamb’s Ear

SHRUBS /  GROUNDCOVERS /  PERENNIALS /  EDIBLE PLANTS
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LANDSCAPE MATERIALS

SHRUBS /  GROUNDCOVERS /  PERENNIALS             

ROOF TOP TERRACE

Euphorbia ‘Redwing ’
Spurge

Hebe odora buxi fo l ia
Boxleaf

Salv ia nemorosa ‘Caradonna’
Sage

Ar temis ia ‘Powis Cast le ’
Wormwood

Lir iope spicata
Creeping L i ly  Turf

Ajuga reptans ‘Chocolate Chip ’
Chocolate Chip Bugleweed

Euphorbia amygdalo ides var. 
robbiae
Mrs.  Robb’s  bonnet

Geranuium Patr ic ia
Hardy Geranium

Pennisetum alopecuroides
Fountain Grass

Anemanthele lessoniana
Pheasant ’s  Ta i l  Grass

Arbutus unedo
Strawberry Tree

Taxus baccata ‘Repandens ’
Sreading Engl ish Yew

Cornus kousa var.  Chinensis
Chinese Dogwood
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ELEVATIONS

VERTICAL METAL PANEL

HORIZONTAL METAL PANEL

THERMALLY MODIFIED WOOD

BRICK

CORTEN STEEL

EAST ELEVATION

VERTICAL METAL PANEL
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ELEVATIONS

BRICK
CORTEN STEEL

HORIZONTAL METAL PANEL

NORTH ELEVATION

THERMALLY MODIFIED WOOD

VERTICAL METAL PANEL

HORIZONTAL METAL PANEL

VERTICAL METAL PANEL

BRICK
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ELEVATIONS

WEST ELEVATION

HORIZONTAL METAL PANEL

VERTICAL METAL PANEL

THERMALLY MODIFIED WOOD

CORTEN STEEL

BRICK
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ELEVATIONS

SOUTH ELEVATION

CORTEN STEEL

BLIND SIDE APPLIED WATERPROOFING 
AT ADJACENT BULIDING WALL

ADACENT BUILDING WALL

THERMALLY MODIFIED WOOD

VERTICAL METAL PANEL

VERTICAL METAL PANEL

HORIZONTAL METAL PANEL
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MATERIAL AND COLOR PALET TE

BRICK

CORTEN STEEL

THERMALLY MODIFIED WOOD

HORIZONTAL METAL PANEL

VERTICAL METAL PANEL
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MATERIAL DETAIL ING
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MATERIAL DETAIL ING
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MATERIAL DETAIL ING
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RENDERINGS
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RENDERINGS
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RENDERINGS
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RENDERINGS
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RENDERINGS
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EXTERIOR L IGHTING PLANS
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C D

B
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B

B

B

LEVEL 1 LIGHTING PLAN

FIXTURE KEY

UPLIGHTS ARE USED AS ACCENT LIGHTING DIRECTED AT 
THE BASE OF THE SMALL TREES LOCATED UNDER THE 
BUILDING OVERHANG
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EXTERIOR L IGHTING PLANS

E

C

F

D

FIXTURE KEY
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ROOF TERRACE LIGHTING PLAN
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SIGNAGE CONCEPT PLAN

1 1

2 233

1
WALL-MOUNTED 
ADDRESS

2
BLADE SIGNS

3
BUILDING / RETAIL 
IDENTIFICATION

4
WALL-MOUNTED 
VERTICAL

4
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BUILDING SECTIONS
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PROJECT TEAM

An award-winning design fi rm, VIA Architecture is 
one of the Pacifi c Northwest’s leaders in mixed-use, 
residenƟ al high-rise and mid-rise, transit architecture, 
urban design, and sustainable community planning. 
Founded in 1984, VIA currently employs 52 professionals 
in SeaƩ le, San Francisco, and Vancouver, BC offi  ces, 
providing services to both public and private clients.

VIA ARCHITECTURE

Walton LoŌ s - SeaƩ le, WA

Jospeh Arnold LoŌ s - SeaƩ le, WARoundhouse Community Center - Vancouver, BC

Plaza 88 - Vancouver, BC


