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design review Board recommendation Proposal

Project#: 3017467

January 21, 2015

220 West harrison street     seattle, Washington

Martin selig real Estate



Proposed development: 
6-story (above grade), 183,779 sF office building with 2 levels of below grade parking with 165 stalls
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3rd aVE W 

2nd aVE W 

W harrison sT 

EDg Summary

EARLy DESIgN gUIDANCE SUMMARy

Early Design guidance Comments

Board Priority Design guidelines 
The Board identified the following Citywide Design Guidelines and Uptown Supplemental Guidance of highest priority for this project

Citywise Design guidelines:

C Context and Site

 Cs1  natural systems and site Features

 Cs2 Urban Pattern and Form

PL Public Life

 PL1 Connectivity

 PL2 Walkability

 PL4 active Transportation

DC Design Concept

 dC1 Project Uses and activities

 dC2 architectural Concept

 dC4 Exterior Elements and Finishes

Uptown Supplemental guidance:

C Context and Site

 Cs2-i  responding to site Characteristics

 Cs2-ii streetscape Compatibility

PL Public Life

 PL2-i Entrances Visible from the street

 PL2-ii Pedestrian open spaces and Entrances

DC Design Concept

 dC2-iii human scale

 dC4-iii Commerical signage

  

The Pedestrian Realm

- Look into opportunities for an exterior, urban room at the corner 
of 3rd avenue West and West harrison street.

- Provide lush landscape and lighting along West harrison street 
as much as possible

- Create flexible spaces that could support future retail 

Massing, Scale and Entries

-increase pedestrian permeability at corners

-Give special attention to the corner at 3rd avenue West and 
West harrison street and frontage along West harrison street

-Tame the “big building” feel, and make it lighter and less 
monolithic

The design review Board evaluated three massing concepts at the 
Early design Guidance meeting on september 10, 2014.  The “Link” 
concept, which featured a mid-block entry and overlapping masses 
that stepped down the slope from West republican street to West 
harrison street, was presented as the preferred option.  

The Board supported the big gestures made by the “Link” concept and 
made suggestions for further refinement of the entries and expression 
as outlined below.

EDG Scheme Perspective at 3rd Ave W and W Harrison St

EDG Scheme Massing
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Citywise Design guidelines:

 Cs1  natural systems and site Features

 Cs2 Urban Pattern and Form

 PL1 Connectivity

 PL2 Walkability

 dC2 architectural Concept

Uptown Supplemental guidance:

 Cs2-i  responding to site Characteristics

 Cs2-ii streetscape Compatibility

 PL2-i Entrances Visible from the street

 PL2-ii Pedestrian open spaces and Entrances

 dC2-iii human scale

MASSINg, SCALE + ENTIRES: RESPONSE TO EARLy DESIgN gUIDANCE (EDg) COMMENTS

NWSW

2
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4
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3 3

1

EDg Comments

Applicable Design guidelines

Design Response

-increase pedestrian permeability at corners

-Give special attention to the corner at 3rd avenue West and West 
harrison street and frontage along harrison

-Tame the “big building” feel, and make it lighter and less monolithic

The building mass steps back along the sidewalk at West harrison street, reducing the “big building” qualities of the 
project and provides modulation and space for lush landscaping.   

similarly, the building mass at the corner at West republican street and 3rd avenue West steps back for the entire 
height of the building with an additional 3rd entry to activate the nW end of the site. This move also reduces the 
perceived scale and monolithic quality of the overall building. 

The Board supported the courtyards and entry created by the mid-block narrowing of the mass.  The midblock entry is a 
pattern established throughout the neighborhood and helps the scheme negotiate the 36’ grade change of the site.  

The Board also supported the stepping down of the building mass, which provides amenity space for tenants and 
harmonizes with the natural topography of the site. 

2

3

4

3rd aVE W

W rEPUBLiCan sT

W rEPUBLiCan sT

W harrison sT

3rd aVE W
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1

Design Response

a pedestrian scaled relief is provided at the corner of West harrison street, developing a legible point of entry 
and urban room in conjunction with special corner landscaping treatment.  

Bike racks and seat blocks are provided at the corner of West harrison street and 3rd avenue West to serve 
pedestrians and cyclists alike.  a large paved area supports flexibility of future outdoor uses, and to engage 
the neighborhood. additionally, lighting and a continuous landscaping strip provides a buffer between the 
existing sidewalk and future 2-way bike lane being implemented along this corridor.  

The mid-block entry is complemented by landscaping and seating.

The presence of separate entries at three different floor levels and locations along the street activate all 
primary street frontages, address the +36’ grade change across the site and provides street presence for 
potential retail tenants in the future.  a network of exterior spaces is created along the pedestrian path around 
the building on all street facades.

2

3

- Look into opportunities for an exterior, urban room at the corner of 3rd avenue West and West harrison street

- Provide lush landscape, lighting along W. harrison street as much as possible

- Create flexible spaces that could support future retail 

*additional information regarding exceptional trees is provided on pages 7 and 23.

EDg Comments

4

1
4

44 2

3

Applicable Design guidelines

Citywise Design guidelines:

 Cs1  natural systems and site Features

 Cs2 Urban Pattern and Form

 PL1 Connectivity

 PL2 Walkability

 PL4 active Transportation

 dC1 Project Uses and activities

 

Uptown Supplemental guidance:

 Cs2-i  responding to site Characteristics

 Cs2-ii streetscape Compatibility

 PL2-i Entrances Visible from the street

 PL2-ii Pedestrian open spaces and Entrances

 dC2-iii human scale
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+71’-6”

+86’-6”

Tenant 
space

Tenant 
space

LoadingParking

Lobby

Raised 
Terrace

Multi-Family 
residential

Multi-Family 
residential

Multi-Family 
residential

Multi-Family 
residential

office

officeWorshipofficeofficeoffice

Tenant 
space

P.L. 360’-0”

Vehicular Access

P.L. 360’-0”

2’-0”

1’-6”
13’-9”8’-5” 34’-0”

Ex. Tree* Ex. Tree*

Ex.Tree*

Ex. Tree*
3’-9”

4’-0”

9’-7”

THE PEDESTRIAN REALM: RESPONSE TO EARLy DESIgN gUIDANCE (EDg) COMMENTS
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+12"

+24"

Lush Streetscape

+12"
+24"

Inside/Outside - Flush Planting with Japanese MaplesMature Trees and Evergreen Planting Strip at Building

Republican (NW) Entry Main Entry 

3rd Floor Court

D e t a i l
Stone Seat Cubes Pedestrian Light

Harrison (SW) Entry
 1 ‘Uptown’ Pedestrian Light
 2 Stone Seat Cubes
 3 Planned Bike Lane
 4 Bike Racks
 5 Enhanced Curb Bulb 
Main Entry and 3rd Floor Court
 6  Colorful Planting at Entrances
 7 Davis Grey Colored Concrete, Sawcut Scoring
 8 Seatwall with Wood Top
 9 Flush Planting with Specimen Japanese Maples
Republican (NW) Entry
10 Mature Tulip Poplars
11 Steps and Stem Wall 
12 Evergreen Planting Strip at Building 

6

9

8

710

8

911

12

6"
C

C

Harrison (SW) Entry 

1

2

3

45

LANDSCAPE DETAIL
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Frontier Elm
Ulmus ‘Frontier’

Green Vase Zelkova
Zelkova ‘Green Vase’

Presidential Gold Ginkgo
Ginkgo biloba ‘The President’

Compact Japanese Holly
Ilex crenata ‘Compacta’

‘Green Beauty’ Japanese Boxwood
Buxus ‘Green Beauty’

Green Japanese Maple
Acer palmatum ‘Green’

‘Cavatine’ Pieris
Pieris ‘Cavatine’

Atumun Fern
Dryopteris erythrosora

‘Hino Crimson’ Azalea
Rhododendron ‘Hino Crimson’

Anthony Waterer Spirea
Spiraea ‘Anthony Waterer’

David’s Viburnum
Viburnum davidii

Moon Bay Nandina
Nandina domestica ‘Moon Bay’

SHRUBS - TO BE CHOSEN FROM THE FOLLOWING
BUXUS MICROPHYLLA JAPONICA
'GREEN BEAUTY'

'GREEN BEAUTY' JAPANESE
BOXWOOD 5 GAL. CONT.

CORNUS SERICEA 'KELSEYI' KELSEY'S DWARF DOGWOOD 5 GAL. CONT.

ILEX CRENATA 'COMPACTA' ** COMPACT JAPANESE HOLLY 5 GAL. CONT.
NANDINA DOMESTICA
'MOON BAY' ** MOON BAY NANDINA 5 GAL. CONT.

PIERIS JAPONICA 'CAVATINE' CAVATINE PIERIS 5 GAL. CONT.
PANICUM VIRGATUM
'ROTSTRAHLBUSCH' RED SWITCH GRASS 1 GAL. CONT.

POLYSTICHUM MUNITUM ** SWORDFERN 1 GAL. CONT.

RHODODENDRON 'HINO CRIMSON' HINO CRIMSON AZALEA 5 GAL. CONT.
SARCOCOCCA HOOKERIANA
VAR. HUMILIS * SWEET BOX 1 GAL. CONT.

PHYLLOSTACHYS NIGRA BLACK BAMBOO 5 GAL. CONT.

SPIRAEA 'ANTHONY WATERER' * 'ANTHONY WATERER' SPIRAEA 5 GAL. CONT.

VIBURNUM DAVIDII ** DAVID'S VIBURNUM 5 GAL. CONT.

GROUNDCOVER #1

GROUNDCOVERS - MIXES TO BE CHOSEN FROM THE FOLLOWING

25% DRYOPTERIS ERYTHROSORA ** AUTUMN FERN 1 GAL. CONT.

75% OPHIOPOGON PLANISCAPUS
'NIGRESCENS' BLACK MONDO GRASS 1 GAL. CONT.

EPIMEDIUM RUBRUM
'SULPHUREUM' ** SULPHUREUM BISHOP'S HAT 1 GAL. CONT.

FRAGARIA CHILOENSIS ** COASTAL STRAWBERRY 1 GAL. CONT.

LIRIOPE MUSCARI 'MAJESTIC' ** MAJESTIC LILYTURF 1 GAL. CONT.

PACHYSANDRA TERMINALIS ** JAPANESE SPURGE 1 GAL. CONT.

POLYSTICHUM MUNITUM ** WESTERN SWORD FERN 1 GAL. CONT.

PLANT LIST -STREET TREE SPECIES APPROVED BY SDOT FORESTER BILL AMES, PER EMAIL CORRES. 
10/24/2014

DROUGHT TOLERANT PLANT REFERENCES:
-*SUNSET WESTERN GARDEN BOOK
-**GREAT PLANT PICKS - ELISABETH C. MILLER BOTANICAL 

SYMBOL BOTANICAL NAME COMMON NAME SIZE CONDITION

STREET TREES

SHRUBS - TO BE CHOSEN FROM THE FOLLOWING

EXISTING TREE TO REMAIN

GINKGO BILOBA 'THE PRESIDENT' PRESIDENTIAL GOLD GINKGO 2 1/2"
CAL.

STANDARD,
B&B

ULMUS 'FRONTIER' FRONTIER ELM 2 1/2"
CAL.

STANDARD,
B&B

ZELKOVA 'GREEN VASE' GREEN VASE ZELKOVA 2 1/2"
CAL.

STANDARD,
B&B

ACER PALMATUM 'GREEN' GREEN JAPANESE MAPLE 2" CAL.

BUXUS MICROPHYLLA JAPONICA
'GREEN BEAUTY'

'GREEN BEAUTY' JAPANESE
BOXWOOD 5 GAL. CONT.

CORNUS SERICEA 'KELSEYI' KELSEY'S DWARF DOGWOOD 5 GAL. CONT.

P l a n t s

LANDSCAPE: SPECIES
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9’-7”

-The larger building gesture is on the right track; smaller pieces need more attention and 
thought.  Create flexible spaces to support future retail.

-Provide special attention to corner of 3rd avenue West and West harrison street; look into 
opportunities for an exterior urban room

Flexible outdoor area at corner 
of 3rd avenue West and West 
harrison street - potential cafe 
if retail use

Building setback from property line 
to create outdoor open area   

Lush landscape Paved forecourt 
improves pedestrian 
realm

separate building entrance 
to Level 01 tenant space / 
potential future retail

Two separate building entrances to 
support possible future retail

EARLy DESIgN gUIDANCE (EDg) RESPONSE: CORNER REFINEMENT
EDg Comments:

EDG Scheme SW Corner

Current Massing

SW Corner at 3rd Ave W and W Harrison St

15’

W rEPUBLiCan sT

W harrison sT

3rd aVE W
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-Provide special attention to frontage along West harrison street  

Lush landscape Pedestrian lighing 
along West harrison 
street

seating along sidewalk and bikelane Generous setbackContinuous planted buffer 
between sidewalk and 2-way 
bike lane

Portion of building setback 
from property line entire height

EARLy DESIgN gUIDANCE (EDg) RESPONSE: ACTIVATE HARRISON FRONTAgE
EDg Comments

W
 h
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r

r
is

o
n

 s
T

3rd aVE W

9’-7”

3-9”

SE Corner and W Harrison St frontage Site Plan: W Harrison St Frontage
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-Maintain the “park character” of the Uptown area

Trees
Lush landscapeLush landscape street level setback to provide 

more landscape between building 
and sidewalk

Paved mid-block entry courtyard 
with seating 

Transparent view into atrium to visually 
“deepen” the entry courtyard

right-of-way improvements

EARLy DESIgN gUIDANCE RESPONSE: IMPROVE “PARK CHARACTER”
EDg Comments

3rd Ave W Mid-Block EntryExisting conditions of site at W Harrison St and 3rd Ave W
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-review treatment of the building massing and architectural expression

Lighter architectural 
articulation of parts

Less monolithic- articulated in several conceptual forms 
that respond to topography

overhang/canopyBuilding entrance at Level 03 
tenant space for potential future 
retail

Building setback from property 
line at corner of West republican 
street and 3rd avenue West

EARLy DESIgN gUIDANCE RESPONSE: REFINE ExPRESSION
EDg Comments

EDG Scheme NW CornerNW Corner at West Republican Street and 3rd Avenue West

Thinner frame- articulated stepped masses

Vertical sunshade and panel patterns 
respond to solar orientation and 
interior office configurations

SE Corner and W Harrison St frontage
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ExTERIOR ExPRESSION

01 Glazing: Transparent 02 Glazing: spandrel

06 Zinc rainscreen Panel

08 Perforated Corrugated Metal 
     screen

03 Extruded aluminum Vertical 
     sunshades

05 Concrete

07 insulated Metal Panel

04 Glazing: With integrated Metal 
     Mesh


 





  




    

 
  





   

 

    




 

 



  
  
  
  
  
  
  
  
  
  
  
  
  
             
     
       





Materials Pallette 

atrium Link

Zinc rainscreen panel and 
transparent glazing

Vertical sunshades and insulated 
metal panels mitigate glare and 
solar heat gain while arranged in 
a finer level of scale on the street 
facades
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BUILDINg ELEVATIONS
1/32”= 1’-0”

3rd Avenue West / West 
Elevation

040106 02 03 06 07 08

W Republican St
+90.03’

Mechanical Screen
+150.17’

High Roof Level
+138.67’

Low Roof Level
+124.50’

W Harrison St
+54.16’
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BUILDINg ELEVATIONS
1/32”= 1’-0”

West Republican Street / North  
Elevation

West Harrison Street / South 
Elevation

06 01 08 0702 03 01 0607 0802 03

Alley

W Harrison St

Alley

W Republican St

+94.50’

+54.16

+60.65’

+90.03’

Mechanical Screen
+150.17’

Mechanical Screen
+150.17’

High Roof Level
+138.67’

High Roof Level
+138.67’

Low Roof Level
+124.50’
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05 Parking EntryFixed Metal Louver Exit Discharge Fixed Metal LouverExit Discharge Loading Entry

Alley / East 
Elevation

BUILDINg ELEVATIONS
1/32”= 1’-0”

06 01 02 08

W Harrison St

W Republican St

+60.65’

+94.50’

Mechanical Screen
+150.17’

High Roof Level
+138.67’

Low Roof Level
+124.50’
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LEVEL 01
55' - 0"

LEVEL 02
71' - 6"

LEVEL 03
86' - 6"

LEVEL 04
99' - 2"

LEVEL 05
111' - 10"

LEVEL 06
126' - 0"

HIGH ROOF LEVEL
138' - 8"

P1
62' - 0"

BUILDINg ENCLOSURE

J:
\2

24
XX

X\
22

45
87

\T
yp

ic
al

s\
01

.0
5.

15
 D

ET
AI

LS
.d

w
g,

 D
3,

 1
/5

/2
01

5 
8:

15
:1

2 
AM

, t
pi

ke
, 1

:2

Section D-D

Two envelope systems respond to views, orientation, and 
urban context.  A shell of zinc rainscreen panels with ribbon 
windows at the alley becomes a frame for glazing and 
sunshades as it extends towards 3rd Avenue West.     

An interplay of 12”-deep vertical sunshades and insulated 
metal panels creates varied interior conditions through 
shading and a means to break down the scale of the building 
facing the street. 

3rd Ave W

0’ 4’ 8’ 16’

4’
1’-6”

6’5’1’

12”-Deep aluminum 
vertical sunshade

Property line

Vertical Sunshade 
Detail

Insulated Metal 
Panel

Zinc Rainscreen 
Panel

Zinc Rainscreen 
Panel

Transparent Vision 
Glass

Transparent Vision 
Glass

Lush Planting

Spandrel Panel

Vertical Sunshades

Varies: 
Minimum = 10’-10” 
Maximum = 24’-9”

View

View

View

View

View
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BUILDINg SIgNAgE

Potential signage locations, indicated by the blue fields on the rendered 
perspectives, are intended to be integrated with the architectural forms 
at the entries.
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99'-2"

BUILDINg SECTIONS

Section A-A

A A

B

B

C

C

D

D

W Republican St

W Harrison St

0’ 8’ 16’ 32’

+90.03’

Mechanical Screen
+150.17’

High Roof Level
+138.67’

Low Roof Level
+124.50’

+54.16’
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BUILDINg SECTIONS 

Section C-C Section B-B

Alley
3rd Ave W

Alley
3rd Ave W

0’ 8’ 16’ 32’ 0’ 8’ 16’ 32’

+71.50’+71.50’
+75.33’

Mechanical Screen
+150.17’

Mechanical Screen
+150.17’

High Roof Level
+138.67’

High Roof Level
+138.67’

Low Roof Level
+124.50’

Low Roof Level
+124.50’

+75.33’

martin selig real estate   |   220 W Harrison St   |   Project 3017467   |   Design Review Board Recommendation Proposal   |   01.21.2015   |  19



+12"

+24"

+12"
+24"

W
ES

T
 H

A
R

R
IS

O
N

 S
T

R
EE

T

W
ES

T
 R

EP
U

BL
IC

A
N

 S
T

R
EE

T

3RD AVENUE WEST

ALLEY

GM GM

GM

RED(R)
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6"CC
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8'0' 16' 32'SCALE :1 LANDSCAPE PLAN | STREET LEVEL
1" = 16'

P l a n

PER COS STD. PLAN 420 W/ THE FOLLOWING
EXCEPTIONS:
-2'x2' GRID, EXCEPT WHERE NOTED

-SAND COATED EXPANSION JOINTS

-SAW CUT CONTROL JTS / SCORE JTS

-NO SHINERS/BANDS

FEATURE ENTRY PAVEMENT:

-SCORING, AS SHOWN

-SAND COATED EXPANSION JOINTS

-SAW CUT CONTROL JTS / SCORE JTS

-SANDBLAST FINISH

-COLOR: DAVIS LIGHT GRAY (IRON OXIDE)-860

-NO SHINERS / BANDS

GRANITE SEAT CUBES

BIKE RACK,

2'x2'x2', HONED - ALL SIDES

DARK GRANITE

FROM MARENAKOS OR COVERALL STONE

C.I.P. CONCRETE SEAT WALL W/ WOOD TOP
(SEE DETAILS)

C.I.P. CONCRETE SEAT WALL (SEE DETAILS)

UPLIGHTS AT ON-SITE TREES, REF. ELECTRICAL

INVERTED-U, STD. SDOT RACK

LANDSCAPE PLAN

martin selig real estate   |   220 W Harrison   |   Project 3017467   |   Design Review Board Recommendation Proposal   |   01.21.2015  20



LIgHTINg PLAN

2

3

3

4

4

5

6

7

8
8

8

1 Recessed LED step light at seat wall 2 Existing city street light (typical) 4 Uplighting on trees 5 Wall mounted LED fixture to provide 
egress lighting at the alley

6 City lamp post 7 Recessed LED wall wash at building 
soffit to illuminate wall

8 Recessed LED downlight at building 
soffit to provide general lighting at 
entries (typical)

3 Linear LED fixture concealed under bench

1

1
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E x c e p t i o n a l  T r e e  P l a n

8'0' 16' 32'
1 LANDSCAPE PLAN | STREET LEVEL
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3RD AVENUE WEST

ALLEY

(#6)

(#7)
(#8)

(#10)

(#5) (#11) (#15)
(#14)

(#18)

(#20)

(#19)**

(#26)
(#25)

(#24)

(#23)

(#22)

(#21)

(#31)

(#28)

(#27)

(#30)

(#13)
(#12)

(#17)

(#16)

TREE TO DEMO, TYP.

(#29)**

ALLEY

(#11)

ExCEPTIONAL TREE INFORMATION
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E x c e p t i o n a l  T r e e  I n f o r m a t i o n

ExCEPTIONAL TREE INFORMATION
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NORTH BLANK FACADES
SMC 23.47A.008 A AND SMC 23.86.028

REQUIRED PROVIDED
BLANK SEGMENT LENGTH: < 46'-10"  (40%) 97'- 1" (83%)
NON-BLANK SEGMENT LENGTH: > 70'-4"  (60%) 20'-1"  (17%)
TOTAL FACADE LENGTH: 117'-2"
(AS MEASURED 5' - 0" ABOVE GRADE)

ONE PORTION OF THE BLANK SEGMENT EXCEEDS 20 FEET IN WIDTH
(AS MEASURED 5' - 0" ABOVE GRADE)

LINE OF MEASUREMENT
FOR BLANK FACADES

BLANK ZONE (ZINC)

42' - 6"

BLANK ZONE (SPANDREL)

54' - 7"

117' - 2"

20' - 1"

5' 
- 0

"

NORTH PERCENTAGE OF TRANSPARENCY OF NON-RESIDENTIAL FACADES
SMC 23.47A.008 B2

REQUIRED PROVIDED
NON-TRANSPARENT AREA: < 282 SF (40%)   515 SF (73%)
TRANSPARENT AREA: > 422 SF (60%)   189 SF (27%)
TOTAL FACADE AREA:   704 SF
(FROM 2' - 0" TO 8' - 0" ABOVE GRADE)

TRANSPARENT AREA DOES NOT MEET PROVISIONS OF SMC.47A.008 B2

TRANSPARENT ZONE

+2’
+8’

NORTH BLANK FACADES
SMC 23.47A.008 A AND SMC 23.86.028

REQUIRED PROVIDED
BLANK SEGMENT LENGTH: < 46'-10"  (40%) 97'- 1" (83%)
NON-BLANK SEGMENT LENGTH: > 70'-4"  (60%) 20'-1"  (17%)
TOTAL FACADE LENGTH: 117'-2"
(AS MEASURED 5' - 0" ABOVE GRADE)

ONE PORTION OF THE BLANK SEGMENT EXCEEDS 20 FEET IN WIDTH
(AS MEASURED 5' - 0" ABOVE GRADE)

LINE OF MEASUREMENT
FOR BLANK FACADES

BLANK ZONE (ZINC)

42' - 6"

BLANK ZONE (SPANDREL)

54' - 7"

117' - 2"

20' - 1"

5' 
- 0

"

NORTH PERCENTAGE OF TRANSPARENCY OF NON-RESIDENTIAL FACADES
SMC 23.47A.008 B2

REQUIRED PROVIDED
NON-TRANSPARENT AREA: < 282 SF (40%)   515 SF (73%)
TRANSPARENT AREA: > 422 SF (60%)   189 SF (27%)
TOTAL FACADE AREA:   704 SF
(FROM 2' - 0" TO 8' - 0" ABOVE GRADE)

TRANSPARENT AREA DOES NOT MEET PROVISIONS OF SMC.47A.008 B2

TRANSPARENT ZONE

+2’
+8’

REQUESTED DEPARTURES

Code Citation Code Requirement Proposed Design Departure Rationale

23.47.008.a.2.b Blank segments of the street-facing facade between 2 feet and 8 
feet above the sidewalk may not exceed 20 feet in width.  
 

The total of all blank facade segments may not exceed 40 percent 
of the width of the facade of the structure along the street. 

sixty percent of the street-facing facade between 2 feet and 8 
feet above the sidewalk shall be transparent

23.47.008.a.2.c

23.47.008.B.2.a

at the north elevation, a linear segments of blank facade measured per 
23.86.028.B at 5 feet above the sidewalk at the lot line exceeds 20 feet 
in width (Exhibit A).  at the west elevation, two linear segments of blank 
facade exceed 20 feet in width (Exhibit C)

at the north elevation, the amount of blank facade exceeds 40 percent of 
the width of the facade of the structure along the street (Exhibit A).

at the north elevation, less than 60 percent of the facade between 2 and 8 
feet above the sidewalk is transparent (Exhibit B).  

The majority of the west elevation is non-blank and comprised of entry plazas and windows that 
enhance the pedestrian realm.  Within the band between 2 feet and 8 feet above the sidewalk, there 
is ample glazing at the “blank” segments that exceed 20 feet in length at 5 feet above the sidewalk 
(see Exhibit a).  at the north elevation (see Exhibit B), there is ample glazing above and below the 
line at 5 feet above the sidewalk and visual interest is created by material and planar transitions.  
The departing length and percentage of blank facade as well as transparency is primarily a 
function of steep topography and resolving a mid-block entrance with corner entrances along 3rd 
avenue West at West republican street and West harrison street.  if the three street frontages 
are considered together, the scheme meets and even surpasses the percentage requirements for 
transparency (71%).  The quieter street-level facade at the north elevation is appropriate for the 
quieter residential character of West republican street as opposed to 3rd avenue West and West 
harrison street.  

Exhibit A: North Elevation (West Republican Street) Blank Facades Exhibit B: North Elevation (West Republican Street) Facade Transparency

Floor Line
Level 03 

Floor Line
Level 03 

Floor Line
Level 04
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WEST BLANK FACADES
SMC 23.47A.008 A AND SMC 23.86.028

REQUIRED PROVIDED
BLANK SEGMENT LENGTH: < 141'-4"  (40%) 73'-6" (22%)
NON-BLANK SEGMENT LENGTH: > 211'-11"  (60%) 279'-9" (78%)
TOTAL FACADE LENGTH: 353'-3"
(AS MEASURED 5' - 0" ABOVE GRADE)

TWO PORTIONS OF THE BLANK SEGMENT EXCEED 20 FEET IN WIDTH
(AS MEASURED 5' - 0" ABOVE GRADE)

LINE FOR MEASUREMENT OF
BLANK FACADES

5' 
- 0

"

NON-BLANK ZONE (GLAZED)

64' - 5"

BLANK ZONE

35' - 5"

NON-BLANK ZONE (GLAZED + ENTRY)

115' - 2"

BLANK ZONE

38' - 1"

NON-BLANK ZONE (GLAZED)

100' - 2"

TOTAL FACADE LENGTH

353' - 3"

WEST BLANK FACADES
SMC 23.47A.008 A AND SMC 23.86.028

REQUIRED PROVIDED
BLANK SEGMENT LENGTH: < 141'-4"  (40%) 73'-6" (22%)
NON-BLANK SEGMENT LENGTH: > 211'-11"  (60%) 279'-9" (78%)
TOTAL FACADE LENGTH: 353'-3"
(AS MEASURED 5' - 0" ABOVE GRADE)

TWO PORTIONS OF THE BLANK SEGMENT EXCEED 20 FEET IN WIDTH
(AS MEASURED 5' - 0" ABOVE GRADE)

LINE FOR MEASUREMENT OF
BLANK FACADES

5' 
- 0

"

NON-BLANK ZONE (GLAZED)

64' - 5"

BLANK ZONE

35' - 5"

NON-BLANK ZONE (GLAZED + ENTRY)

115' - 2"

BLANK ZONE

38' - 1"

NON-BLANK ZONE (GLAZED)

100' - 2"

TOTAL FACADE LENGTH

353' - 3"

REQUESTED DEPARTURES

Exhibit C: West Elevation (3rd Avenue West) Blank Facades

Floor Line
Level 01

Floor Line
Level 02

Floor Line
Level 03
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SW CORNER AT 3RD AVENUE WEST AND WEST HARRISON STREET
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SE CORNER AT WEST HARRISON STREET
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SW CORNER AT 3RD AVENUE WEST AND WEST REPUBLICAN STREET
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SE CORNER AT WEST HARRISON STREET
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4  Terrace
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3.0 PrOPOsal

The proposed development is a 6-story (above grade), 
183,600 SF office building with two levels of below grade 
parking with 180 stalls. 

4.0 COnteXt analYsis

Context Aerial     1

Context Uses and Structures   2

Zoning + Topography    3

Community Nodes + Landmarks  4

Notable Architectural + Siting Patterns 6 

5.0 eXisting site COnDitiOns 

 Streetscape     8

 Solar Analysis     10

 Site Plan     14 

6.0 site Plan     15

7.0 ZOning Data     16

8.0 Design gUiDelines    17

9.0 alternatiVe arCHiteCtUral COnCePts 
 
 Concept 1: Step    20

 Concept 2: Bridge    22

 Concept 3: Link    24 

10.0 DeVelOPment stanDarD DePartUres

 None Requested
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sitesite

ViCinitY maP: Uses, strUCtUres
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Myrtle Edwards Park 
West Thomas Street Pedestrian + Bike Overpass 
Elliott Bay Office Park 
Avalon Bay Apartments 
H2O Apartments 
Archstone Elliott Bay Apartments 
West Tower Office Building 
Church of Scientology Building 
Elliot West Office Building 
333 Elliot Office Building 
Key Arena 
Seattle Center International Fountain 
Seattle Center Fisher Pavilion 
Bagley Wright Theater 
Playhouse and Exhibition Hall 
Seattle Children’s Theater 
Pacific Science Center 
Tribeca Commercial Condos (Safeway + Retail) 
USPS Queen Anne Station + District Headquarters 
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ViCinitY maP: ZOning anD tOPOgraPHY
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ViCinitY maP: COmmUnitY nODes anD lanDmarks + neigHbOrHOOD CHaraCter
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The site is within close proximity to transit and 
adjacent to a pedestrian path linking Elliott Bay 
and Lake Union.  

Additionally, the site is within walking distance 
of two major city landmarks: Myrtle Edwards 
Park along the water and Seattle Center.

The proposed building improves the pedestrian 
experience along 3rd Ave W and W Harrison St 
through transparency, creation of public space, 
and facade articulation.  

COmmUnitY nODes anD lanDmarks

a   Myrtle Edwards Park + Elliott Bay D   Key Arena + Seattle Centerb   Thomas St. Overpass C   Freight and commuter rail

Community nodes and landmarks: imagery

e  Lower Queen Anne Commercial Area

9-block aerial Oblique 

site
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LEGEND 

Mid-Block Entry

ViCinitY maP: nOtable arCHiteCtUral anD siting Patterns
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Building scale and use vary in the Uptown Urban 
Center surrounding the site.  The images to 
the right represent larger office buildings that 
characterize the neighborhood.  As illustrated on 
the map, there are also smaller scale residential 
buildings.  

The mix of scales suggests that the proposed 
building should acknowledge its context through 
dividing or shifting its volume to reduce its 
overall perceived scale.  

Mid-block entries are common among larger 
buildings and serve to reduce scale and address 
changes in topography.
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l  Entry Court at Elliott Bay Office Park m  Elliott Bay Office Park + Thomas St. Overpass n  Avalon Bay Apartments (Thomas St)k  Elliott West Bldgs 1,2 O  Multi Family Duplex + West Republican Place

nOtable arCHiteCtUral anD siting Patters 

F   Office Building at 2nd Ave + Harrison St H  100 W Harrison South i   333 Elliott + Thomas St Overpassg   West Tower Office Building

C   Entry Court at Elliott Bay Office Park D  Avalon Bay Apartments (Harrison St) e   Avalon Bay Apartments Entryb   Church of Scientology Building

J   333 Elliott

a   Site: Existing Office Building
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streetsCaPe 

1   W Harrison St. South Elevation

2   W Republican St. North Elevation

3   3rd Ave W West Elevation

site

site

site

site

1 1a

22a

3a

3
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streetsCaPe

1a   W Harrison St. from Site

2a   W Republican St. from Site

3a   3rd Ave W from Site

site

site

site
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sOlar analYsis: eXisting

A dimensionally accurate computer 
model of the site and surrounding 
neighborhood is used to analyze the 
effects of sun and shadow on the 
existing development and surrounding 
neighborhood.  The sun rays and 
shadows cast are based on a physically 
accurate computer model of the sun path 
that is calibrated to the correct latitude 
and longitude and to the orientation of 
the site.  Within this digital environment 
the project is evaluated.

North
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sUn/sHaDOW graPHiCal analYsis: eXisting

10 AM 12 PM 2 PM

SUMMER SOLSTICE 

EQUINOX 

WINTER SOLSTICE 
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A dimensionally accurate computer 
model of the site and surrounding neigh-
borhood is used to analyze the effects of 
sun and shadow on the proposed devel-
opment and surrounding neighborhood.  
The sun rays and shadows cast are based 
on a physically accurate computer model 
of the sun path that is calibrated to the 
correct latitude and longitude and to the 
orientation of the site.  Within this digital 
environment the project is evaluated.

sOlar analYsis: PrOPOseD

North
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sUn/sHaDOW graPHiCal analYsis: PrOPOseD

10 AM 12 PM 2 PM

SUMMER SOLSTICE 

EQUINOX 

WINTER SOLSTICE 
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eXisting site Plan: tOPOgraPHY anD lOCatiOn OF strUCtUres
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PrOPOseD site Plan (PreFerreD sCHeme): tOPOgraPHY anD lOCatiOn OF strUCtUres
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ZOning Data

Zoning Designation:

NC3-65

Overlay District:

Uptown Urban Center

seattle mUniCiPal CODe (smC): 

title 23 - lanD Use CODe

Subtitle III Land Use Regulations

Division 2 Authorized Uses and 
Development Standards

Chapter 23.47a - Commercial 

(Sections have been excerpted as appli-
cable to proposed project)

smC 23.47a.012 strUCtUre HeigHt

65’

Methodology for determining structure 
height on a lot is further defined in SMC 
23.86.006.A2.d :

“... The calculation of structure height in 
subsection 23.86.006.A.1 may be modi-
fied, at the discretion of the applicant, as 
follows to permit the structure to respond 
to the topography of the lot:

a.  Draw the smallest rectangle that en-
closes the principal structure.

b.  Divide one side of the rectangle, 
chosen by the applicant, into sections at 
least 15 feet in length using lines that 
are perpendicular to the chosen side of 
the rectangle.

c.  The sections delineated in subsec-
tion 23.86.006.A.2.b are considered to 
extend vertically from the ground to the 
sky.

d.  The maximum height for each sec-
tion of the structure is measured from 
the average grade level for that section of 
the structure, which is calculated as the 
average elevation of existing lot grades 
at the midpoints of the two opposing 
exterior sides of the rectangle for each 
section of the structure. ”

SMC 23.47A.013  FLOOR AREA RATIO:

Maximum FAR for structures solely 
occupied by non-residential use is 4.25 
per Table A.  Minimum required FAR is 
2 per Table C. 

smC 23.47a.005 street-leVel Use 
reQUirements

Residential uses are limited at street 
level, but there are no other required 
street level uses per subsection 
23.47A.005.D2 as W Harrison St, W 
Republican St, and 3rd Ave W are not 
considered principal pedestrian streets.

smC 23.47a.008 street leVel 
DeVelOPment stanDarDs

A.2.b.  Blank segments of the street-
facing facade between 2 feet and 8 feet 
above the sidewalk may not exceed 20 
feet in width.

A.2.c  The total of all blank facade seg-
ments may not exceed 40 percent of 
the width of the facade of the structure 
along the street.

A.3  Street-level street-facing facades 
shall be located within 10 feet of the 
street lot line, unless wider sidewalks, 
plazas, or other approved landscaped or 
open spaces are provided.

B.2.a  Sixty percent of the street-facing 
facade between 2 feet and 8 feet above 
the sidewalk shall be transparent.

23.47A.016 LANDSCAPING AND 
SCREENING STANDARDS

Per Table D for Section 23.47A.016, 
3-foot-high screening is required along 
areas where garbage cans are located

A.2.b-c  Landscaping that achieves a 
Green Factor score of .30 or greater, 
pursuant to Section 23.86.019, is 

required for any lot with development, 
either a new structure or an addition to 
an existing structure, containing more 
than 4,000 new square feet of non-res-
idential uses; or any parking lot contain-
ing more than 20 new parking spaces for 
automobiles.

23.47a.032 Parking lOCatiOn anD 
aCCess

A.1.a  Access to parking shall be from 
the alley.

F.  Access to a loading berth shall be 
from the alley.

B.1.b  Within a structure, street-level 
parking shall be separated from street-
level, street-facing facades by another 
permitted use. This requirement does not 
apply to access to parking meeting the 
standards of subsection 23.47A.032.A.

smC 23.53 streets alleYs anD 
easements

smC 23.53.030 alleY imPrOVements 
in all ZOnes

D.1. Per Table C, minimum alley width in 
NC3 zones is 20’.  

smC 23.54 QUantitY anD Design 
stanDarDs FOr aCCess, OFF-street 
Parking, anD sOliD Waste stOrage 

There are no minimum parking require-
ments in urban centers per Table A for 
SMC23.54.015

SMC 23.54.016  Parking access shall 
be from the abutting alley.

23.54.035 lOaDing bertH reQUire-
ments anD sPaCe stanDarDs

Per Table A for Section 23.54.035, 
2 loading berths are required for low 
demand uses 60,001 SF-160,000 SF.
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The design team believes that the 
following guidelines are the priorities for 
this project:

Cs2 Urban Pattern and Form
Strengthen the most desirable forms, 
characteristics, and patterns of the 
streets, block faces, and open spaces in 
the surrounding area. 
ii.  streetscape Compatibility
v. “...when retail and offices are located 
within the neighborhood, they should 
be designed to acknowledge and bleng 
with the predominantly residential 
environment.  Storefronts, office entries 
and signs should be understated and 
muted, while still presenting a street 
presence.  Bright or loud colors and 
lights should be avoided in this park-like 
residential character.”

iii.  Corner lots

i.  Generally buildings within Uptown 
should meet the corner and be set back.   
Building designs...should address the 
corner and promote activity...
 
Cs3 architectural Context and Character
Contribute to the architectural character 
of the neighborhood.
i.  architectural Context
The Uptown Park character area 
emphasizes the notion of historic 
continuity--the relationship of built 
structures over time.  This relationship 
encourages diversity of styles within 
a coherent whole, reinforcing the key 
elements of noteworthy buildings. 
Pl1 Connectivity
Complement and contribute to the 
network of open spaces aroiund the site 
and the connections among them.
i.  streetscape Compatibility
Throughout Uptown developments that 
respond outward to the public realm are 

preferred.
iii. Define outdoor spaces through a 
combination of building and landscaping, 
and discourage oversized spaces that lack 
containment.

Pl2 Walkability
Create a safe and comfortable walking 
environment that is easy to navigate and 
well-connected to existing pedestrian 
walkways and features.
i.  entrances Visible from the street
Throughout Uptown, major entrances to 
developments should be prominent.  The 
use of distinctive designs with historical 
references is strongly encouraged...Streets 
throughout Uptown should be sociable 
places that offer a sense of security...
ii.  Pedestrian Open spaces and 
entrances
i.  Throughout Updown entries should be 
designed to be pedestrian friendly (via 
position, scale, architectural detailing, 
and materials) and should be clearly 
discernible to the pedestrian.

DC1 Project Uses and acitivites
Optimize the arrangement of uses and 
activities on site.
i.  Parking and Vehicle access
ii.  Prefered Alley Access:  Access to new 
development is preferred via alleyways, if 
feasible.  Throughout Uptown encourage 

all parking for residential uses to be 
located below grade.  
ii.  blank Walls
i.  Within the Uptown Park character 
area landscaping (e.g., trellised climbing 
plants and other urban greenery) is the 
preferred treatment for walls.  Larger 
wall areas should include landscaped 
treatments at the wall or between the 
wall and public rights-of-way, but not 
in a manner that would create unsafe 
conditions...

DC2 architectural Concept
Develop an architectural concept that will 
result in a unified and functional design 
that fits well on the site and within its 
surroundings.  
i.  architectural Context
i.  The Uptown Park...character district 
prefers an architecture that emphasizes 
human scale and quality, detailing and 
materials, and that remains compatible 
with the existing community. .  
ii.  architectural Concept and Consistency
Throughout Uptown buildings and 
landscaping should strive to create 
projects with an overall neat and cohesive 
appearance.  
iii.  Human scale
i.  Throughout Uptown human-scaled 
architecture is stongly preferred.  
Proportion should be provided by such 
components as the detail of windows, 
doorways, and entries.  Appropriate scale 
and proportion may also be influenced by 
the selection of building materials.
ii.  Architectural designs that create an 
impression of reduced size consistent 
with a pedestrian-oriented environment 
should be encouraged, especially in the 
Uptown Park... area.

DC3 Open space Concept
Integrate open space design with the 
design of the building so that each 
complements the other.  
i.  landscaping to enhance the building 
and/or site
...Especially within Uptown Park 
character area, landscaping should 
be substantial and include a variety 
of textures and colors, to the extent 
possible.  Landscaping should be used 
to enhave each site, including buildings, 
setbacks, entrances, open space areas, 
and to screen parking and other less 
visually attractive areas...

DC4  exterior elements and Finishes
Use appropriate and high quality 
elements and finishes for the building 
and its open spaces.  
i.  architectural Context
In the Uptown Park character area, 
extensive landscaping, the use of brick 
and inlaid tile as building materials nad 
designs with an appearance of substnace 
and quality are recommended to promote 
Uptown Park’s desired character.
i.  exterior Finish materials
ii.  Throughout Uptown, decorative 
exterior treatments using brick, tile, 
and /or other interesting exterior finish 
materials are strongly preferred.  Quality 
exterior finish materials should be 
incorporated at all levels and on all 
exterior walls.  Use materials, colors, and 
details to unify a building’s appearance; 
building and structures should be built of 
compatible materials on all sides.  

Design gUiDelines
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COns
• Single mass enlarges overall scale
• Lacks distinctive pedestrian entry

PrOs
• Cost effective envelope 
• Compact core arrangement
• Stepping produces large amenity 

terrace for tenants 
• Stepping reinforces topographical 

features

COns
• Redundant core arrangement
• Public connection to alley is not 

desireable
• Additional envelope area increases 

development costs
• Building entries less visible from 

street

PrOs
• Divided mass reduces perceived 

scale
• Additional surface area improves 

interior daylighting
• Stepping produces large amenity 

terrace for tenants
• Stepping reinforces topographical 

features
• Allows for flexible leasing scenarios
• Massing produces distinctive 

pedestrian entry and public space

COns
• Additional envelope area increases 

development costs

PrOs
• Divided mass reduced perceived 

scale
• Additional surface area improves 

interior daylighting
• Stepping produces large amenity 

terrace for tenants
• Stepping reinforces topographical 

features
• Allows for flexible leasing scenarios
• Efficient core planning
• Massing produces indoor and 

outdoor amenity space
• Massing produces distinctive 

pedestrian entry and public space
• Narrower footprint allows for 

widening of sidewalk

3RD AvE W 
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W HARRISON ST 
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W HARRISON ST 

arCHiteCtUral COnCePts

Step Bridge Link  
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W HARRISON ST 

preferred 
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The form responds to a 34’+ grade change through stepping down 
a story at the southern third of the building.  While the scheme 
does have a primary pedestrian entry mid-block on 3rd Ave W, it is 
not highly evident through the overall form.  Rather, the building 
creates a continuous street wall that increases the urban character 
of the block.  There is also the possibility to activate the Harrison 
and Republican street fronts through additional corner entries on 
levels 1 and 3.  
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Elevations 1:50

West Elevation (3rd Ave W)

East Elevation (Alley)

South Elevation (W Harrison St) North Elevation (W Republican St)

NW corner at 3rd Ave W + W Republican St.

SE corner from W Harrison St.

SW corner at 3rd Ave W + W Harrison St.
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Two masses are connected by a bridge that could serve tenants 
with meeting and conference space.  The southern portion of 
the building is two stories shorter than the northern portion and 
the division of mass breaks down the scale of the building and 
creates a mid-block public passage from 3rd Ave W to the Alley.  A 
potential disadvantage of the mid-block passage is that it obscures 
the perception of the primary entries from the street.  Additionally, 
due to the character of the alley it may be undesirable to create a 
connection to it.
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Elevations 1:50

West Elevation (3rd Ave W)

East Elevation (Alley)

South Elevation (W Harrison St) North Elevation (W Republican St)

NW corner at 3rd Ave W + W Republican St.

SE corner from W Harrison St.

SW corner at 3rd Ave W + W Harrison St.
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In the preferred “Link” scheme, two masses that step down the 
hill are connected by a core, circulation space, and atrium.   A 
highly legible entry on third could be supported by additional corner 
entries that activate the Harrison and Republican frontages of the 
building. There is also the possibility of a planted area between the 
sidewalk and building along 3rd Ave West to enhance the pedestrian 
experience. 
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Elevations 1:50

West Elevation (3rd Ave W)

East Elevation (Alley)

South Elevation (W Harrison St) North Elevation (W Republican St)

NW corner at 3rd Ave W + W Republican St.

SE corner from W Harrison St.

SW corner at 3rd Ave W + W Harrison St.
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Link
Plans 1:50

Levels 3,4,5: Typical

Level 1
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Link
SW Corner from 3rd Ave W + Harrison St
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PreCeDent

negotiating topographylinear windows and solar shades Vertical sun shading and composition


	2015-0106 161415 DRB Part 1
	2015-0121 161415 DRB Part 2

