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PROJECT OVERVIEW

PROJECT DESCRIPTION & V IS ION
This project will complete the second half of this high density multi-family city block in South Lake Union. The vision for this project is to 
take advantage of this very urban location by providing sustainable, quality housing for the rapidly growing employment surrounding the 
project. This neighborhood is undergoing dynamic change where four new office towers currently under construction will add thousands of 
jobs to the existing thousands of jobs immediately surrounding the project site. 

The project will consist of two multi-family structures, a 7-story mid-rise structure and a 24-story tower and podium structure, together 
offering a variety of housing selections. In addition to the project being surrounded by major employment, the site is also conveniently 
located near the South Lake Union Streetcar route connecting the project to Seattle’s retail core and transportation hub.

PROJECT STATISTICS
(ALL APPROXIMATE)

PROGRAM			   FLOORS		
BELOW GRADE PARKING	 P1-P4
LOBBIES | RETAIL | BOH	 P1-L2
RESIDENTIAL			   P2-L24
AMENITY & ROOF DECK	 L1, L8, L25

RESIDENTIAL UNITS
430 UNITS

PARKING STALLS
600 STALLS

RETAIL
12,000 SF 

S ITE
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ZONING SUMMARY

PARCEL NUMBER(S): 				  
	

ADDRESS: 						    

S ITE ARE A:						    

ZONING:						    

OVERL AY(S): 						    

							     

FLOOR ARE A R ATIO (FAR): 

[23.48 .0 09.B .2] 				  

ALLOWABLE BUILDING HEIGHT:			 

[23.86.0 06.E ,  23.48 .010. A .2 ,  23.48 .010.D.1]

UPPER LEVEL SETBACKS:

[23.48 .012 . A ,  23.49.013.C]

TOWER PODIUM STANDARDS:

[23.48 .013.B .2 .b,  23.48 .013.B .4]

TOWER LIMITS:

[23.48 .013.F,  23.48 .013.G]

STREET LEVEL STANDARDS:

[23.48 .014. A ,  23.48 .014.D]

OPEN SPACE REQUIRED:

[23.48 .014.G]

198320 0605,  198320 0610,  198320 0615,  198320 0625, 
and 198320 0626

1114 -1124 Harr i son St ,  405 - 433 Fa i r v iew Ave N

+/-  58 ,8 02 SF (360 ’  x  163.3’,  1.35 acres)

SM 160/85 -240

South Lake Union Urban Center

South Lake Union Archaeolog ica l  Buf fer

4.5 Base ,  7.0 Ma x

Struc ture he ight  measured at  midpoint  of  Fa i r v iew 
Ave.  lot  l ine (+/-  77 ’  e levat ion)

160 ’- 0” Non- Res ident i a l  ba se he ight  l imi t

85’- 0” Res ident i a l  ba se he ight  l imi t

240 ’- 0” Res ident i a l  ma x he ight  l imi t  wi th bonuses

I f  the s truc ture does not  exceed the ba se he ight  of 
the zone,  por t ions of  the s truc ture greater  than +45’ 
i s  requ ired to set  back from the lot  l ine 1’  for  ever y 
+2’  of  he ight  above +45’  up to a  ma x of  15’.  (Only 
a long Harr i son St .)  I f  the s truc ture exceeds the ba se 
he ight  of  the zone,  por t ions of  the s truc ture greater 
than +65’  a re requ ired to set  back from the lot  l ine 
10 ’.  (Only  a long Fa i r v iew Ave.  N.)

10,50 0 s f  average tower p la te ,  11,50 0 s f  ma x per 
any one s tor y ;+65’  podium he ight ;  75% lot  coverage 
be low podium

Only one res ident i a l  tower i s  a l lowed per b lock front . 
Res ident i a l  towers must  be separated by a t  lea s t  60 ’. 

Harr i son St . ,  Fa i r v iew Avenue,  and Repub l ican St .  a re 
Cla s s  I I  Pedestr i an Streets

15% lot  a rea access ib le  from s treet  leve l

SE AT TLE MUNICIPAL CODE TITLE 23

The fo l lowing i s  an abbrev ia ted summar y and genera l  over v iew of  the ex i s t ing zon ing for  the s i te .

SM 85/65-160

SM-125

SM 160/85-240

SM 240/125- 400
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SITE SURVEY
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EXISTING SITE PL AN
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SITE CIRCUL ATION | URBAN FR AMEWORK
BIKE ROUTE

TR ANSIT ROUTE

STREETC AR STOP

TR ANSIT STOP

STREETC AR ROUTE

MAIN ARTERIAL ROUTES
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FA IRV IE W AVENUE NORTH:

•	 Two-way north-south
•	 Five-lane street with dedicated center turning lane
•	 Direct path from downtown through South Lake Union to Eastlake and the University District
•	 Class II Pedestrian Street

HARRISON STREET:

•	 Two-way east-west
•	 Two-lane street with center streetcar lane
•	 Class II Pedestrian Street

REPUBLIC AN STREET:

•	 Two-way east-west
•	 Two-lane street
•	 Class II Pedestrian Street

PAR K

PAR K
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AERIAL CONTEXT

PA N PACIF IC HOTEL

MIR A BELL A R ETIR EMENT
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AERIAL CONTEXT
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AERIAL CONTEXT
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STREET CONTEXT
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STREET CONTEXT
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NEIGHBORHOOD CONTEXT

2

32
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DESIGN CUES
•	 FLOOR-TO-CEILING GLAZING JUXTAPOSED 

WITH PUNCHED OPENINGS

•	 DISTINCT HORIZONTAL AND VERTICAL 
FENESTRATION

•	 INVITING PEDESTRIAN CONNECTIONS

•	 QUALITY MATERIALS

•	 OVERRIDING OFFICE VERNACULAR

•	 INTEGRATED LANDSCAPING

•	 SIMPLE MASSING

•	 CONTEXT IS PRIMARILY NEW WITH 
CONTEMPORARY STRUCTURES
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NEIGHBORHOOD CONTEXT

1

4

1 2
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DESIGN CUES
•	 PUBLIC TO PRIVATE TRANSITIONS AT 

GROUND LEVEL RESIDENTIAL

•	 DISTINCT HORIZONTAL AND VERTICAL 
FENESTRATION

•	 INVITING PEDESTRIAN CONNECTIONS

•	 FLOOR-TO-CEILING GLAZING JUXTAPOSED 
WITH PUNCHED OPENINGS

•	 OVERRIDING OFFICE VERNACULAR

JONATHAN NEHMER + ASSOCIATES   |   EARLY DESIGN GUIDANCE PACKET

EVEN Hotels + Staybridge Suites
September 3, 2014527 Fairview Avenue N, Seattle, WA 98109

CONCEPT | PREFERRED MASSING VISION

26
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PARKING ENTRANCE2
Fairview Avenue

STREET LEVEL DEVELOPMENT4
Mercer Street
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SOUTH WEST PERSPECTIVE1
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500 fairview
design review board submittal

april 24 2013
project : 3015059

NEIGHBORHOOD CONTEXT
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DESIGN CUES
•	 PEDESTRIAN AND TRANSIT CONNECTIONS

•	 FLOOR-TO-CEILING GLAZING JUXTAPOSED 
WITH PUNCHED OPENINGS

•	 STREET-LEVEL ACTIVATION

•	 SIMPLE MASSING

•	 OVERRIDING OFFICE VERNACULAR
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18 06.26.13   Troy Laundry / Boren Investment Block touchstone   / /  

VIEW FROM SOUTHEAST CORNER 
FAIRVIEW AVE + THOMAS ST

NEIGHBORHOOD CONTEXT

4 5
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DESIGN CUES
•	 CREATION OF PLACE

•	 RESPONSE TO ADJACENT DEVELOPMENT

•	 STREET-LEVEL ACTIVATION

•	 INTEGRATED LANDSCAPING

•	 OVERRIDING OFFICE VERNACULAR

•	 DISTINCT BASE EXPRESSION
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SITE CONTEXT | ADJACENT DEVELOPMENT

18 06.26.13   Troy Laundry / Boren Investment Block touchstone   / /  

VIEW FROM SOUTHEAST CORNER 
FAIRVIEW AVE + THOMAS ST

SOUTH LAKE UNION 
NEW DEVELOPMENT CONTEXT

HIGHRISE & MID–RISE TRANSITIONAL BLOCK
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LOOKING EAST FROM SITE

40 0 FAIRVIEW50 0 
FAIRVIEW

ELEVATIONS – FAIRVIEW AVE N

LOOKING WEST TOWARD SITE

PROJECT S ITE 501 
FAIRVIEW

30 0 BOREN REPUBLIC AN
STREET

HARRISON
STREET

HARRISON
STREET

REPUBLIC AN
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EXISTING
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ELEVATIONS – HARRISON ST

LOOKING NORTH TOWARD SITE

PROJECT S ITE40 0 BOREN
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ELEVATIONS – REPUBLICAN ST

LOOKING SOUTH TOWARD SITE

40 0 BORENPROJECT S ITE

LOOKING NORTH FROM SITE

501 FAIRVIEW

FAIRVIEW AVE N ALLE Y
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TITLE CIT Y WIDE GUIDELINE RESPONSESLU SUPPLEMENTAL GUIDANCE

CS2	 URBAN PAT TERN 	
	 AND FORM

Streng then the mos t  de s i r ab le  forms , 
cha r ac ter i s t i c s ,  and pa t te rns  o f  the 
s t ree t s ,  b lock face s ,  and open spaces in 
the sur round ing a rea .

Encour age prov i s ion o f  “out look s and over look s” for  the pub l i c  to v iew the l ake 
and c i t y scapes .  Example s  inc lude prov i s ion o f  pub l i c  p l a za s  and /or other pub l i c 
open spaces and chang ing the form or facade se tback s o f  the bu i ld ing to enhance 
oppor tun i t i e s  for  v iews .

Min imize shadow impac t s  to Ca scade Park .

Re in force communi t y  ga teways through the u se o f  a rch i tec tur a l  e lement s , 
s t ree t scape fea ture s ,  l andscap ing and /or s i gnage .   G ateways c an be de f ined 
through l andscap ing ,  a r t work ,  and re fe rences to the h i s tor y o f  the loca t ion tha t 
c rea te a  sense o f  p l ace .   G ateways a re t r ans i t ion loca t ions ,  p l ace s  tha t  mark entr y 
or  depar ture po in t s  to a  ne ighborhood for  au tomob i le s  and pedes t r i an s .   They 
a re s i te s  tha t  c rea te oppor tun i t i e s  for  ident i f i c a t ion ,  a  phys ic a l  marker for  the 
communi t y  to not i ce they a re enter ing a  spec i a l  p l ace .   Methods to e s t ab l i sh 
ga teways shou ld cons ider  the s i te’s  cha r ac ter i s t i c s  such a s  topogr aphy,  v iews 
or  sur round ing bu i ld ing pa t te rns .   E lement s  cou ld inc lude bu i ld ing out  to meet 
the corner where appropr i a te ,  or  too l s  such a s :  se tback s to a l low for  pedes t r i an 
f r iend l y  space s;  s i gnage;  l andscap ing ;  a r t work ;  f ac ade t rea tment s .

G ateways inc lude:  Wes t l ake & Denny ;  Wes t l ake & 9 th;  Dexter  & Mercer ;  Fair v iew 
& Va l ley ;  Fa ir v iew & Denny; Fa ir v iew & Mercer

Sever a l  a rea s  have been ident i f i ed a s  “hear t  loca t ions .”  Hear t  loca t ions se r ve a s 
the perce i ved center  o f  commerc i a l  and soc i a l  ac t i v i t y  w i th in  a  ne ighborhood.  
These loca t ions prov ide anchor s  for  the communi t y  a s  they have ident i t y  and 
g i ve form to the ne ighborhood.   Deve lopment a t  hea r t  loca t ions shou ld enhance 
the i r  centr a l  cha r ac ter  through appropr i a te s i te  p l ann ing and a rch i tec ture .   These 
s i te s  have h igh pr ior i t y  for  improvement s  to the pub l i c  rea lm.   A new bui ld ing ’s 
pr imar y entr y and facade should respond to the hear t locat ion .   Spec i a l  s t ree t 
t rea tment s  a re l i ke l y  to occur and bu i ld ing s  w i l l  need to re spond to the se center s 
o f  commerc i a l  and soc i a l  ac t i v i t y.   A men i t ie s  to cons ider  a re:  pedes t r i an l i gh t ing , 
pub l i c  a r t ,  spec i a l  pav ing ,  l andscap ing ,  add i t iona l  pub l i c  open space prov ided by 
curb bu lbs  and entr y  p l a za s .

Hear t  loca t ions inc lude:  Ca scade Park ;  South L ake Un ion Park ;  Denny Park ; 
Harr i son S t ;  Terr y Ave N;  Wes t l ake Ave N

Addres s  both the pedes t r i an and au to exper ience through bu i ld ing p l acement ,  sc a le 
and deta i l s  w i th spec i f i c  a t tent ion to reg iona l  t r anspor t a t ion corr idor s  such a s 
Mercer,  Auror a ,  Fa i r v iew and Wes t l ake .  These loca t ions ,  pend ing changes in  t r a f f i c 
pa t te rns ,  may evo l ve w i th t r anspor t a t ion improvement s .

Encour age s tepp ing back an e leva t ion a t  upper l eve l s  for  deve lopment t a l l e r 
than 55’  to t ake advantage o f  v iews and inc rea se sun l i gh t  a t  s t ree t  l eve l .  
W here s tepp ing back upper f loor s  i s  not  pr ac t i c a l  or  appropr i a te other de s ign 
cons ider a t ions may be cons idered ,  such a s  modu l a t ions or  separ a t ions be t ween 
s t ruc ture s .

Re l a te propor t ions o f  bu i ld ing s  to the w id th and sca le  o f  the s t ree t .

Whi le not a des ignated gateway per the Des ign Guide l ines ,  th i s  project wi l l  create natura l  gateway  
express ions as i t  t rans it ions from the h igh ly act ive Fa ir v iew Ave N to the s ide streets o f  Republ ican St 
and Harr i son St .  Fa ir v iew Ave N i s  a regiona l  t ranspor tat ion corr idor that i s  heav i l y t rave led at present 
by vehic les and wi l l  potent ia l l y  be heav i l y t rave led by pedestr ians in the near future with new reta i l  hubs 
under construct ion .  Republ ican St and Harr i son St both have p lanned res ident ia l  un it s that f ront the street 
and wi l l  he lp fac i l i tate a s lower pace compared to Fa ir v iew Ave N. As a nod to th i s  t rans it ion ,  the mid – r i se 
res ident ia l  lobby i s  located with in a protruding mass ing e lement at the corner o f  Harr i son St and Fa ir v iew 
Ave N. At the nor th end of  the b lock ,  the tower connects to grade at the corner o f  Fa ir v iew Ave N and 
Republ ican St .  In both cases the mass ing speaks to the trans it ion o f f  Fa ir v iew into less busy streetscapes . 

The tower structure i s  bar- shaped, s lender iz ing i t s  express ion on Fa ir v iew Ave N and adding to the 
modulat ion and rhythm of new and ex i st ing structures a long the transpor tat ion corr idor.  Reta i l  l ines 
Fa ir v iew Ave N and in many cases steps for ward, creat ing a separat ion from res ident ia l  uses on upper leve l s . 

Cour tyards and p laza spaces are strategica l l y  p laced to a l low res idents access to the streetscape from unit s 
where appropr iate .  Reta i l  and lobbies are p laced in locat ions to act ivate the street and enhance s imi lar 
features on adjacent proper t ies .

CS2 CS2 CS2 CS2
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TITLE CIT Y WIDE GUIDELINE RESPONSESLU SUPPLEMENTAL GUIDANCE

CS3	 ARCHITECTUR AL	
	 CONTEX T AND 	
	 CHAR ACTER

Contr ibu te to the a rch i tec tur a l 
cha r ac ter  o f  the ne ighborhood.

A r t i cu l a te the bu i ld ing facades ver t i c a l l y  or  hor izonta l l y  i n  in te r va l s  tha t  re l a te to 
the ex i s t ing s t ruc ture s  or  ex i s t ing pa t te rn o f  deve lopment in  the v i c in i t y.

Cons ider u s ing a rch i tec tur a l  fe a ture s  to reduce bu i ld ing sc a le  such a s :  l andscap ing ; 
t re l l i s ;  compl imenta r y mater i a l s ;  de t a i l i ng ;  accent  t r im.

Suppor t  the ex i s t ing f i ne - gr a ined char ac ter  o f  the ne ighborhood wi th a  mix o f 
bu i ld ing s t y le s .

Re -use and pre ser ve impor t ant  bu i ld ing s  and l andmark s when pos s ib le .

Expose h i s tor i c  s i gn s  and v in t age adver t i s ing on bu i ld ing s  where pos s ib le .

Respond to the h i s tor y and char ac ter  in  the ad j acent  v i c in i t y  in  te rms of  pa t te rns , 
s t y le ,  and sca le .  Encour age h i s tor i c  cha r ac ter  to be revea led and rec l a imed,  for 
example through u se o f  communi t y  a r t i f ac t s ,  and h i s tor i c  mater i a l s ,  forms and 
tex ture s .

Respond to the work ing c l a s s ,  mar i t ime ,  commerc i a l  and indus t r i a l  cha r ac ter  o f  the 
Water front  and Wes t l ake a rea s .  Example s  o f  e lement s  to cons ider  inc lude:  w indow 
deta i l  pa t te rns;  open bay door s;  s loped roofs .

Respond to the un ique ,  gr a s s  root s ,  su s t a inab le  cha r ac ter  o f  the Ca scade 
ne ighborhood.  Example s  o f  e lement s  to cons ider  inc lude:  communi t y  a r t work ; 
ed ib le  ga rdens;  water  in f i l t r a t ion s ys tems tha t  se r ve a s  pedes t r i an amen i t ie s ; 
gu t te r s  tha t  suppor t  greener y.

This project adds to the var iet y o f  the newly bui l t  bu i ld ings and bui ld ings under construct ion in the 
immediate surrounding ne ighborhood. The mid-r i se component o f  th i s  project extends to approximate ly 
75 '  instead of  the a l lowed 85 '  which reduces the mass ing a long Fa ir v iew Ave N and a l lows for better 
so lar penetrat ion to Fa ir v iew Ave N. The tower por t ion o f  the project i s  bar shaped g iv ing i t  a s lender 
appearance as compared to the adjacent 300 Boren project and 501 Fa ir v iew project .  The t wo -stor y ta l l 
reta i l  express ion a long Fa ir v iew Ave N holds s imi lar vo lume to the ex i st ing structures on s i te and wi l l  fo l low 
the reta i l  l anguage of  ad jacent s i tes .  Whi le the ex i st ing structures are not su itab le for reta i l ,  th i s  new 
vo lume wi l l  pay homage to the ir pedestr ian sca le whi le accommodat ing the modern needs o f  reta i lers and 
pedestr ians .  Lobbies and reta i l  spaces wi l l  a l so prov ide ample overhead weather protect ion,  which wi l l  he lp 
reduce the sca le o f  the facade and he lp enhance the pedestr ian exper ience .

PL1	 CONNECTIV IT Y Complement and contr ibu te to the 
ne t work o f  open spaces a round the s i te 
and the connec t ions among them.

Keep ne ighborhood connec t ions open ,  and d i scour age c losed campuses .

Re in force pedes t r i an connec t ions both w i th in  the ne ighborhood and to other 
ad j acent  ne ighborhoods .  Tr anspor t a t ion in fr a s t ruc ture shou ld be de s igned wi th 
ad j acent  s idewa lk s ,  a s  deve lopment occur s  to enhance pedes t r i an connec t i v i t y.

Des ign for  a  ne t work o f  s a fe  and we l l - l i t  connec t ions to encour age human ac t i v i t y 
and l i nk ex i s t ing h igh ac t i v i t y  a rea s .

Suppor t  the c rea t ion o f  a  h ie r a rchy o f  pa s s i ve and ac t i ve open space w i th in  South 
L ake Un ion .  Th i s  may inc lude poo l ing open space requ i rement s  on - s i te  to c rea te 
l a rger  space s .

New deve lopment s  a re encour aged to work w i th the Des ign Rev iew Board and 
in te re s ted c i t i zens to prov ide fea ture s  tha t  enhances the pub l i c  rea lm,  i .e .  the 
t r ans i t ion zone bet ween pr i va te proper t y  and the pub l i c  r i gh t  o f  way.  The Board i s 
gener a l l y  w i l l i ng  to cons ider  depar ture in  open space requ i rement s  i f  the pro jec t 
proponent  prov ide s an acceptab le  p l an for  fe a ture s  such a s :  curb bu lbs  ad j acent  to 
ac t i ve re t a i l  space s where they a re not  in te r fe r ing w i th pr imar y corr idor s  tha t  a re 
de s igna ted for  h igh l eve l s  o f  t r a f f i c  f low;  pedes t r i an - or iented s t ree t  l i gh t ing ;  s t ree t 
furn i ture .

This project wi l l  prov ide a mix o f  publ ic and pr ivate open spaces throughout the s i te .  There are p lanned 
publ ic open spaces across the street f rom th i s project at the corner o f  Fa ir v iew Ave N and Harr i son St ,  as 
we l l  as to the nor th on Republ ican St .  This project wi l l  respond to those adjacent open spaces by prov id ing 
publ ic gather ing p lazas on both corners o f  the s i te .  At Fa ir v iew Ave N and Harr i son St as we l l  as at Fa ir v iew 
Ave N and Republ ican St ,  the bui ld ings are undercut to a l low for publ ic open space at the corners .  Open 
space cont inues to stretch a long Republ ican St prov id ing access to the tower 's  res ident ia l  lobby as we l l  as 
oppor tunit ies for landscaping and seat ing. 

An opening bet ween the tower and mid-r i se structures and the mid-r i se cour tyard,  both a l ign with 
cour tyards on the project across the a l ley.  This a l ignment a l lows for more breathing room bet ween unit s and 
projects as we l l  as enhanced so lar penetrat ion to the cour tyard spaces on both projects .

PL1PL1CS3CS3
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TITLE CIT Y WIDE GUIDELINE RESPONSESLU SUPPLEMENTAL GUIDANCE

PL3	 STREET- LEVEL	
	 INTER ACTION

Encour age human in te r ac t ion and 
ac t i v i t y  a t  the s t ree t  l eve l  w i th c le a r 
connec t ions to bu i ld ing entr ie s  and 
edges .

W here appropr i a te ,  cons ider  a  reduc t ion in  the requ i red amount o f  commerc i a l  and 
re t a i l  space a t  the ground leve l ,  such a s  in  t r ans i t ion zones bet ween commerc i a l 
and re s ident i a l  a rea s .  P l ace re t a i l  i n  a rea s  tha t  a re conduc i ve to the u se and wi l l  be 
succe s s fu l .

Crea te gr ace fu l  t r ans i t ions  a t  the s t ree t scape l eve l  be t ween the pub l i c  and pr i v a te 
u se s .

Des ign facades to encour age ac t i v i t y  to sp i l l  ou t  f rom bus ine s s  onto the s idewa lk , 
and v i ce -ver sa .

Re in force re t a i l  concentr a t ions w i th compat ib le  space s tha t  encour age pedes t r i an 
ac t i v i t y.

Create bus ine s se s  and communi t y  ac t i v i t y  c lu s te r s  through co - loca t ion o f  re t a i l  and 
pedes t r i an u se s  a s  we l l  a s  other h igh pedes t r i an t r a f f i c  oppor tun i t i e s .

Cons ider de s ign ing the entr ie s  o f  re s ident i a l  bu i ld ing s  to enhance the char ac ter 
o f  the s t ree t scape through the u se o f  sma l l  g a rdens ,  s toops and other e lement s  to 
c rea te a  t r ans i t ion bet ween the pub l i c  and pr i v a te a rea s .  Cons ider de s ign opt ions 
to accommodate va r ious re s ident i a l  u se s ,  i .e . ,  townhouse ,  l i ve -work ,  apa r tment 
and sen ior- a s s i s ted hous ing.

The t wo res ident ia l  lobbies wi l l  be located on Republ ican St and at the SE corner o f  the s i te ,  creat ing 
strong corner and edge condit ions that re late to the adjacent reta i l .  The reta i l  w i l l  be concentrated a long 
Fa ir v iew Ave N and at the NE corner where more pedestr ian act iv i t y i s  ant ic ipated. Res ident ia l  uses a long 
Republ ican St and Harr i son St wi l l  incorporate stoops ,  re l ie f  e lements ,  l andscaping or mass ing changes in 
order to prov ide a t rans it ion bet ween the publ ic and pr ivate rea lms . Grade re lated unit s wi l l  var y in t ype by 
incorporat ing some t wo -stor y unit s .

The lobbies '  entr y p lazas are sca led to encourage act iv i t y and interact ion .  They are large enough to 
accommodate smal l  groups o f  people but are not so large as to be uncomfor table .  They wi l l  prov ide weather 
protect ion,  seat ing oppor tunit ies and are d irect ly ad jacent to the reta i l  f ront ing Fa ir v iew.

PL3 PL3 PL3PL3
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TITLE CIT Y WIDE GUIDELINE RESPONSESLU SUPPLEMENTAL GUIDANCE

DC2	 ARCHITECTUR AL	
	 CONCEPT

Deve lop an a rch i tec tur a l  concept  tha t 
w i l l  re su l t  i n  a  un i f i ed and func t iona l 
de s ign tha t  f i t s  we l l  on the s i te  and 
wi th in  i t s  sur round ings .

Des ign the “ f i f th  e leva t ion” — the roofscape — in add i t ion to the s t ree t scape .  A s 
th i s  a rea topogr aph ic a l l y  i s  a  v a l l ey,  the roofs  may be v iewed from loca t ions out s ide 
the ne ighborhood such a s  the f reeway and Space Need le .  There fore ,  v iews f rom 
out s ide the a rea a s  we l l  a s  f rom wi th in  the ne ighborhood shou ld be cons idered ,  and 
roof- top e lement s  shou ld be organ ized to min imize v iew impac t s  f rom the f reeway 
and e leva ted a rea s .

This project wi l l  prov ide amenit y space on the roof o f  the mid-r i se bui ld ing.  Amenit y space wi l l  a l so be 
prov ided on the roof o f  the tower.  These funct ions wi l l  ensure a wel l  des igned, p leas ing v iew for ad jacent 
proper t ies .

Mass ing on proper t ies d irect ly nor th and south o f  th i s  project b lock v iews in the nor th – south d irect ion . 
As such, pr imar y v iews through the s i te are in the east west d irect ion .   Us ing a bar shaped tower p lan 
s lender izes the bui ld ing and l imits facade length in the east /west d irect ion,  there fore maximiz ing v iews 
through the s i te for ad jacent bui ld ings .

DC3	 OPEN SPACE		
	 CONCEPT

Integr a te open space des ign w i th the 
de s ign o f  the bu i ld ing so tha t  each 
complement s  the other.

Encour age l andscap ing tha t  meet s  LEED cr i te r i a .  Th i s  i s  a  pr ior i t y  in  the Ca scade 
ne ighborhood.

W here appropr i a te ,  i n s t a l l  i nd igenous t ree s and p l an t s  to improve ae s thet i c s , 
c apture water  and c rea te hab i t a t .

Reta in  ex i s t ing ,  non - in t ru s i ve mature t ree s or  rep l ace w i th l a rge c a l iper  t ree s .

Water fe a ture s  a re encour aged inc lud ing na tur a l  mar sh - l i ke in s t a l l a t ions .

Re fe rence the C i t y  o f  Sea t t l e  R igh t  Tree Book and the C i t y  L igh t  S t reet scape L igh t 
S t andards Manua l  for  appropr i a te l andscap ing and l i gh t ing opt ions for  the a rea .

Cons ider in tegr a t ing a r t work in to pub l i c l y  acce s s ib le  a rea s  o f  a  bu i ld ing and 
l andscape tha t  evokes a  sense o f  p l ace re l a ted to the prev ious u se s  o f  the a rea . 
Ne ighborhood themes may inc lude se r v ice indus t r ie s  such a s  l aundr ie s ,  au to row, 
f lor a l  bus ine s se s ,  photogr aphy d i s t r i c t ,  a r t s  d i s t r i c t ,  mar i t ime ,  e tc .

L andscap ing shou ld be de s igned to t ake advantage o f  v iews to water front  and 

downtown Sea t t l e .

The project i s  target ing LEED Gold for the tower and podium and LEED S i l ver i s  under cons iderat ion for 
the mid-r i se por t ion o f  the project .  The intent i s  to prov ide nat ive landscaping and vegetat ion that meets 
LEED requirements and c it y requirements and re lates to the surrounding bui ld ings and new construct ion .  A 
landscape consultant wi l l  be par t o f  the project team and invo lved with the des ign through i t s  ent irety.

DC2 DC3DC3DC2
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MASSING OPTION OVERVIEW

MASSING OPTION 2 – NORTH POINT TOWER

WITH INVERTED C-SHAPE MID-RISE

MASSING OPTION 1 – SOUTH POINT TOWER 
WITH C-SHAPE MID-RISE

MASSING OPTION 3 – NORTH BAR TOWER WITH 
C-SHAPE MID-RISE 
PREFERRED

•	 GSF		  664,693 SF

•	 RETAIL		  11,295 SF

•	 STORIES		  24 STORY TOWER, 7 STORY MID-RISE

•	 UNITS		  408

•	 PARKING		  4 BELOW GRADE PARKING LEVELS, 575 STALLS

•	 GSF		  656,068 SF

•	 RETAIL		  9,494 SF

•	 STORIES		  24 STORY TOWER, 7 STORY MID-RISE

•	 UNITS		  412

•	 PARKING		  4 BELOW GRADE PARKING LEVELS, 532 STALLS

•	 GSF		  654,975 SF

•	 RETAIL		  11,000 SF

•	 STORIES		  24 STORY TOWER, 7 STORY MID-RISE

•	 UNITS		  432

•	 PARKING		  4 BELOW GRADE PARKING LEVELS, 548 STALLS
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MASSING OPTION 1  –  SOUTH TOWER /  NORTH MID-RISE
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•	 GSF		  664,693 SF

•	 RETAIL		  11,295 SF

•	 STORIES		  24 STORY TOWER, 7 STORY MID-RISE

•	 UNITS		  408

•	 PARKING		  4 BELOW GRADE PARKING LEVELS, 575 STALLS
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MASSING OPTION 1  –  GR ADE REL ATED PL ANS
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EYE LEVEL LOOKING NORTH ON FAIRVIEW EYE LEVEL LOOKING SOUTH ON FAIRVIEW PERSPECTIVE LOOKING WEST ON HARRISON

MASSING OPTION 1  –  STREET VIEWS
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MASSING OPTION 1  –  MASSING

AERIAL VIEW FROM WEST
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MASSING OPTION 1  –  SHADOW STUDIES
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PROS

•	 Code Compliant

CONS

•	 Taller tower mass shades adjacent mid-rise residential 
properties 

•	 Bulk of mass located adjacent to mass of 300 Boren 
Building which imbalances density and scale at Harrison 
Street  

•	 Poor alignment with open space across alley which 
increases shading of courtyards

•	 Residential tower heavily shaded by 300 Boren Building

•	 North side of site does not respond to open space across 
Republican St or Fairview Ave N
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MASSING OPTION 1  –  SUMMARY

30 0 BOREN

40 0 BOREN

501 FAIRVIEW
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MASSING OPTION 2  –  NORTH TOWER /  SOUTH MID RISE

VIEW FROM EAST
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•	 GSF		  656,068 SF

•	 RETAIL		  9,494 SF

•	 STORIES		  24 STORY TOWER, 7 STORY MID-RISE

•	 UNITS		  412

•	 PARKING		  4 BELOW GRADE PARKING LEVELS, 532 STALLS
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MASSING OPTION 2  –  GR ADE REL ATED PL ANS
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EYE LEVEL LOOKING NORTH ON FAIRVIEW EYE LEVEL LOOKING SOUTH ON FAIRVIEW PERSPECTIVE LOOKING WEST ON REPUBLICAN

MASSING OPTION 2  –  STREET VIEWS
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MASSING OPTION 2  –  MASSING
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MASSING OPTION 2  –  SHADOW STUDIES
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MASSING OPTION 2  –  SUMMARY
PROS

•	 Tower mass is separated from mass of 300 Boren 
Building which reduces density imbalances in the 
neighborhood

•	 Massing shades less residential property

•	 Break between mid-rise and tower structures align 
better with courtyards across alleyway

•	 Open space at corner of Fairview Ave N and Republican 
St begins to respond to open space on adjacent 
properties

CONS

•	 Departures required

•	 Mid-rise courtyard fronts busy Fairview Ave N – not 
ideal for residential units and does not meet zoning 
implications for holding the street edge or activating the 
street level experience

•	 The mid-rise structure and residential units at grade on 
Fairview Ave N creates a more suburban response in an 
urban context

•	 Residential units located at grade at the corner of 
Fairview Ave N and Harrison St provide poor residential 
privacy or security

•	 Mid-rise building does not respond to courtyards 
across the alleyway, limiting solar access to neighboring 
courtyards

•	 Residential units pushed close to alleyway

•	 Curved geometry creates residential units facing in close 
proximity to one another with limited solar access

•	 Point tower proportions create a shorter / bulkier 
looking tower

•	 Tower shades adjacent office property to north

•	 Mid-rise residential amenity space has little opportunities 
for natural light
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MASSING OPTION 3  –  PREFERRED

VIEW FROM EAST
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•	 GSF		  654,975 SF

•	 RETAIL		  11,000 SF

•	 STORIES		  24 STORY TOWER, 7 STORY MID-RISE

•	 UNITS		  432

•	 PARKING		  4 BELOW GRADE PARKING LEVELS, 548 STALLS
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MASSING OPTION 3  –  GR ADE REL ATED PL ANS
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MASSING OPTION 3  –  STREET VIEWS

EYE LEVEL LOOKING NORTH ON FAIRVIEW EYE LEVEL LOOKING SOUTH ON FAIRVIEW PERSPECTIVE LOOKING WEST ON REPUBLICAN
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MASSING OPTION 3  –  MASSING
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MASSING OPTION 3  –  SHADOW STUDIES
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CONS

•	 Departures required

•	 Shades portions of the office tower to the north

PROS

•	 Tower mass separated from mass of 300 Boren building 
which reduces density imbalances in the neighborhood

•	 Mid-rise courtyards align with courtyards on adjacent 
property increasing solar access

•	 Mid-rise courtyard on alleyway allows for units to be 
pulled away from alleyway

•	 Mid-rise structure holds the street edge, creating a more 
urban response

•	 Retail, amenity and lobby functions line Fairview Ave N at 
grade helping to activate the streetscape while protecting 
residential privacy and security

•	 Tower does not shade residential properties

•	 Bar shaped tower maximizes open space between the 
two structures creating more separation and breathing 
room between facing units

•	 Plaza area at the Fairview Ave N and Republican St 
corner better relates to the plaza on the adjacent project 
to north

•	 Bar shaped tower slenderizes tower appearance and 
allows adjacent properties better views through site

•	 The bar shaped tower orientation limits glazing in the 
east / west direction which helps limit solar heat gain in 
summer months

MASSING OPTION 3  –  SUMMARY
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MASSING OPTION SUMMARY

MASSING OPTION 2MASSING OPTION 1 MASSING OPTION 3
PREFERRED

HIGHLIGHTS

•	 Poorest balance with adjacent massing

•	 Poorest alignment with neighboring open space. 
Open space between mid-rise and tower building 
as well as mid-rise courtyard are misaligned with 
courtyards on building across alley. No public open 
space is provided at corners.

•	 Poorest solar response

•	 Acceptable relationship between interior functions 
and public streetscape

•	 Least room for landscaping in public realm

HIGHLIGHTS

•	 Better balance with adjacent massing

•	 Minimal alignment with neighboring open space. 
Some public open space is provided across 
Republican from planned public open space. Open 
space between tower building and mid-rise building 
somewhat aligns with open space on building across 
alley.

•	 Better solar response

•	 Poorest relationship between interior functions and 
public streetscape

•	 Acceptable room for landscaping in public realm

HIGHLIGHTS

•	 Best balance with adjacent massing

•	 Best alignment with neighboring open space. Open 
spaces in this option align with existing open spaces 
on building across alley. Public open spaces at corners 
respond to public open spaces across Fairview and 
Republican.

•	 Best solar response

•	 Good relationship between interior functions and 
public streetscape

•	 Best room for landscaping in public realm

BESTBETTERFAIR





PREFERRED OPTION
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VIEWS

FAIRVIEW AVE N AERIAL VIEW AERIAL VIEW FROM WEST
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VIEWS

EYE LEVEL VIEW AT FAIRVIEW AND HARRISON CORNER

EYE LEVEL VIEW AT NORTHEAST CORNER ALONG FAIRVIEW
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OPEN SPACE DIAGR AM

PLAN SHOWING REQUIRED OPEN SPACE AND ADDITIONAL OUTDOOR / PLAZA AREA
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FAIRVIEW AVE VIEW CORRIDOR

EYE LEVEL LOOKING SOUTH ON FAIRVIEW EYE LEVEL LOOKING NORTH ON FAIRVIEW

To the north of the site is an office development 
with frontage that spans the same width as 425 
Fairview’s tower element – a half block. Adjacent 
to the south is the 300 Boren development which 
spans the full block width. Both of the adjacent 
office buildings reach a height of 160’ and because 
the 300 Boren block is at a higher elevation it tops 

out closer to the 185’ datum on the 425 Fairview 
project. Furthermore, at grade the 425 Fairview 
tower sets in slightly to open up the corner 
enhancing the pedestrian experience. As such, the 
425 Fairview project has little impact, if any, on the 
Fairview Ave N view corridor. 

IMPACT
30 0 BOREN OFFICE TOWER

501 FAIRVIEW TOWER

425 FAIRVIEW TOWER

425 FAIRVIEW MID-RISE
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L ANDSCAPE SITE PL AN
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L ANDSCAPE INSPIR ATION





ANTICIPATED DEPARTURES
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ANTICIPATED DEPARTURE #1 – TOWER & MID-R ISE – PREFERRED OPTION

DEVELOPMENT STANDARD REQUIREMENTS JUSTIFICATION

SMC 23.48 .013.C

SETBACKS ALONG FAIRVIEW AVE N AND REPUBLICAN ST

Lots  shown on Map A and lot s  in  the SM 160/85 -240 zone located wi th in  the South 
Lake Union Urban Center  wi th a  tower s truc ture wi th res ident i a l  u se exceeding 
the ba se he ight  l imi t  requ ire upper- leve l  setbacks .

For por t ions of  a  s truc ture fac ing the app l icab le  s treet ,  the ma x imum he ight  above 
which a  setback i s  requ ired i s  65 feet  per  Column 2 of  Tab le A a long Fa i r v iew Ave 
N.  Por t ions of  a  s truc ture a long Fa i r v iew Ave N.  exceeding the he ight  above which 
a  setback i s  requ ired,  sha l l  be setback a  min imum depth of  10 feet  per  Column 3 
of  Tab le A .

The s i te  wi l l  be h igh ly  v i s ib le  from busy Mercer Street  to the 
nor th and the des ign shou ld he lp emphas ize and ce lebrate the 
corner of  Fa i r v iew Ave N and Repub l ican St  a s  i t  i s  a  par t  of 
a  reg iona l  t r anspor tat ion corr idor (Des ign Guide l ine CS2). 
The des ign ach ieves th i s  by extending the tower to grade and 
s lender iz ing the mass .  Sec t ions 23.48 .013.C and 23.48 .014. A .3.b 
d ic ta te on ly  a  2 ’  wide swath in  which tower masses  can be 
expressed at  grade.  Because th i s  des ign uses  an ang led ea s t  face 
of  the tower,  s t ay ing wi th in  that  2 ’  r ange became d i f f i cu l t  wi thout 
compromis ing the intent  and facade depth.  A l though the des ign 
extends the tower over the setback ,  v iews on Fa i r v iew are not 
compromised because the mass  from the ad jacent  pro jec t s  a re 
s imi l a r  in  s ize and sca le  and the a l lowab le podium mass  extends 
pa s t  the tower facade.  Extending over the setback l ine a long 
Fa i r v iew Ave N a l lows for  increa sed s idewa lk and p la za width 
a long Repub l ican St .  Prov id ing open space on Repub l ican St 
speaks to the open space of  the projec t  to the nor th creat ing a 
conversat ion bet ween the projec t s '  mass ing and enhances the 
response to Des ign Guide l ine PL1.  Fina l l y,  the lowest  leve l s  of 
the tower are pushed back to the setback l ine to enhance the 
pedestr i an exper ience and fur ther open the corner a t  grade.

SMC 23.48 .014. A .3.b Except  on Cla s s  I  Pedestr i an Streets ,  the s treet- fac ing facade of  a  s truc ture may 
be set  back up to 12 feet  from the s treet  lot  l ine sub jec t  to the fo l lowing:

1.  The setback area sha l l  be l andscaped;

2 .  Addi t iona l  setbacks a re permit ted for  up to 30 percent  of  the leng th of  por t ions 
of  the s treet  facade that  a re set  back from the s treet  lot  l ine ,  prov ided that  the 
add i t iona l  setback i s  located 20 feet  or  more from any s treet  corner ;  and

3.  Any requ ired outdoor ameni t y  a rea ,  or  other requ ired open space ,  or  usab le 
open space i s  not  cons idered par t  of  the setback area and may extend beyond the 
l imi t  on setbacks from the s treet  lot  l ine that  would other wise app ly

Por t ions of  the tower are 
over the 23.48 .013.C setback . 
The d i s t ance over the setback 
r anges from 0 ’  to 6’.

PROPOSED

AREA OVER 
SETBACK

ALLOWABLE 
PODIUM MASS

PROPERT Y LINE

AREA OVER SETBACK

ALLOWABLE PODIUM 
MASS

PROPOSED BUILDING 
FACE

MASSING AT EYE LEVEL EAST/WEST SECTION AT TOWER BASEPLAN AT EAST EDGE OF TOWER



63

ANTICIPATED DEPARTURE #2 –  PREFERRED OPTION

SMC 23.48 .010.H.7

ROOF COVER AGE

At the app l icant ’s  opt ion,  the combined tota l  roof  coverage of  a l l  features 
l i s ted in  subsec t ions 23.48 .010.H.4 and 23.48 .010.H.5 above may be 
increa sed to 65% of  the roof  a rea ,  prov ided that  a l l  o f  the fo l lowing are 
sat i s f ied:

a .  A l l  mechan ica l  equ ipment i s  screened;  and

b.  No roof top features  a re located c loser  than 10 feet  to the roof  edge.

Ins tead of  ho ld ing the ameni t y  space back 10 ’  from the roof  edge ,  the ent i re 
tower i s  he ld back 13’  or  more from the nor th proper t y  l ine .  A s a  resu l t , 
the ameni t y  space i s  more than 10 ’  away from what  would be a  permit ted 
roof  edge.  A s such,  the surrounding projec t s  do not  have increa sed shad ing 
from the ameni t y  space even though i t  i s  not  set  back from the tower face in 
keep ing wi th Des ign Guide l ine CS1.

Because the s i te  wi l l  be h igh ly  v i s ib le  from busy Mercer Street  to the nor th , 
the des ign needs to emphas ize and ce lebrate the corner of  Fa i r v iew Ave N 
and Repub l ican St  a s  i t  i s  a  par t  of  a  reg iona l  t r anspor tat ion corr idor (Des ign 
Guide l ine CS2).  Hav ing the add i t iona l  he ight  of  the ameni t y  space cop lanar 
wi th the tower facade fur ther s lender izes  the tower and creates  a  s t a tement 
a t  the corner.  The add i t iona l  he ight  emphas izes  the reta i l  and res ident i a l 
lobby located at  grade and increa ses  the projec t ’s  ident i t y  potent i a l . 

DEVELOPMENT STANDARD REQUIREMENTS JUSTIFICATIONPROPOSED

Whi le  the enc losed roof  space 
does not  exceed the 65% 
coverage l imi t ,  i t  i s  not  he ld 
10 ’  away from the roof  edge. 

AREA COPL ANAR WITH 
TOWER  FACE

ALLOWABLE TOWER MASS
ALLOWABLE TOWER MASS

SUBSEQUENT ALLOWABLE 
AMENIT Y VOLUME

ALLOWABLE TOWER AND AMENITY MASSING ALLOWABLE TOWER AND AMENITY MASSING
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ANTICIPATED DEPARTURE #3 – PREFERRED OPTION

4 SMC 23.48 .012 . A

SETBACK ALONG HARRISON STREET

Any por t ion of  a  s truc ture greater  than 45 feet  in  he ight  i s 
requ ired to set  back from a lot  l ine abut t ing a  s treet  shown on 
Map A (Harr i son Street).

A setback of  one foot  for  ever y 2 add i t iona l  feet  of  he ight  i s 
requ ired for  any por t ion of  a  s truc ture exceeding the ma x imum 
he ight  permit ted wi thout  a  setback ,  up to a  ma x imum setback 
of  15 feet  measured from the s treet  lot  l ine .

Whi le  the mid- r i se  bu i ld ing does setback a long Harr i son Street ,  i t  does not  meet  the spec i f i c  set  back 
requ irements .

The mass ing of  the mid- r i se  bu i ld ing i s  meant  to re la te to the mass ing of  the tower,  mimick ing the 
ang led facades .  There i s  approx imate ly  20 feet  of  bu i ld ing he ight  above 45 feet ,  requ ir ing a  setback 
of  10 feet  a t  the h ighes t  po int .  With the ang led facade ,  encroachment into the setback area t apers 
from 4 '-5"  ma x to none at  a l l .  The ang led setback prov ides a  more dynamic facade and he lps  prov ide 
tr ans i t ion space at  grade bet ween res ident i a l  un i t s  and the pub l ic  s idewa lk a rea a s  we l l  a s  re l ie f  a t  the 
top leve l  per  Des ign Guide l ine PL3. 

ITEM # DEVELOPMENT STANDARD REQUIREMENTS JUSTIFICATION

STEPPING SETBACK LINE

PROPERT Y LINE

STEPPING SETBACK LINE

PROPERT Y LINE

AREA OVER SETBACK

45'

4 '-5"
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DESIGN INSPIR ATION – TOWER
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DESIGN INSPIR ATION – MID-RISE



APPENDIX
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FLOOR PL ANS – PREFERRED OPTION

LEVEL P2 LEVEL P1 LEVEL 1LEVEL P3-P4

RESIDENTIAL
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PARKING
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BACK OF HOUSE
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FLOOR PL ANS – PREFERRED OPTION

LEVEL 3-6 LEVEL 7-24LEVEL 2

RESIDENTIAL

AMENITY
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PARKING

LOBBY

BACK OF HOUSE
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STREET CORNER PL AN | ELEVATION AT MID-RISE LOBBY
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STREET PL AN | ELEVATION AT RETAIL

RETAIL
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STREET CORNER PL AN | ELEVATION AT TOWER LOBBY
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VIEW AT PODIUM HEIGHT

SITE

400 BOREN

300 BOREN

501 FAIRVIEW
400 FAIRVIEW

400 FAIRVIEW

Design Recommendation Meeting #2: 05.08.2013 
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VIEW AT OFFICE HEIGHT LIMIT (+160)

SITE

400 BOREN

300 BOREN

501 FAIRVIEW

400 FAIRVIEW
400 FAIRVIEW

LAKE UNION PARKSPACE NEEDLE

SPACE NEEDLE AND SEATTLE CENTER

LAKE UNION PARK AND MOHAI

SOUTH WEST NORTH EAST
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VIEW AT MA X HEIGHT LIMIT

SITE

40 0 BOREN

300 BOREN

40 0 FAIRVIEW
40 0 FAIRVIEW501 FAIRVIEW

L AKE UNION PARKSPACE NEEDLE L AKE UNIONDOWNTOWN SE AT TLE TIMES BLOCK 48
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EXISTING BRICK FACADE

CANOPIES ARE 
NOT ORIGINAL

PUNCHED OPENING 
FENESTRATION 
AND ELEVATED 
SILL HEIGHTS 
LIMIT RETAIL 
OPPORTUNITIES

EXISTING SILL 
HEIGHTS AND 
RAISED STOOPS 
LIMIT RETAIL 
OPPORTUNITY AND 
DO NOT ALLOW FOR 
FUTURE ACCESSIBLE 
ENTRANCES

SUMMARY
•	 FACADE HAS BEEN MODIFIED OVER TIME 

AND IS LACKING ITS ORIGINAL HISTORIC 
CHARACTER

•	 PUNCHED OPENINGS ARE LESS 
CONDUCIVE FOR FUTURE RETAIL SPACE

•	 RETAIL VIABILITY A CHALLENGE - LACK 
OF TRANSPARENCY AND LIMITED ACCESS 
POINTS WITH NO ACCESSIBLE ENTRY 
POINTS

•	 ELEVATED SILLS AND STOOPS MAKE IT 
CHALLENGING TO ACTIVATE THE STREET 
LEVEL OR ENHANCE THE PEDESTRIAN 
EXPERIENCE

•	 CURRENT MASSING PUSHED TIGHT TO 
PROPERTY LINE LEAVING LITTLE TO NO 
ROOM FOR LANDSCAPING OR RETAIL 
ACTIVITY AT SIDEWALK

EXISTING BRICK 
AND CORNICES 
ARE IN POOR 
CONDITION

WINDOWS ARE NOT 
ORIGINAL; WINDOWS 
HEAVILY TINTED

DESIGN CUES
•	 2-STORY FACADE PROVIDES AN 

APPROPRIATE PEDESTRIAN SCALE

•	 ARTICULATION OF BAYS AND RELIEF 
ELEMENTS PROVIDE SCALE, RHYTHM, AND 
VISUAL CONTINUITY
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PROPOSAL FOR EXISTING BRICK FACADE

DESIGN CONCEPTS
•	 REPLACE THE EXISTING FACADE AND 

REPLACE WITH A MORE INTEGRATED 
DESIGN ELEMENT THAT HELPS PROVIDE A 
LINK BETWEEN THE NEW MID-RISE AND 
TOWER STRUCTURES

•	 MAINTAIN PRONOUNCED DOUBLE 
HEIGHT MASSING TO HELP STRENGTHEN 
THE PEDESTRIAN ENVIRONMENT AND 
MAINTAIN AN APPROPRIATE SCALE AT THE 
STREETSCAPE

•	 CREATE TRANSPARENT AND INVITING 
RETAIL WITH APPROPRIATE FENESTRATION 
AND DETAILING THAT OPTIMIZES RETAIL 
POTENTIAL

•	 ACTIVATE THE STREET LEVEL

•	 ENHANCE THE PEDESTRIAN EXPERIENCE

CONTINUOUS 
OVERHEAD WEATHER 
PROTECTION

MORE CONTINUOUS 
GLAZING AND 
ADJUSTABLE FLOOR 
HEIGHTS PROVIDE 
MORE FLEXIBILITY 
FOR FUTURE 
RETAILERS

INTERIOR RETAIL 
FLOOR HEIGHTS CAN 
BE ADJUSTED TO MORE 
APPROPRIATELY MEET 
GRADE

UTILIZE MORE 
TRANSPARENT 
STOREFRONT GLAZING 
TO HELP OPEN UP 
RETAIL

PRONOUNCED 
DOUBLE HEIGHT 
MASSING AND LINK 
BETWEEN MID-
RISE AND TOWER 
STRUCTURES


