
WEST DRB RECOMMENDATION MEETING

08.19.2015  |  14-062  |  DPD #3018935

970 DENNY



CONTENTS

PROJECT OVERVIEW

Project Information and Vision................................................................................3
Surrounding Projects...............................................................................................4
Site Survey and Details............................................................................................6
Massing at EDG.......................................................................................................8
DRB Guidance and Responses...............................................................................10
Sustainability..........................................................................................................14
Program Massing and Sections..............................................................................16
Site and Context Entry Diagrams..........................................................................18
Denny and Terry Streetscape Adoption................................................................19
Grade Level Plans..................................................................................................20

PODIUM DESIGN

Podium Level Plans................................................................................................28
Ground Level at EDG vs. Current.........................................................................30
Podium Elevations and Perspectives......................................................................32
L7 Rooftop Design.................................................................................................40
Project Streetscape Design and Sections...............................................................42
Project Materials - Podium....................................................................................47

TOWER DESIGN

Tower Plans and Massing.......................................................................................52
Curtainwall Facade Design and Details.................................................................54
Tower Elevations and Perspectives........................................................................60
Project Materials - Tower......................................................................................64
Rooftop Amenities and Screening..........................................................................65

DEPARTURES

Project Departures................................................................................................67

LANDSCAPE DESIGN

Landscape Plans and Perspectives.........................................................................76
Plant Palette...........................................................................................................84
Lighting Plans.........................................................................................................86
Project Signage......................................................................................................88

APPENDIX

Site Context and Analysis .....................................................................................90



970 DENNY
08.19.15  |  14-062

3

PROJECT STATISTICS
(ALL APPROXIMATE)

PROGRAM			   FLOORS	 AREA (APPROXIMATE)

BELOW GRADE PARKING		 P2-P6			   144,055 SF

MECH, VERT TRANS, BOH	 P1-L2			   85,427 SF

RESIDENTIAL			   L2-L41			   353,788 SF

AMENITY & ROOF DECK		  L1, L7, L42		  19,057 SF

RESIDENTIAL UNITS
461 UNITS

RETAIL
15,098 SF

PARKING STALLS
374 STALLS

BIKE PARKING
188 STALLS

HEIGHT
440 FT.

LAKE UNION

MERCER ST.
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PROJECT DESCRIPTION & V IS ION

The 970 Denny project is located at the southern edge of the South Lake Union and north edge of the Denny Triangle neighborhoods, divided 
by Denny Way. Within close proximity of the downtown office core, major employers in South Lake Union, and easy access to transit linking 
employers to afar, 970 Denny is positioned to enhance the walkability and transit orientation of Seattle’s downtown. 

970 Denny is being developed as rental apartments, offering a mix of unit sizes and configurations that meet potential resident needs. Amenities 
will be located at three levels, the 1st floor, 7th floor and the rooftop, providing spaces for residents to relax at the immediate neighborhood 
scale and in the larger context of the city and its surroundings, capturing the spectacular regional views surrounding the site. Retail locations have 
been chosen to enhance Terry Avenue N. as the emerging, pedestrian friendly, retail / restaurant / and nightlife corridor to Lake Union, and be 
visible from the already vibrant intersection of Westlake and Denny Way.

Our careful study of the existing building stock in the neighborhood, including proposed projects under construction, shows examples of 
many different architectural styles and a wide variety of materials. Generally, many of the buildings exemplify the prevalent character and 
styles of their time. We propose to continue that established pattern; 970 Denny will be detailed as a unique, contemporary expression of a 
high-rise residential building, while maintaining some of the character and scale reminiscent of the pre-Amazon, industrial South Lake Union 
neighborhood. As indicated in the following pages, the design has taken cues from the existing context to provide guidance to the massing of the 
building, materiality, and contextual response.

PROJECT INFORMATION
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SURROUNDING PROJECTS

ROLLIN STREET FL ATS
11 Story Residential Apartments 

Built in 2012
Street Front Retail
Modernism | Brick | Wood Veneer | Metal
 
Completed in 2012, the Rollin Street Flats are 
modern high end apartments ranging from 670 to 
over 2000 sq. ft., many featuring decks or terraces. 
The building’s exterior is clad in brick, wood, and 
aluminum for a modern industrial look. The building 
also features retail storefronts along Westlake Ave. 
and a rooftop terrace along Denny. 

BOXCAR APARTMENTS
7 Story Residential Apartments 

Built in 2013
145 Residential Units
80 Feet Tall

Originally envisioned as student housing, this seven 
story apartment building houses 145 studio and one 
bedroom apartments ranging from 319 to 667 sq. ft. 
They are small scale apartments targeted to “those 
who spend less time on the couch and more time 
taking in all the City and Sound have to offer.”  The 
“L” shaped building opens up at the southwest corner 
of the site, directly to the north of our site. 

PROJECT SITE
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SURROUNDING PROJECTS

220 0 WESTL AKE
3 Story Retail | Residential | Hotel

Built in 2007
Street Front Retail
Modern | Brick | Curtain wall

Completed in 2007, this one-million sf 
mixed-use project served as a catalyst for 
the redevelopment of the South Lake Union 
neighborhood and an iconic gateway to the 
Denny Triangle and downtown Seattle. Program 
includes 93,000 sf retail, 260 residential units, 
and a 160-room Pan Pacific Hotel. Currently 
Whole Foods anchors the development’s large 
tenant space at the corner of Westlake and 
Denny, and many restaurants such as Tutta Bella 
fill the upper retail floors. 

NEIGHBORHOOD CONTEX T

SEAT TLE TIMES BUILDING
8 Story Office

Built in 1929
Steel-Concrete Structure

Built in 1929 and serving as the headquarters 
for the Seattle Times for 81 years, the eight 
story concrete building was sold in 2011 and was 
seismically reinforced with interior and exterior 
steel bracing. It now serves as a mixed-use 
property, it contains communications, storage, 
and restaurant tenants. 

PROJECT SITE
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PROJECT SITE
28,264 SF
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Terry Avenue

•	 Two-way street with light traffic. 

•	 Two-lane street with parking along the east side.  

•	 Designated festival street with major pedestrian presence. 

•	 Site slopes downward approximately six feet from the southeast 
corner of the site to the northeast corner

ELEV(83.72) 
SE CORNER

DENNY AVENUE

•	 Two-way heavy traffic street. 

•	 Four-lane street with turn lanes at key intersections.

•	 Class two pedestrian

•	 Site slopes downward approximately ten feet from the southeast 
to southwest corner of the site. 

S ITE DETAILS

12’ MAXIMUM 
STREET LEVEL SET 
BACK FOR LOWEST 
25’ OF BUILDING

2’ REQUIRED 
ALLEY 
DEDICATION
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REQUIRED ABOVE 75’

S ITE PLAN
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Gentle 6’ grade drop from 
South to North on Terry Ave. 

Grade change of 9’ from East to West 
allows for P1 Level street access

Nearly level grade for 
majority of alley access.  

Rapid grade change over the 
first 70’ of the alley.

18’ Grade difference between Terry 
Ave. and Rollin Street Alley. 

NO SIDEWALK OR 
CURB CURRENTLY
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MASSING OPTIONS AS PRESENTED AT EDG

MASSING OPTION 1

Code Compliant scheme with industrial proportions on 
the podium and a rotated rectilinear tower. 

MASSING OPTION 2

Angled Tower and podium with mass shifting in 
and out vertically to breakdown mass. 

MASSING OPTION 3 – PREFERRED

Curved tower scheme with a rectilinear base reflecting the 
industrial history of South Lake Union. 
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PREFERRED MASSING AT EDG 

PODIUM FROM SOUTHEAST

BIRD’S EYE FROM SOUTHEAST

“The Board strongly endorsed the north tower placement for this prominent and tall form, as it creates a south roof 
terrace and better scale along Denny (EDG booklet pages 23/24). The Board also endorsed the preferred massing option 3, 
with some aspects at the lower levels along Terry Avenue of option 2 being desirable.”  – #3018935 EDG Report 2.18.15
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BOARD GUIDANCE AT EDG 

SUMMARY OF BOARD GUIDANCE

TOWER COMMENTS

•	 Questioned how the tower expression meets the street and interacts with the ‘industrial’ 

base along Terry. 

•	 Board agreed that the tower lacked intermediate scale and plane shifts at the southeast 

base of the tower to delineate entry. 

•	 Board encouraged four elevations to be carefully composed as they will be visible from a 

distance, and not equal on each side, responding to different factors for each orientation. 

•	 Complete explanation of sustainable strategies

PODIUM COMMENTS

•	 Agreed the north ‘industrial’ mass should extend further south to better balance the 

street facade. 

•	 Board encouraged to not simply mimic historic architecture, but to interpret and distill 

key material and composition for a modern building. 

•	 Board encouraged further exploration of the corner and upper podium for elements that 

acknowledge the pivotal Terry hinge at Denny. 

•	 Board endorsed high activation of the south podium rooftop.

STREETSCAPE COMMENTS

•	 Dock on Southeast corner encroached too far onto pedestrian sidewalk. 

•	 Denny Way streetscape plan suggests a 6ft setback inside the property line, with paved 

area inside this having canopies for pedestrian protection. 

•	 The board agreed the pedestrian volumes along Denny warrant the 10ft paved zone. 

•	 Encouraged to work with SDOT on a crosswalk across Denny in the SIP plans. 

Design proposal at EDG



970 DENNY
08.19.15  |  14-062

11

TITLE DRB GUIDANCE AT EDG RESPONSE

1 
MASSING & CONTEXT 
RESPONSE

a) The Board strongly endorsed the north tower placement for this prominent and tall form, as it creates a south roof 
terrace and better scale along Denny (EDG booklet pages 23/24). The Board also endorsed the preferred massing 
option 3, with some aspects at the lower levels along Terry Avenue of option 2 being desirable. See comments under 
3b below. (CS2, DC2-A)

b) The Board agreed the curving tower contrasted with the rectilinear ‘industrial base’ is a sound approach, but had 
comments about how the tower expression meets the street and interacts with the ‘industrial base’ along Terry (3c), 
and other refinements to the upper tower (4a & b below). (CS3-II, DC2-1)

1a. The tower remains to the north portion of the site, in fact it was moved slightly more to the north in order to improve the ratio of tower to 
industrial base podiums at the street level (reducing the tower, increasing the industrial base). 

1b. The tower has been moved west, and part of the tower massing has been held up from the street level in order to become more subordinate 
to the “industrial” base shoulders, and emphasize the residential entry.

2	
GROUND LEVEL USES & 
STREETSCAPE

a) The Board strongly endorsed the large quantity and full-depth retail shown on page 37, and especially endorsed 
the 2-story retail entry activating the alley corner, shown on page 47. (Guidelines DC1-A, PL3-C)

b) The Board supported the option 3 voluntary setbacks along Terry (page 39, option 3), and the use of these 
setbacks (referred to as docks’) as a café zone, as long as the public sidewalk remains 12 ft minimum wide along 
Terry, the docks stay as low to grade as possible, and the cafe ‘fence’ stays low and fully transparent as shown on 
page 46. The Board required color drawings at the next meeting that show the proposed Terry Avenue street design 
fully in the context of existing and proposed streetscapes 1 block to the south and 3 blocks to the north. (Guidelines 
PL2-I, PL3)

c) The Board supported a ‘dock’ wrapping and activating the southeast corner, but as shown on pages 45 and 61, 
it encroaches too much on the sidewalk. It should be recessed onto the site and not overly encroach on the public, 
pedestrian realm. It appears the deeply recessed corner storefront could shift and accommodate this dock, plus 
maintain a generous level spot at the corner and the recommended sidewalk width of the Denny Way Streetscape 
Concept Plan. (Guidelines PL1-III, PL3)

d) While not presented at the EDG meeting, the City Council adopted Denny Way Streetscape Concept Plan 
(DWSCP) has bearing on this site. The recommended typical street section on this portion of Denny (DWSCP page 
13) shows the sidewalk on the north side of Denny Way (adjacent to this project) “should total 18 ft in width”, with 
about 8 ft of landscaped buffer element along the busy Denny curb, and about 10 ft net paving. This means a “6 ft 
setback” inside the property line, and the paved setback should have a canopy for pedestrian protection.

The proposed landscape plan on page 61 shows about 6ft paving. The Board concurred that pedestrian volumes along 
busy Denny warrant the 10 ft paved zone. Subsequent site plans and landscape plans should show the recommended 
setback and canopies, while retaining the corner dock element inside the setback. (Guidelines CS2-B, PL1-B, PL2)

2a. The design team has also studied various subdivision options between 1 and 4 retail venues to make sure that site grades and door locations / 
accessibility is feasible. 

2b. The enclosed retail space has been expanded to enclose a portion of the outdoor retail porch, which after substantial sun studies and market 
analysis was deemed a less desirable solution for the retail in this location. The enclosed “porch” area has operable walls in the form of industrial 
garage doors, fitting in with the traditionally less refined architecture of the light industrial lands of SLU. These operable walls retain the indoor / 
outdoor patron / pedestrian connection of the original porch proposal. 

2c. This dock has been pulled back six feet from the property line to create a more generous sidewalk. The “dock” or “sun porch” has also been 
widened, and the retail utilizes similar garage door operable walls to create vibrant inside / outside spaces. The wider porch also provides more 
generous outdoor seating, under cover, but also with southern exposure. 

2d. Per the Denny Way Streetscape Concept Plan the proposal is providing a 6’ setback from our property line which allows for 10’ of pedestrian 
walkway and a 6.5’ planted buffer. Additional width to achieve the 18’ desired width would have to be accommodated in the Denny ROW which 
SDOT is reluctant to provide.

1-b 2-b

2-c

2-d
Massing at EDG

2-c

2-d

8’ 5’7’ 8’ 6.5’10’

3’ SETBACK 
FROM PROP. 

6’ SETBACK 
FROM PROP. 

Covered Dock 
Area

Covered Dock 
Area

Current Massing
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2-b 2-d 3-e

TITLE DRB GUIDANCE AT EDG RESPONSE

2	
GROUND LEVEL USES & 
STREETSCAPE

e) While outside the Design Review Board purview, the Board strongly supported implementation of a pedestrian 
crosswalk of Denny, so pedestrians can access bus stops on Denny and the Terry Avenue Green Street continuity 
from downtown to South Lake Union is walkable. Terry Avenue is a designated “Neighborhood Heart” in the SLU 
Design Guidelines (see CS2-I-iv, for specific Terry Avenue Streetscape recommendations), and the Board considers 
Terry and Denny to be a minor Gateway. The applicants are encouraged to work with SDOT for this item in their SIP 
plans. (Guidelines CS2-B, CS2-I-iv, PL1-B, PL4)

2e. We have discussed this possibility with SDOT during the SIPs process, and it is not a possibility at this time.

3	
LOWER LEVEL & PODIUM 
EXPRESSION

a) The Board endorsed the three-part massing for the Terry Avenue Façade as shown on page 48, but agreed the 
north ‘industrial’ mass should extend further south to better balance that street façade. The Board supported a 
portion of the southeast corner of the residential tower reaching grade along Terry. The Board suggested the glazed 
southeast corner, south of the vertical fin depicted on page 44, is logical and legible as the primary residential lobby 
entrance, and the ground floor program should adjust. (Guidelines CS2-C-3, CS3, PL2, DC2)

b) The Board agreed the southeast corner of the option 3 tower lacked intermediate scale and plane shifts, such as 
those shown on option 2, page 25. The lower floors at this location should be refined to integrate overhangs, the 
adjacent fin, and/or cues of entry. (Guidelines DC2-C)

c) The Board endorsed the cubic massing and the implied quality of masonry materials for the two ‘industrial’ blocks, 
and encouraged the applicants to not simply mimic historic architecture but rather interpret and distill key material 
and compositional principles for buildings of their own time. (Guidelines DC2, DC4-A)

d) The Board agreed the southeast corner of the podium acts as a hinge for the Terry Avenue street kink, and that 
corner will be a ‘beacon’ for north-bound pedestrians and users. The Board supported the special corner column 
and extra tall, transparent storefront entry, as depicted on page 45, and encouraged further exploration of the corner 
and the upper podium for elements which acknowledge this pivotal location in the urban context. (Guidelines CS2-A, 
CS2-C-1, DC2)

e) The Board endorsed high activation of the south podium rooftop, with diverse uses and a sophisticated and lush 
landscape palette. A complete landscape design for all roof terraces is required at the next meeting (no design was 
provided, however, the Board noted the precedent images on page 67 were a promising response to the guidelines). 
(Guidelines DC2-I-i, DC3-B-4, DC4-D)

3a. The tower was moved slightly further to the north in order to improve the ratio of tower to industrial base podiums at the street level 
(reducing the tower, increasing the industrial base). Similarly, the northern industrial base was widened nearly 15’ from the EDG proposal to 
further improve this ratio. The location of the residential entry proposed by the board did not make for good interior planning. As you can see in 
the plans presented in this booklet, the residential entry is located on axis with the elevator lobby, which allows for a small lobby sitting area to one 
side. This entry must serve the leasing office as well, which is located further north within the main building lobby. 

3b. The tower massing has been revised so the eastern massing does not come all the way to grade. Instead it hovers above grade, integrated with 
the entry portal and canopy to signify the building entry. The vertical fin was eliminated in order to simplify the tower. 

3c. The proposal seeks to utilize modern building materials and technology to reflect but reinterpret the historic character of the neighborhood. 

3d. The design has further refined this corner to continue to reinforce its prominent location. 

3e. We have provided further plans and images defining the landscape for the L7 terrace as well as other terraces and streetscape.

Massing at EDG

Current Massing

70’-10”

56’-3”

3-a
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4-b

TITLE DRB GUIDANCE AT EDG RESPONSE

4	
TOWER MATERIALITY & 
DESIGN

a) The Board supported the curving east and west facades of the option 3 tower, and the interlocking ovoid form 
that breaks up the north and south elevations (as shown on pages 37 and 49). The Board encouraged all four tower 
elevations to be carefully composed as they will be highly visible from a distance and proximate views, in a largely 
lower height, built-out context. (Guidelines CS2-A, DC2)

b) The Board encouraged the tower elevations to not be equal on all sides, and to respond to the distinct 
environmental factors and context cues that inform each different orientation. Consistent with SLU Design 
Guidelines, the Board emphasized environmental and sustainable factors for elevational design, as the applicant’s 
stated response to this guideline currently appears to rely on specifications and internal systems. The Board requires 
a complete explanation of sustainable strategies and response to Guideline CS1-I at the next meeting.(Guidelines CS1, 
DC2-B, DC4-A)

4a. All four tower facades have been composed so that the massing forms are subtly but intentionally different. 

4b. The tower facades are different on each side with a mix of glass color, mullion color, and a change in accent spandrel direction.  
The project’s sustainable strategies are outlined in this booklet.

VERTICAL BANDS ON THE SOUTH FACADE CREATE A 
UNIQUE EXPRESSION ORIENTED DOWN TERRY AND 
DOWNTOWN. 

4-a
HORIZONTAL BANDING ON THE EAST FACADE IS TIED TO 
THE MASSING OF BOXCAR APARTMENTS

HORIZONTAL BANDING ON THE SOUTHWEST FACADE 
RELATE TO THE PAN PACIFIC TO THE SOUTH. 

HORIZONTAL BANDING ON THE NORTHWEST FACADE 
RELATE TO THE HEIGHT OF ROLLIN STREET FLATS. 
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SUSTAINABILIT Y VALUES
Holland Partner Group LLC has partnered with NASH (North America Sekisui House) one of Japan’s largest 
developers of housing, to bring an ethos for sustainability rooted in restoring harmony between the built and natural 
environments. This philosophy is called Gohan no ki, or simply “five trees,” which can be applied to both landscape 
and buildings.

ADDITIONAL PROGRAMS UTILIZED

A requirement for the project, the building has been designed to meet the standards of the LEED gold 
certification and beyond. 

The project team is exploring the opportunity to meet the water reduction goal of 50% through potable water 
reduction and management of storm water. The team is also researching the feasibility of meeting the energy 
reduction goal through energy modeling. Emissions from transportation are expected to be far below the 
district average due to the project location and access to multiple modes of transportation.

Satoyama is a Japanese term applied to the border 

zone or area between mountain foothills and arable 

flat land. It is the relationship of these areas with the 

built environment that Gohan no ki Landscaping 

hopes to restore. A core value of Gohan no ki 

Landscaping is selecting plants and tree species 

best suited to the local climate under the principle 

of “three trees for birds and two for butterflies.”. 

Utilizing local species sustains and restores regional 

biodiversity by linking urban landscapes with more 

natural landscapes outside of developed areas. 
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ADAPTING GOHAN NO KI  TO THE BUILT ENVIRONMENT

1) Harmony with the streetscape

The entire project is designed in manner that harmonizes with the surrounding environment so that it contributes to the 
attractiveness of the streetscape, utilizing…
•	 Indoor / Outdoor spaces that can open seasonally to respond to favorable weather conditions
•	 Outdoor seating areas
•	 Emphasis on Human scale 
•	 Quality Materials
•	 Seamless integration of building edge, hardscape and landscape.

2) A design that brings greater safety and security

The project is provided with multiple common spaces for tenants to enjoy social interactions as well as an open space 
conducive to fostering friendly ties with residents in the neighborhood. These spaces are effective in building unity among 
community members.
•	 Eyes on the Street: A combination of retail space that promotes inside / outside interaction, outdoor seating areas, 

tenant terraces overlooking the primary streets, units immediately above the street level the entire length of Terry, and 
substantially on Denny provide eyes on the street.

3) A design that brings greater comfort

A green environment is an important factor for tenants to live comfortable lives. The development team is committed to 
creating a green environment that grows more attractive with the passing of time by providing greenery in more than 30% 
of the site area. 
•	 Indoor Air Quality: The living environment should be as free from toxins as possible. Holland has an established history 

of using low VOC paints, adhesives and flooring materials. To further improve the indoor air quality, the team is also 
researching the following strategies:
•	 No added formaldehyde composite wood products.
•	 Green cleaning program for all building common areas and education of tenants on green cleaning practices for 

their dwelling units.
•	 Integrated pest management program for all interior and exterior areas of the building, to reduce potential 

exposure to toxic chemicals.   

4) Reduction of environmental impacts

The project team has looked beyond LEED to other sustainability programs to incorporate features that are more experiential. Following  
are some of the imperatives the project team is considering: 
•	 Build on a brownfield to preserve greenfields and sensitive areas from development.
•	 Urban Agriculture: Integrate opportunities for plants that provide sustenance for pollinators.
•	 Habitat exchange: Through a land trust organization, set aside a habitat area of at least one acre to be maintained in perpetuity.  
•	 Human Powered Living: Provide secure, weather protected storage for bikes for 15% of occupants; Provide electric vehicle  

charging stations.
•	 Human Scale and Humane Places: Provide provisions for people to gather and connect; Provide elements along the project edge to  

support human scale (i.e. art, displays, seating).
•	 Beauty and Spirit: Provide design features intended solely for human delight, celebration of culture, spirit and place through incorporation  

of public art.
•	 Inspiration and Education: Provide an ongoing, public educational plan and share information about the building operation and performance.

Other Strategies:
•	 Target highest possible water use reduction in flow and flush fixtures within dwelling units, amenity spaces, and future retail space.
•	 Landscape and irrigation will be designed to use at least 50% less potable water through selection of drought tolerant plants and high 

efficiency irrigation systems and watering practices. 
•	 Green roofs and bio-retention are provided in addition to detention to further reduce peak stormwater discharge.   
•	 Selection of Energy Star dishwashers and clothes washer – which will also reduce energy use.  
•	 Optimize a range of building envelope characteristics, including amount of glazing, thermal performance and day lighting levels. 
•	 Optimize the building envelope to reduce heating and cooling loads sufficiently to allow the use of smaller / fewer air conditioning units  

of higher efficiency. 
•	 Analyze available natural light along the perimeter, lighting systems in public spaces can be dimmed during periods of sufficient daylight, 

which further reduces cooling loads in the building. 
•	 Utilize conventional energy efficiency technologies, including LED lighting, Energy Star appliances and high efficiency water source  

heat pumps. 

5) Preservation and restoration of the natural environment

The project site has contaminated soils which the development team is committed to removing.

Additionally, the project team will be remediating contaminated soils outside of their site area, going above and beyond what is required.

Rural / Forest Land Preservation:  As part of the height bonus incentive program the Project will purchase Regional Development Credits 
in order to achieve its bonus floor area. Purchase of these Regional Development Credits benefits the residents of Seattle and King County 
because rural and resource lands will be permanently preserved as such. This preservation focuses density in urban areas, and helps Seattle  
and the County become more sustainable by promoting more efficient development patterns.

Alternative Transportation Emphasis: The site of this project is well served by transit which connects directly to regional transit options, the 
building will accommodate well beyond the required number of bicycles per zoning code, most tenant needs (grocery, exercise, job base, 
entertainment, connection to regional transit) are within easy walking distance.
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RESIDENTIAL

RETAIL

BOH /  LOADING /  MECH

AMENITIES

PARKING

SPACE FUNCTION KEY

STAIR /  ELEVATOR CORE

RESIDENTIAL PENTHOUSE

PROGR AM MASSING AND SECTION

PROGRAM MASSING DIAGRAM SOUTHEAST PROGRAM MASSING DIAGRAM NORTHWEST
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0’        16’        32’                  64’
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RESIDENTIAL

RETAIL

BOH /  LOADING /  MECH

AMENITIES

PARKING

SPACE FUNCTION KEY

STAIR /  ELEVATOR CORE

BALCONY

ENL ARGED BUILDING SECTIONS

SECTION AA – NORTH/SOUTH THROUGH PROJECT - 1/64” = 1’-0”

BB CC

AA

SECTION BB – EAST/WEST THROUGH PODIUM

SECTION CC – EAST/WEST THROUGH PODIUM
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SITE AND CONTEX T ENTRY DIAGR AM
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ROLLIN STREET FLATS

BOXCAR 

APARTMENTS

202 WESTLAKE

TERRY THOMAS

SEATTLE TIMES BUILDING

FRED RODGERS BUILDINGFRED RODGERS BUILDING

AMAZON PHASE VI CORNISH COLLEGE

2200 WESTLAKE

ENSO/

2201 WESTLAKE

S.L.U. DISCOVERY CENTER

2200 WESTLAKE

2200 WESTLAKE

RESTAURANT

2120 WESTLAKE

BUNGE 

FOODS

Major Residential or 
Office Entry

Retail Storefront

Retail Entry

Automotive Entry

TER
RY
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DENNY AND TERRY STREETSC APE PL ANS ADOPTIONS
Both the Terry Avenue North Street Design Guidelines and Denny Way Streetscape Concept Plan 
were carefully considered in design of the streetscapes around our site. Both make reference to 
encouraging pedestrian traffic along the north side of Denny, which we have done by setting our 
building back an additional 6’ from the property line (also defined by the section below) as well as 
creating an enlarged pedestrian sidewalk 10’ wide. This not only creates a large buffered path for the 
pedestrian, but encourages people to travel west to the major pedestrian crossing at Westlake and 
not try to cross Denny where unsafe. 

10 ft. 
Min

Parking bulb added for pedestrian safety 
while crossing Terry. 

Terry Concept Plan discourages pedestrian 
crossing at terry and specifically mentions 
discouraging pedestrian crossing at the Denny 
Way intersection by creating a larger sidewalk 
to Westlake. The crosswalk was also declined 
by SDOT.

6 ft.
6 ft. voluntary setback from property line to 
respect Denny Way preferred section. 
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1/16” = 1 ’-0”

GR ADE LE VEL PL AN – L1

0’         8 ’        16’                  32’

RESIDENTIAL

RETAIL

BOH /  LOADING /  MECH

AMENITIES

PARKING

SPACE FUNCTION KEY

STAIR /  ELEVATOR CORE

BALCONY

COMMON SPACE

TERRY AVE. 

D
EN

N
Y 

W
AY

MAJOR RESIDENTIAL OR 
OFFICE ENTRY

RETAIL ENTRY

AUTOMOTIVE ENTRY

BIKE ENTRY

LEASING 
LOUNGE

RESIDENTIAL LOBBY

PACKAGE 
ROOMMEDIA/THEATER

ROOM

RETAIL

OPEN TO 
BELOW

SHUTTLE TO P1 
RETAIL PARKING

DOG OWNERS 
LOUNGE

MAIL ROOM

FCC

P
O
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N

TI
A

L 
S

LA
B

 
S
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P

P
O
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N

TI
A
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S
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B

 
S

TE
P

RETAILRETAIL RETAIL

OFFICE

CONFERENCE

GENERATOR

SCRUBBER SCRUBBER

P
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GR ADE LE VEL PL AN – P1

1/16” = 1 ’-0”

0’         8 ’        16’                  32’

RESIDENTIAL

RETAIL

BOH /  LOADING /  MECH

AMENITIES

PARKING

SPACE FUNCTION KEY

STAIR /  ELEVATOR CORE

BALCONY

COMMON SPACE

TERRY AVE. 

D
EN

N
Y 

W
AY

ALLEY

MAJOR RESIDENTIAL OR 
OFFICE ENTRY

RETAIL ENTRY

AUTOMOTIVE ENTRY

BIKE ENTRY

OPEN TO ABOVE

RETAIL BIKE 
PARKING

RETAIL ENTRY FROM 
P1 PARKING

OPEN TO BELOWOPEN TO BELOW

DOMESTIC WATER 
VALVE ROOM

CHANGING 
ROOM

COMMERCIAL PARKING
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GR ADE LE VEL PL AN – P2

1/16” = 1 ’-0”

0’         8 ’        16’                  32’

RESIDENTIAL

RETAIL

BOH /  LOADING /  MECH

AMENITIES

PARKING

SPACE FUNCTION KEY

STAIR /  ELEVATOR CORE

BALCONY

COMMON SPACE

D
EN

N
Y 

W
AY

ALLEY

MAJOR RESIDENTIAL OR 
OFFICE ENTRY

RETAIL ENTRY

AUTOMOTIVE ENTRY

BIKE ENTRY

RESIDENTIAL 
PARKING

RETAIL LOADING

RETAIL 
TRASH

RESIDENTIAL 
TRASH

BIKE STORAGE

BIKE STORAGE

STAFF ROOM

RESIDENTIAL 
LOADING

OFFICE

SVE

MPOE

MAINT. 
SHOP

TRANSFORMER 
VAULT

STORAGE

FIRE PUMP 
ACCESS ROOM
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PODIUM DESIGN
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PODIUM LE VEL PL ANS

0’        16’        32’                  64’

1/32” = 1 ’-0”
L2 FLOOR PLAN
1/32” = 1’-0”

L3 FLOOR PLAN 
1/32” = 1’-0”

L4 FLOOR PLAN
1/32” = 1’-0”

RESIDENTIAL

RETAIL

BOH /  LOADING /  MECH

AMENITIES

PARKING

SPACE FUNCTION KEY

STAIR /  ELEVATOR CORE

COMMON SPACE
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PODIUM LE VEL PL ANS

0’        16’        32’                  64’

1/32” = 1 ’-0”
L5-6 FLOOR PLAN
1/32” = 1’-0”

L7 FLOOR PLAN
1/32” = 1’-0”

RESIDENTIAL

RETAIL

BOH /  LOADING /  MECH

AMENITIES

PARKING

SPACE FUNCTION KEY

STAIR /  ELEVATOR CORE

COMMON SPACE
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GROUND LE VEL AT EDG VS CURRENT PL AN

PREVIOUS 

The design presented at EDG created a large covered 
porch that allowed for retailers to spill out into an exterior 
space during summer months. After analyzing solar 
exposure and basic restaurant operations, we concluded 
that this space will be hard to use during the prime hours of 
business for these types of tenants. Dinner and afternoon 
crowds would always be in the shade which will make 
the space less desirable to a tenant, which means it may 
not attract the uses that would activate such a porch. An 
alternate approach was needed to make this a vibrant and 
desired space. 

CURRENT

Our new design encloses two bays of the outdoor porch 
with a light steel structure with operable doors and 
windows along the entire street level. This not only creates 
a space usable 365 days a year, but helps break down the 
massing and emphasize the corner. We also enlarged the 
retail porch along the south facade where sunlight is more 
available. 
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ENCLOSED RETAIL PORCH



970 DENNY
08.19.15  |  14-062

32

E AST PODIUM PERSPECTIVE

EASTERN FACADE AND STREETSCAPE
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E AST PODIUM ELE VATION + L1 PL AN

0’        16’        32’                  64’

1/16” = 1 ’-0”

RETAIL RETAIL

RETAIL

RESIDENTIAL LOBBY

LEASING

P
1 

S
H

U
TT

LE
 

E
LE

VA
TO

R
 H

A
LL

W
AY

DARK BRICK

MEDIUM BLEND 
BRICK

CLEAR GLAZING

DARK SPANDREL

ULTRA 
TRANSPARENT 
STOREFRONT 
GLAZING

GREY METAL

FROSTED 
GLASS RAILING

DARK GREY METAL PANEL METAL LOUVERS (DARK GREY)

HPL WOOD PANEL SOFFITS

(MATERIAL PICTURES  ON PAGE 47) WEATHERED STEEL PANEL



970 DENNY
08.19.15  |  14-062

34

SOUTH PODIUM PERSPECTIVE

PROJECT VIEW FROM SOUTH
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SOUTH PODIUM ELE VATION + L1 PL AN

0’        16’        32’                  64’

1/16” = 1 ’-0”

RETAIL

P1 RETAIL (OPEN TO 
BELOW)

HPL WOOD SOFFITS

MEDIUM BLEND 
BRICK

CLEAR GLAZING

DARK SPANDREL

DARK BRICK

DARK GREY 
MULLIONS

ULTRA 
TRANSPARENT 
STOREFRONT 
GLAZING

DARK GREY METAL PANEL BOARD FORM CONCRETE

WEATHERED STEEL PANEL

FROSTED GLASS RAILING

PAINTED STEEL CANOPY 
(WOOD SOFFITS)

STEEL “C” CHANNEL RAILING 
POSTS

(MATERIAL PICTURES  ON PAGE 47)
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SOUTHWEST PODIUM PERSPECTIVE (AT ALLEY )

SOUTHEASTERN CORNER AND ALLEY 
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WEST PODIUM ELE VATION + L1 PL AN

0’        16’        32’                  64’

1/16” = 1 ’-0”

RETAIL

SWITCHGEAR

GENERATOR

DOG OWNERS 
LOUNGE

MAIL ROOM

FUTURE 
SCRUBBERS

FUTURE 
SCRUBBERS

P1 RETAIL (OPEN TO 
BELOW)

HPL WOOD PANEL

MEDIUM BLEND 
BRICK

CLEAR GLAZING

DARK SPANDREL

BOARD FORM CONCRETE

PAINTED STEEL CANOPY 
(WOOD SOFFITS)

ULTRA TRANSPARENT 
STOREFRONT GLAZING

DARK BROWN BRICK

DARK GREY PARKING EXHAUST LOUVERSSTEEL ROLL-UP DOORSPAINTED STEEL GRATINGMETAL PANEL (GREY)(MATERIAL PICTURES  ON PAGE 47)
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NORTH PODIUM PERSPECTIVE

NORTHERN PODIUM AND DOG RUN (BOXCAR FADED IN FOREGROUND)
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NORTH PODIUM ELE VATION + L1 PL AN

OUTLINE OF BOXCAR 
APARTMENTS BEHIND

0’        16’        32’                  64’

1/16” = 1 ’-0”

DOG OWNERS 
LOUNGE

MEDIA / THEATER 
ROOM

BUSINESS 
CENTER

PACKAGE ROOM

LEASING

OFFICE CONFERENCE

MEDIUM BLEND BRICK 
(WRAPS CORNER)

(MATERIAL PICTURES  ON PAGE 47)
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L7 AMENITIES

0’         8 ’        16’                  32’

1/16” = 1 ’-0”
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L7 PAVILION

L7 ROOFTOP PAVILION L7 ROOFTOP PAVILION INTERIOR CONCEPT

PAVILION APPROACH FROM TOWER



970 DENNY
08.19.15  |  14-062

42

DENNY RETAIL ENTRY DETAIL

0’         8 ’          16’                 32’

1/8” = 1 ’ -0”

DENNY RETAIL ENTRY

ELEVATION -  1/16” = 1 ’-0”

SECTION AT ENTRY
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DENNY STREET LE VEL DETAIL

0’         8 ’          16’                 32’

1/16” = 1 ’-0”

SOUTHERN RETAIL PORCH

ELEVATION -  1/16” = 1 ’-0”

SECTION AT RETAIL PORCH

SOUTHERN RETAIL PORCH

LARGE CANOPY PROVIDES 
WEATHER PROTECTION 
FOR BOTH PEDESTRIANS 
AND RETAIL PORCH
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MAIN CORNER STREET LE VEL DETAIL

RETAIL CORNER ENTRY

RETAIL ENTRY PEDESTRIAN VIEW

0’        8 ’          16’                 32’

1/16” = 1 ’-0”

SECTION AT ENTRY

ELEVATION -  1/16” = 1 ’-0”
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TERRY RETAIL STREET LE VEL DETAIL

TERRY AVE RETAIL PORCH ENCLOSURE

TERRY RETAIL PEDESTRIAN VIEW

0’        8 ’          16’                 32’

1/16” = 1 ’-0”

SECTION AT RETAIL PORCH

ELEVATION -  1/16” = 1 ’-0”

OVERHEAD DOORS 
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RESIDENTIAL ENTRY STREET LE VEL DETAIL

AA

TERRY AVE RESIDENTIAL ENTRY

TERRY AVE SIDEWALK AT RESIDENTIAL ENTRY

0’         8 ’          16’                 32’

1/16” = 1 ’-0”

ELEVATION -  1/16” = 1 ’-0”

SECTION AT RESIDENTIAL ENTRY
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PROJECT MATERIALS – PODIUM
VISION GLASS
COLOR: CLEAR

VISION GLASS
COLOR: ULTRA TRANSPARENT

SPANDREL GLASS
COLOR: DARK GRAY

CANOPY GLASS
COLOR: CLEAR

RAILING GLASS
COLOR: FROSTED

MULLION (WINDOW WALL)
COLOR: DARK GREY

MULLION (STORE FRONT)
COLOR: DARK GREY

METAL PANEL (WINDOW WALL)
COLOR: DARK GREY

METAL PANEL (FRAMED WALL)
COLOR: DARK GREY

PROFILE SHEET METAL PANEL
COLOR: DARK GREY

LOUVER (STOREFRONT)
COLOR: DARK GREY

MISC METALS
COLOR: DARK GREY

WEATHERED STEEL PANELS
COLOR: DARK GREY

BRICK
COLOR: DARK BROWN 

BRICK
COLOR: MEDIUM BLEND

CONCRETE: ARCHITECTURAL FINISH

CONCRETE: BOARD FORM

HPL WOOD PANEL
COLOR: AGED WOOD

1A

1C

2B

3

4B

5D

5F

6B

7A

 8

9E

10

MATERIAL KEY

11

12A

14

12B

13A

13B

1A

1C

2B

3
4B

5D 5F

6B

7A

 8

9E 10

11

12A

14

12B

13A

13B





TOWER DESIGN



50



970 DENNY
08.19.15  |  14-062

5151



970 DENNY
08.19.15  |  14-062

52

TOWER PL ANS

0’        16’        32’                  64’

1/32” = 1 ’-0”

L8-L16 FLOOR PLAN
1/32” = 1’-0”

L17-L34 FLOOR PLAN
1/32” = 1’-0”

RESIDENTIAL

RETAIL

BOH /  LOADING /  MECH

AMENITIES

PARKING

SPACE FUNCTION KEY

STAIR /  ELEVATOR CORE

COMMON SPACE

L35-L38 FLOOR PLAN
1/32” = 1’-0”

L39 FLOOR PLAN
1/32” = 1’-0”

R1- ROOF PLAN
1/32” = 1’-0”

L40 FLOOR PLAN
1/32” = 1’-0”
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TOWER MASSING DIAGR AMS

MASSING DIAGRAM (FROM THE SOUTHEAST) MASSING DIAGRAM (FROM THE NORTHWEST)

AAA

B

MASSING A 
(SEE PAGE 55 FOR DETAILS)

MASSING B 
(SEE PAGE 57 FOR DETAILS)

CTOWER TOP
(SEE PAGE 59 FOR DETAILS)

C

B

A



970 DENNY
08.19.15  |  14-062

54

DESIGN ELEMENTS – MASS A

AREA ENLARGED IN DETAIL 

ON NEXT PAGE
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DESIGN ELEMENTS – MASS A

WHITE FRIT
 ACCENT BANDS

HORIZONTAL VENTING

OPERABLE WINDOWS

SPANDREL GLASS – DARK GREY

GREY LOW-E VISION GLASS

DARK GREY MULLION

NORTH MASS “A” DETAIL
WEST MASS “A” DETAIL

BUTT GLAZING AT VERTICAL 
JOINTS IN ACCENT BANDS

STACK JOINT
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DESIGN ELEMENTS – MASS B

AREA ENLARGED IN DETAIL 

ON NEXT PAGE



970 DENNY
08.19.15  |  14-062

57

DESIGN ELEMENTS – MASS B

WHITE FRIT 
VERTICAL ACCENT BANDS

HORIZONTAL VENTING

OPERABLE WINDOWS

SPANDREL GLASS – DARK GREY

CLEAR LOW-E VISION GLASS

LIGHT GREY MULLION

EAST MASS “B” DETAIL SOUTH MASS “B” DETAIL

STACK JOINT

SPANDREL GLASS – LIGHT GREY
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DESIGN ELEMENTS – TOWER TOP

AREA ENLARGED IN DETAIL 

ON NEXT PAGE
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DESIGN ELEMENTS – TOWER TOP

WHITE FRIT ACCENT BANDS

ANGLED GRATE MECHANICAL 
VENTING

CURTAIN WALL CAP

SPANDREL GLASS – DARK GREY

CLEAR LOW-E VISION GLASS

LIGHT GREY MULLION

EAST TOWER TOP DETAIL SOUTH TOWER TOP DETAIL

STACK JOINT

SPANDREL GLASS – LIGHT GREY

BUILDING MAINTENENCE 
CATWALK
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E AST FAC ADE ELE VATION

EAST ELEVATION
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SOUTH FAC ADE ELE VATION

SOUTH ELEVATION 
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WEST FAC ADE ELE VATION

WEST ELEVATION
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NORTH FAC ADE ELE VATION

NORTH ELEVATION
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PROJECT MATERIALS – TOWER

VISION GLASS
COLOR: CLEAR

VISION GLASS
COLOR: MEDIUM GREY

SPANDREL GLASS
COLOR: WARM GRAY

SPANDREL GLASS
COLOR: DARK GRAY

ACCENT SPANDREL GLASS
COLOR: WHITE

RAILING GLASS
COLOR: CLEAR (NOT PICTURED)

MULLION (CURTAINWALL)
COLOR: LIGHT GREY

MULLION (CURTAINWALL)
COLOR: DARK GREY

LOUVER (CURTAINWALL)
COLOR: LIGHT GREY

LOUVER (CURTAINWALL)
COLOR: DARK GREY

1A

1B

2A

2B

2C

2A

5A

5B

9A

9B

MATERIAL KEY

1B

2A

1A

2B

2C

5A

5B

9A

9B
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ROOFTOP AMENIT Y AND SCREENING
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TOWER TOP VIEW EAST

ROOF TOP COVERAGE

CODE SECTION CODE REQUIREMENT
DEPARTURE 

REQUEST
DIFFERENCE RATIONALE FOR REQUEST

SMC 23.48.010.H.4

ROOF TOP COVERAGE

The following rooftop features may extend up to 15 feet above the maximum height limit, so long as the combined 
total coverage of all features listed in this subsection 23.48.010.H.4 does not exceed 20 percent of the roof area, or 
25 percent of the roof area if the total includes stair or elevator penthouses or screened mechanical equipment:

a. Solar collectors;

b. Stair penthouses;

c. Mechanical equipment;

d. Atriums, greenhouses, and solariums;

e. Play equipment and open-mesh fencing that encloses it, as long as the fencing is at least 15 feet from the  
    roof edge;

f. Minor communication utilities and accessory communication devices, except that height is regulated according  
   to the provisions of Section 23.57.012; and

g. Covered or enclosed common amenity area for structures exceeding a height of 125 feet

Allow for rooftop coverage 
greater than 25 percent.

The project proposes 84% 
coverage (includes fully enclosed 
space, and the canopy / trellis 
element); an increase of 59% from 
SMC 23.48.010.H.4 allowance of 
25% coverage. However, per SMC 
23.48.010.H.7 at the applicant’s 
discretion the 25% can be raised to 
65% if certain provisions are met.

Departures 1,2,3 intertwine as three facets of a design solution for how the tower meets 
the sky. Because we seek a departure from both the 65% coverage and the requirements 
that allow for 65% coverage under SMC 23.48.010.H.7, DPD has advised that as a technical 
matter, we are required to seek a departure from SMC 23.48.010.H.4 as well. We believe 
that this departure fosters a much stronger architectural terminus to the tower - one that 
will better contribute to a more graceful skyline. Please see the rationale for departures #2 
and #3 as they apply to departure #1 as well.

REQUESTED DEPARTURE #1 

TOWER TOP VIEW SOUTH TOWER TOP VIEW WEST

TOWER TOP VIEW NORTH

“ Departures 1,2,3 intertwine as three 
facets of a design solution for how the 
tower meets the sky. ”

TOP OF TOWER MASSING

VARIATION IN TOWER MASS 

BREAKS UP TOP OF TOWER AND 

PROVIDES A MORE GRACEFUL 

TERMINUS.
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REQUESTED DEPARTURE #2

R1 ROOFTOP PLANROOFTOP AMENITY SPACE

ENCLOSED AMENITY AREA ON ROOF (69%)

AREA UNDER CANOPY (11%)

OUTDOOR COVERED AREA (4%)

ROOF TOP COVERAGE

CODE SECTION CODE REQUIREMENT
DEPARTURE 

REQUEST
DIFFERENCE RATIONALE FOR REQUEST

SMC 23.48.010.H.7

ROOF TOP COVERAGE

At the applicant’s option, the combined total coverage of all features listed in 
subsections 23.48.010.H.4 and 23.48.010.H.5 above may be increased to 65 percent of 
the roof area, provided that all of the following are satisfied:

a. All mechanical equipment is screened; and

b. No rooftop features are located closer than 10 feet to the roof edge.

Allow for rooftop coverage 
greater than 65 percent.

The project proposes 84% rooftop coverage; 
an increase of 19% from the SMC 23.48.010.H.7 
requirement. The enclosed portion of the rooftop 
features cover 69% of the roof (only a 4% increase 
from the 65% limit), the other 11% coverage comes 
from the canopy / trellis element which counts as 
covered area because it provides weather protection 
to the common amenity terrace. Finally, the last 4% 
percent come at a covered exterior area in the NE 
corner.

Due to the abundance of outdoor amenity area on lower levels, the rooftop becomes a prime 
location favoring indoor amenity space. The additional fully enclosed massing (4% coverage over 
what is allowed by SMC 23.48.010.H.7) helps create a 3 tiered “terraced” rooftop massing scheme. 
Additionally, the canopy/trellis (additional 11% coverage) and the terrace at the NE corner (4% 
coverage) provide vital protection from the elements (wind, rain, and sun) to allow for extended 
use into more inclement times of year, and provides for a variety of climate responses for a wider 
range of comfort. This element is also highly visible along the northern axis of Westlake, to make 
that view of the building more dynamic and interesting. This departure provides for a more sculpted 
top, with better proportions and massing then allow by prescriptive code. These design elements 
add interest to the overall design and specifically how the tower meets the sky. This rationale also 
supports the priority design guidelines; CS3-I-i, CS3-I-ii, DC2-B-1

TERRACED MASSING FROM NORTHEAST

VIEW FROM GRADE ALONG TERRY
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REQUESTED DEPARTURE #3
ROOF TOP COVERAGE

CODE SECTION CODE REQUIREMENT
DEPARTURE 

REQUEST
DIFFERENCE RATIONALE FOR REQUEST

SMC 23.48.010.H.7

ROOF TOP COVERAGE

At the applicant’s option, the combined total coverage of all features listed in 
subsections 23.48.010.H.4 and 23.48.010.H.5 above may be increased to 65 
percent of the roof area, provided that all of the following are satisfied:

a. All mechanical equipment is screened; and

b. No rooftop features are located closer than 10 feet to the roof edge.

Allow enclosed rooftop 
features (amenity space, 
mechanical screen, trellis / 
canopy) to be flush to façade 
below without ten foot 
setback.

The proposed enclosed rooftop space is set 
back less than ten feet from the roof edge, on 
the north, east, and south. Those facades are 
co-planer with face of tower below.

Architecturally, the project team feels that having the additional height of the amenity space coplanar with the tower 
facade simplifies the massing, further slenderizes the tower, and creates a more elegant vertical resolution between 
the tower and sky. The design team has created vertical spandrel motifs that further emphasize this continuous 
plane, a 10’ offset would disrupt these measures. The long vertical lines also emphasize the retail and residential 
lobby located at grade and increases the project’s identity potential. This rationale also supports the priority design 
guidelines; CS3-I-i, CS3-I-ii, DC2-B-1

PROPOSED TOWER MASSING WITHOUT 10’ SETBACK

CODE REQUIRED 
PARAPET SETBACK

PROPOSED PARAPET

ROOF EDGE ROOF EDGE

10’

10’

10’

MASSING WITH CODE REQUIRED 10’ SETBACK AT ROOF EDGE
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REQUESTED DEPARTURE #4

CODE MAXIMUM SETBACK

PROPOSED ADDITIONAL 
COVERED OUTDOOR DINING 
/  ENTERTAINMENT AREA. 

12’
28’

12’

40’

14’

MAXIMUM SETBACKS

CODE SECTION CODE REQUIREMENT DEPARTURE REQUEST DIFFERENCE RATIONALE FOR REQUEST

SMC 23.48.014.A.3.b

MAXIMUM SETBACKS

Except on Class 1 Pedestrian Streets, as shown on Map A for 23.48.014, and as 
specified in subsection 23.48.014.B.1, the street-facing façade of a structure may 
be set back up to 12 feet from the street lot line subject to the following (Exhibit 
B for 23.48.014):

1) The setback area shall be landscaped according to the provisions of Section 
23.48.024;

2) Additional setbacks are permitted for up to 30 percent of the length of 
portions of the street façade that are set back from the street lot line, provided 
that the additional setback is located 20 feet or more from any street corner; 
and

3) Any required outdoor amenity area, or other required open space, or usable 
open space provided in accordance with subsections 23.49.013.B.4.c, 23.48.014.F 
or 23.48.014.G is not considered part of the setback area and may extend 
beyond the limit on setbacks from the street lot line that would otherwise apply 
under subsections 23.48.014.A.3.b or 23.49.014.A.3.b.2.

Along Terry Avenue; allow for a setback greater than 
twelve (12) feet but not to exceed twenty-eight (28) 
feet for a hardscaped retail entry plaza that does not 
meet the provisions of SMC 23.48.014.A.3.b. Along 
Denny Way; allow for a setback greater than twelve 
(12) feet but not to exceed forty-five (45) feet for a 
hardscaped retail entry plaza that does not meet the 
provisions of SMC 23.48.014.A.3.b. It is important 
to note that the project is voluntarily setting back 
from both the Terry Avenue (5’) and Denny Way (6’) 
property lines to best adhere to specific street design 
guidelines and align with existing sidewalks, so the 
setbacks are effectively 23’ and 39’ from our “new” 
setback.

The project proposes a setback for an 
additional sixteen (16) feet at the corner 
facing Terry Avenue, and thirty-three (33) 
feet facing Denny Way, for the retail entry 
plaza

Terry Avenue is one of the preeminent emerging retail / dining / entertainment corridors 
in Seattle. Meanwhile the Denny Way Design Guidelines envision this auto-oriented cross 
town connector as a more pedestrian oriented street. The gateway to this district needs 
to showcase and support these goals, which our proposal does by celebrating the entry 
and corner condition in a large outdoor entry and “retail porch.” Along Terry this porch 
provides a large outdoor retail area to compliment the activity along Terry. On Denny, 
the setback provides an “eddy” of pedestrian interest and respite along the otherwise fast 
moving thoroughfare lined with facades that do not generally support the pedestrian scale 
envisioned. It also provides for a more appropriate urban response and a “place maker” 
solution at this gateway corner. This rationale also supports the priority design guidelines; 
CS1-C, CS1-I-i, CS2-A-1, CS2-B-1, CS2-B-2, CS2-B-3, CS2-C-1, CS2-I-iii, CS2-I-iv, CS3-A-
4, CS3-I-i, PL1-B-1, PL1-B-3, PL2-A-1, PL1-I-iii, PL2-I-i, PL3-C-1, PL3-C-3, PL3-II, PL3-II-ii, 
PL3-II-iii, PL3-II-iv, DC2-C-1, DC2-C-2.
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REQUESTED DEPARTURE #5

22’

L L L L L L L L

AREA GAINED FROM SMALLER STALLS (435 ft2)

24’

L
L

REQUIRED DRIVE AISLE WIDTH FOR LARGE STALLS

ADDITIONAL 10 LARGE STALLS (FOR 13 TOTAL)

PARKING SPACE REQUIREMENTS

CODE SECTION CODE REQUIREMENT
DEPARTURE 

REQUEST
DIFFERENCE RATIONALE FOR REQUEST

SMC 23.54.030.B.2.b

PARKING SPACE 
REQUIREMENTS

Nonresidential uses and live-work units. When between 11 and 19 parking spaces are provided, 
a minimum of 25 percent of the parking spaces shall be striped for small vehicles. The minimum 
required size for these small parking spaces shall also be the maximum size. A maximum of 65 
percent of the parking spaces may be striped for small vehicles. A minimum of 35 percent of 
the spaces shall be striped for large vehicles.

Allow for nonresidential 
use parking with no large 
spaces.

The project proposes fifteen (15) 
parking spaces for nonresidential 
use, with none striped as large 
spaces. Large spaces are required 
to a minimum of 35 percent of 
total spaces, a difference of six (6) 
spaces.

Not providing large stalls reduces both the size of the drive aisle to access those stalls and the parking stall depth 
itself. This in turn, provides for a larger retail floorplate for the SW corner retail. The additional sf will make the 
space more attractive to tenants, which will make the space more marketable, and thus have a better chance at 
being leased. Leasability in a competitive commercial market should provide for more consistently active retail 
which will benefit the streetscape and help draw pedestrians up the hill, and around Terry. This rationale also 
supports the priority design guidelines; DC1-A-3 (This larger retail area will help to support activation of this 
location, and the 22’ drive isle is perfectly viable.)
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L ANDSCAPE
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L1 STREETSC APE L ANDSC APE PL AN

STONE PAVING FOR PETS

BENCH, TYP

CUBE BENCH, TYP

PREVIOUS PAVER, TYP
SCORED + COLORED  
CONCRETE PAVING, TYP

PEDESTRIAN LIGHT POLE, TYPCITY STANDARD 2 X 2 SCORED 
CONCRETE PAVING / SIDEWALK

0’        16’        32’                  64’

1:20

TERRY AVENUE N

ALLEY

D
EN

N
Y

 W
A

Y

RETAIL ENTRY PRECAST 
CONCRETE PAVER

LOBBY ENTRY

RETAIL ENTRY

PET RELIEF AREA

FENCE AND GATE

BENCH, TYP

RAISED PLANTER & 
SCREENING PLANTING

STREET LIGHT POLE
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L1 STREETSC APE V IEWS – DENNY WAY



L2 + L3 PR IVATE TERR ACE L ANDSC APE PL AN
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0’        16’        32’                  64’

1:20

L3 PRIVATE TERRACES

PEDESTAL PRECAST 
CONCRETE PAVER, TYP 

PREFAB PLANTERS 
AND SCREEN PLANTING

L2 PRIVATE TERRACES

PEDESTAL PRECAST 
CONCRETE PAVER, TYP 

PREFAB PLANTERS 
AND SCREEN PLANTING

CONCRETE PLANTERS
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L7 AMENIT Y ROOF TERR ACE L ANDSC APE PL AN

0’        16’        32’                  64’

1:20

SUNNING PREFAB PLANTERS, TYP

SYNTHETIC TURF STONE GARDEN FOR RAINWATER

WINDSCREEN
PLANTING 

CONCRETE PLANTERLAVENDER WALK

BBQ & DINING HEARTHS, GROUP SEATING 
AND BBQ DINING

WOOD PEDESTAL PAVER

PEDESTAL PRECAST 
CONCRETE PAVER, TYP 

CLUB BBQ DINING AND SEATING

GREEN ROOF TRAYS, 
HEIGHT VARIES

GARDEN ROOMS

FITNESS CENTER

PAVILION
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R1 AMENIT Y ROOF TERR ACE L ANDSC APE PL AN 

0’        16’        32’                  64’

1:20

SUNNING 

BUILDING CANOPY

HEARTH AND 
GROUP SEATING

TABLE TORCH AND
SMALL GROUP SEATING 

BAR TABLE BBQ AND DINING

ENTRY PEDESTAL PAVER 
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PL ANT PALET TES

TERRY AVENUE STREETSCAPE DENNY WAY STREETSCAPE AND BUILDING FRONTAGE L1 DOG RUN

Green Vase  Ze lkova

Dark  Green Spreader  Yew

S i l ve r  Queen Euonymus

Fi repower  Nand ina Rose  Creek  Abe l ia

Musash ino  Ze lkova

Go lden Ruby Barber ry

Doub le  P lay  Go ld  Sp i rea

Tonto  Dwar f  Crape Myrt le

Western  Sword Fern

Var iegated Japanese  Mock Orange

Be l l  Tower  Map le

Var iegated B luebeard Mar iess i  Var iegated Lacecap Hydrangea

Pac i f i c  Fi re  Vine  Map le 
Sp i re  Cher ry

Japanese  Fores t  Grass
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Weeping  Boxwood

PL ANT AND MATERIAL PALET TES
L2 AND L3 PRIVATE 

TERRACES
L7 AMENITY TERRACE: 5 TREE CONCEPT 

(BIRDS 60%, BUTTERFLY 40%)
HARDSCAPE MATERIALS

Doub le f i l e  Viburnum

Bi lox i  Crape Myrt le

Natchez Crape Myrt le

Hearts  o f  Go ld  Redbud Sargent  Co lumnar  Cher ry

Ca l i s toga Ca l i f o rn ia  Fuchs ia

Hummingb i rd  Summersweet

Lavender

B lue  Mis t  Carypoter i s Perv ious  Un i t  Paver 

Precast  Concrete  Un i t  Paver 

Wood Pedesta l  Paver 
Luc i fe r  Crocosmia

Coppert ina  Ninebark
Wood Pedesta l  & Concrete  Un i t  Paver
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STREET LE VEL LIGHTING PL AN

LED WALL SCONCE

LED wall sconce lights provide regular 
lighting along the building facade as well 
as providing safety light in dimly lit areas. 

LED CYLINDER LIGHT

LED cylinder lights sit inside glass 
canopies and illuminate the ground 
below. 

RECESSED LIGHTING

LED adjustable down-lighting sits in soffits 
on both the pavilion and wind screens, 
providing a lit area for both wayfinding 
and nighttime functions.  

2

1

3

21

3

1

1

1

1

1

3

3

2

2

22

2
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ROOF LE VEL LIGHTING PL AN

LED PATH LIGHT

These LED stick lights help illuminate 
paths, planting beds, and seating areas 
with a light that washes the ground and 
does not create glare. 

LED SPOT LIGHT

LED spotlight mounted in planting areas 
to illuminate major trees. 

LED STEP LIGHT

LED lighting along the perimeter of the 
parapet illuminate pathways and egress as 
well as providing ambient light for seating 
areas. 

RECESSED LIGHTING

LED adjustable down-lighting sits in soffits 
on both the pavilion and wind screens, 
providing a lit area for both wayfinding 
and nighttime functions.  

2

1

3

4 1
1

1

2

1

1

1

1

1

1

3

3

3

3

3

4

4

4

4
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POTENTIAL S IGNAGE LOC ATIONS

POTENTIAL SIGNAGE LOCATIONS ALONG TERRY AVENUE

POTENTIAL SIGNAGE LOCATIONS ALONG DENNY WAY

3D LETTERS MOUNTED TO 
TOP OF CANOPY

BLADE SIGN MOUNTED TO 
UNDERSIDE OF CANOPY

SIGNAGE AT STOREFRONT 
GLAZING

TYPES OF SIGNAGE

SIGNAGE ALONG DENNY WAY SIGNAGE ALONG TERRY

BUILDING ADDRESS
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AERIAL CONTEX T
BUILDING USE COLOR KEY

OFFICE /  COMMERCIAL

RESIDENTIAL /  HOSPITALITY

MEDICAL /  RESEARCH

PROJECT SITE

UNDER CONSTRUCTION

PLANNED PROJECTS

BLOCK 48

BLOCK 21

2202 8TH AVENUE

2030 8TH AVENUE

9TH AND LENORA

CORNISH DORMS

SEATTLE TIMES

970 DENNY

300 BOREN

BOXCAR APARTMENTS

AMAZON CAMPUS

425 FAIRVIEW

GROUP HEALTH

AMAZON CAMPUS

ROLLIN STREET FLATS

2201 WESTLAKE

PAN PACIFIC HOTEL

AMAZON CAMPUS

9TH AND THOMAS 

901 HARRISON TOWER 

325 9TH AVENUE N

300 & 333 8TH AVE.  N

427 9TH AVE N

8TH + REPUBLICAN

427 9TH AVE N
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PARCEL NUMBER(S) : 	
				  
ADDRESS: 	
					   
S ITE AREA:	
					   
ZONING:	
					   
OVERLAY(S) : 						    

ALLOWABLE BUILDING HEIGHT:	

[23.86.006.E,  23.48.010.A.2,  23.48.010.D.1]

                                                                                

PODIUM HEIGHT: [23.48.013 Map A]

PODIUM LOT COVERAGE: [23.48.013.B.4.b]

FACADE MODULATION: [23.48.013.D.1]

FACADE SETBACK LIMITS: 

[23.48.014.A.3.b]

ROOFTOP FEATURES COVERAGE:

[23.48.010.H.8]

1986200310,  1986200320

970 Denny Avenue

28,264 SF (240.75’  x  120’ ,  .65 acres)

SM 240/125-400

South Lake Union Urban Center

South Lake Union Archaeolog ica l  Buf fer

Structure height  measured at  midpoint  of  Terry Ave.  lot  l ine 
(80.73’  e levat ion)

400’-0” Res ident ia l  max height  l imit  with addit iona l  35’  for 
vert ica l  transportat ion. 

Note:  Pending code update before City  Counci l  would 		
a l low for  45’  of  vert ica l  transportat ion overrun instead of  35’ . 

Southern Parcel  (1986200301)  = 65’
Northern Parcel  (1986200320)  = 45’

The average footpr int  of  a l l  s tor ies  be low the podium height  
=  75% of  the s i te  area

No l imit  to Podium Height
Podium Height  to 	 125’  =  150’
			   126-400’  =  120’

Setbacks up to 12 feet  a l lowed at  grade i f  you meet provis ion 
of  23.48.14.A.3.b.1,2,3

Denny Way 1’  Setback for  ever 2 ’  over 75’ ,  to a  maximum of 
15’  setback. 

Enc losed Common recreat ion /  Mechanica l  =  65% Maximum 
with 10’  rooftop setback and a l l  mechanica l  equipment i s 
screened. 

SEATTLE MUNICIPAL CODE TITLE 23
The fo l lowing i s  an abbrev iated summary and genera l  overv iew of  the ex ist ing zoning for  the s i te .

SM 85/65-160

SM-125

S
M

 8
5

-2
4

0

SM/R 55/85

SM-85

SM-85

Mercer St

Republ ican St

Harr ison St

Thomas St

John St

Denny Way
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A
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 N
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L AND USE CODE SUMMARY

SM 160/85-240

SM 240/125-400

8
th

 A
ve

 N

Terry  Ave.

Ya le  Ave.

DMC 240/290-400
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ZONING /  PARCEL MAP

PROJECT SITE
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DENNY WAY
T WO WAY (TO I -5)

TR ANSPORTATION AND LOCAL INFR ASTRUCTURE
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SITE

SUMMER SUNSET

WINTER SUNSET WINTER SUNRISE

SUMMER SUNRISE

REGIONAL CONNECTOR

MAJOR BUS ROUTE

MAIN STREET

PARK / OPEN SPACE

BIKE ROUTE

PUBLIC Transit Stop

STREETCAR Stop

SUN ANGLES

SITE

FESTIVAL STREET

GREEN STREET
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PROJECT SITE

PROJECT VICINIT Y OBSERVATIONS AND CONTEX T

TERRY AVE. 

WESTLAKE AVE.
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LENORA AVE. 

ROLLIN STREET FLATS

BOXCAR 

APARTMENTS

202 WESTLAKE

TERRY THOMAS

SEATTLE TIMES BUILDING

FRED RODGERS BUILDINGFRED RODGERS BUILDING

FESTIVAL STREET NORTH OF DENNY WAY

AMAZON PHASE VI CORNISH COLLEGE

2200 WESTLAKE

ENSO/

2201 WESTLAKE

S.L.U. DISCOVERY CENTER

2200 WESTLAKE

2200 WESTLAKE

RESTAURANT

2120 WESTLAKE

BUNGE 

FOODS

Major Residential or 
Office Entry

Retail Storefront

Retail Entry

Automotive Entry

TER
RY
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VE. 

TERRY AVENUE 

AXIS 13
1°

POTENTIAL 
GATEWAY

DESIGNATED 
SOUTH LAKE 
UNION GATEWAY
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NEIGHBORHOOD CONTEX T

TERRY AVE.
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8 - 202 Westlake

6 - Amazon Phase IV

7 - The Terry Thomas

9 - Group Health
4 - Seattle Times Project

5 - South Lake Union Block 483 - 9th and Lenora
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DESIGN INSPIR ATION – PODIUM
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DESIGN INSPIR ATION – TOWER
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STREET CORNER PL ANS AT EDG

TERRY AVE N

D
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L1 RETAIL

L1 RETAIL

P1 RETAIL

DENNY WAY



970 DENNY
08.19.15  |  14-062

101

STREET PL ANS AT EDG

TERRY AVE.

BOXCARRESIDENTIAL LOBBY AND LEASINGRETAIL

RESIDENTIAL 
LOBBY

RESIDENTIAL 
LEASING

RETAIL
FCC

BIKE 
PARKING
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NEIGHBORHOOD CONTEX T
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8 - 202 Westlake

6 - Amazon Phase IV

7 - The Terry Thomas

9 - Group Health
4 - Seattle Times Project

5 - South Lake Union Block 483 - 9th and Lenora
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ELEVATIONS – TERRY AVENUE

WEST SIDE OF TERRY AVENUE

E AST S IDE OF TERRY AVENUE

DENNY WAY

T
ER

RY A
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JOHN ST
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S ITE RESIDENTIAL FACADE 
FEATURES STRONG 
VERTICAL MOVES . 

POTENTIAL HILL CLIMB 
/ STEPS CONNECTING 

NEIGHBORHOODS
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ELEVATIONS – DENNY WAY

MAIN ENTRY LOBBY
NORTH SIDE OF DENNY WAY

DENNY WAY
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WEST S IDE OF ALLE Y

E AST S IDE OF ALLE Y
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ELEVATIONS – ROLLIN STREET
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SITE CONDITIONS
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RETAIL LEVELS

L2

L1

P1

OPENING IN L2 ALLOWS FOR DOUBLE HEIGHT 
RETAIL SPACE ON L1

OPENING IN L1 CREATES A LARGER DOUBLE 
HEIGHT SPACE AT THE ENTRY OF THE P1 RETAIL, 
ALLOWING SOUTHERN LIGHT TO PENETRATE 
DEEPER INTO THE SPACE.

ELEVATOR ALLOWS FOR EASY ACCESSIBLE ACCESS 
TO L1 RETAIL FROM THE RETAIL PARKING LOT. 

L1 RETAIL

P1 RETAIL

DIRECT ACCESS TO P1 RETAIL FROM RETAIL 
PARKING GARAGE. 
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SUN SHADOW STUDIES OF PEDESTRIAN ENVIRONMENTS – JUNE 21ST

9 am 10 am 11 am

12 pm 1 pm 2 pm

3 pm 4 pm 5 pm
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P2 FLOOR PLAN
1/32” = 1’-0”

PARKING LEVEL PL ANS 

0’        16’        32’                  64’

1/32” = 1 ’-0”P3-P5 FLOOR PLAN
1/32” = 1’-0”

P6 FLOOR PLAN
1/32” = 1’-0”

RESIDENTIAL

RETAIL

BOH /  LOADING /  MECH

AMENITIES

PARKING

SPACE FUNCTION KEY

STAIR /  ELEVATOR CORE

BALCONY

COMMON SPACE


