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•	 237 residential units

•	 Approximately 7,995 square feet of commercial space

•	 Parking for approximately 149 vehicles

The Design Review scope for the project is Block 3, excluding the northern 
Pocket Park. The Pocket Park to the north is under a separate MUP and is 
subject to Seattle Design Commission approval. 

Our goal is to design a project that balances social, economic, and 
environmental interests through developing healthy community, healthy 
buildings and healthy residents. 
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NEIGHBORHOOD DEVELOPMENT AND USES
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YESLER TERRACE —PHASE III
200 9TH AVENUE | SEATTLE, WA 98104 | PROJECT #3022132 | DESIGN REVIEW PACKET | APRIL 27, 2016

Raven Terrace (820 Yesler) Mixed-Use

Anthem Mixed Use International District 921 S. Washington St. - in progress Block 2E Mixed Use - in progress Red Cedar Mixed Use - in progress

Epstein Opportunity Center (Steam Plant)

Little Saigon Yesler Terrace Neighborhood Park-plannedJapanese Baptist ChurchYesler Community Center

Horiuchi Park - in progress

Yesler Terrace P-Patch Community Gardens King County Medical SocietyBailey Gatzert Elementary School Block 3 Pocket Park - in progress

10th Ave Hill Climb Kebero Court (1105 E Fir) Mixed-Use Danny Woo Garden & Kobe Terrace Park

Harborview Medical Center
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SITE CONSTRAINTS AND OPPORTUNITIES

Views

Parks

Steep Grade

Barrier

Bike Path

Main Vehicular Route

Pedestrian Connection

Green Street Loop

Streetcar Line

OPPORTUNITIES
•	 Streetcar Line and Streetcar Stop at 

Broadway and Yesler

•	 Connection to Downtown Seattle

•	 Future Neighborhood Park

•	 Proximity to Yesler Community 
Center

•	 Proximity to Epstein Opportunity 
Center

•	 Pedestrian Pathway to connect 
Future Fir Street to Yesler Way at 
Block 2

•	 Proximity to Pocket Parks and 
Community P-Patches

•	 Solar Access

•	 Views

•	 Access to Bike Paths

CONSTRAINTS
•	 Steep Topography

•	 Boren Avenue Barrier

•	 Proximity to I-5 and Noise from I-5
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ZONING MAP 
The site is located within the MPC - YT zone, and 
the 85’/240’ height limit area. The site is also 
designated as part of the First Hill Urban Center 
Village.

Exhibit A for Section 23.75.100 - Height Limits
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8
DESIGN RECOMMENDATION MEETINGYESLER TERRACE - BLOCK 3 - #3020159 

BLOCK

3

(23.75.050) PERMITTED USES

All uses permitted, including residential and retail except as restricted in 23.75.060 and 23.75.070. (SMC 
23.75.050.A)

(23.75.080) STREET-LEVEL USES

Nonresidential use is required:
(1) Both sides of Broadway from Yesler Way to 62’ north of the north margin of Yesler Way
(2) The north side of East Yesler Way from the east margin of Broadway to the west margin of 10th Avenue 

(23.75.080.B)
80% of uses along street segments are required to be: Nonresidential, minimum 30’ deep (23.75.080.C)
- use can be eating or drinking establishments, general sales and services, etc.

(23.75.090) NONRESIDENTIAL FLOOR AREA LIMITS

Within the MPC-YT Zone, the aggregate floor area for all other nonresidential uses such as retail shall not 
exceed 150,000 gsf, except community clubs or centers, child care centers, family support centers, 
human services, accessory parking, or floor area below grade. (23.75.090.A.2)

(23.75.095) MAXIMUM SIZE OF USE

Sales and service uses are limited to 25,000 gsf per business establishment (23.75.095.B).

(23.75.100) STRUCTURE HEIGHT

85’/240’ maximum structure height measured pursuant to SMC 23.86.006 A except at view corridor height 
restriction area (height transition is aligned with east margin of 9th ave to 110’ west). Structure height 
is measured from an elevation above a fixed sea level measurement NAVD 88.

SMC 23.86.006 and Section 502 Definitions
“Height of the structure” is the difference between the highest point and the average grade level.  On 

sloping sites, the average grade level may be calculated separately for segments of site. 

(23.75.110) ROOFTOP FEATURES

Open railings, planters, skylights, clerestories, parapets and firewalls may extend 4 feet above the 	
applicable height limit set in Section 23.75.100 (23.75.110.B)

Elevator penthouse may extend up to 25’ above height limit and stair penthouse may be same height as 
elevator penthouse if adjacent to elevator penthouse (23.75.110.E.2)

Rooftop features must be 10’ from north edge of roof, except stair and elevator penthouses may extend to 
the edge of the roof for max length of 30’ (23.75.110.G)

Rooftop features including stair & elevator penthouses, mechanical equipment, common amenity areas 
etc. are limited to 15’ above height limit, provided the combined total coverage of the features do 
not exceed 20% of the roof area or 25% of the roof area if the total includes screened mechanical 
equipment (23.75.110.D)

(23.75.130) MAXIMUM WIDTH OF REGULATED FACADE

Each regulated facade is limited to 240’ in width. 
Regulated facade is defined as: portion of facade that is adjacent to a street, a park that is open to 

the public, a Pedestrian Pathway, or an access drive; is oriented at less than a 90 degree angle to 
the boundary that is closest to the facade; and is not separated from that boundary by any part 
of another lot, or any structure except a retaining wall, deck, freestanding wall, fence, ramp, solar 
collector, or sign. (23.75.020.B)	

(23.75.140) SETBACKS AND PROJECTIONS

Setbacks required:
(1) General Minimum Setback Streets or Parks:  10’ minimum setback up to 85’
(2) Special Setback Condition Build-To Line-  required at (1) the SE corner of Fir St & Broadway 

extending 62’ in both directions and (2) the NW corner of E. Yesler Way and 10th Ave extending 62’ 
north. Requires non residential use at ground level a 2’ min. & 4’ max. for base height of 25’ up to 
50’, setback increases to 10’ between 50’-85’

(3) Special Setback Condition Reduced Setback Area -required along Broadway.  Requires 2’ min. 
setback up to 50’ for non residential use or 10’ min. setback for residential use.  Setback 
increases to 10’ min between 50’-85’.

(4) Special Setback Condition Yesler Way & Broadway Setback Area - at the NE corner of Yesler & 
Broadway requires 5’ min. setback, setback increases to 15’ above 50’

H. Underground parking: The base setback, if greater than 4’, is reduced to 4’ for the aboveground 
portion of partially underground parking that meets the requirements of Section 23.75.180.

J. 1. For residential uses in structures subject to required setbacks, bay windows & other 		
portions of structures containing enclosed space may project max. 4’ into setback. Max. 	
width of projection is 30’ and projection is min. of 2’ from boundary.

J.2. Porches, balconies, and decks may project a maximum of 6’ into setbacks, provided that no 
portion of the porch, balcony, or deck is closer than 2’ from the boundary. Overhead weather 
protection allowed 2’ max. beyond edge of porch, balcony or deck.

J.3. Cornices, eaves, gutters, roofs, allowed max. 4’ beyond building facade
J.4. Ramps for accessibility are permitted in setbacks
J.5. Fences, freestanding walls & other similar structures 4’ high are permitted in required setbacks. 

Bulkheads and retaining walls used to raise grade are permitted in any required setback when 
limited to 6’ high. 

J.6. Setback requirements do not limit underground structures.

(23.75.145) FACADE ARTICULATION

Does not apply to structures undergoing design review pursuant to Chapter 23.41. (23.75.145.B)
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reduced setback areas and 6’ for all other setback conditions

Aboveground parking is portion of garage where structure projects 4’ or more in height above finished grade within 
30’ of a build to line or reduced setback area or the structure projects 6’ in height or more above finished 
grade along any other location

Exhibit B 23.75.180
Aboveground parking must be separated by nonparking use for min. 30’ adjacent to street or park
F.3. Aboveground parking and loading areas shall be separated from each regulated facade by other use at least 

80% of regulated facade, except where parking access and or loading area occurs. The remaining facade shall 
include architectural detailing etc. with an opaque screen at least 3.5’ high on each story.

Exhibit C 23.75.180
G.1. Partially underground parking is required to be set back min. 2’ from the boundary and the aboveground 

portion of the parking garage is not allowed to exceed 4’ above finished grade.
Exhibit D 23.75.180
G.3. Along boundaries not subject to a build-to line or reduced setback, partially underground parking is required 

to be setback min. 4’ from boundary and the aboveground portion is required to be no higher than 6’ above 
finished grade. A wall or planter must be provided between parking and boundary if aboveground portion 
exceeds 4’ in height. 

I.1A. Access for parking is not allowed within 40’ of curb line of intersection
I.1B. Parking Access is not allowed within 20’ of a structure corner that includes a regulated facade on 1 or 2 

sides.
I.3  Curb cuts are required to meet the standards of subsection 23.54.030.F (curb cuts) and 23.54.030.G (sight 

triangle)
I.4. Driveways are required to meet the standards of subsection 23.54.030.D:
SMC 23.54.030.D
For non-residential uses: driveways for one-way traffic 12-15 ft; two-way traffic 22-25 ft 

For res. uses: driveways for one-way traffic 10’ ; two-way traffic 20’ 
Max 15% driveway slope

(23.54.015) BIKE PARKING

Sales & service:   1/12,000 SF long term and 1/4,000 sf short term
Multi-family structures:  1/4 units (Table D for 23.54.015)

(23.54.040) TRASH

Mixed-Use Developments: Area for Res. Dev. Plus 50% Area for NonRes Dev.
For more than 9 dwelling units, the min. horizontal dimension is 12’
“Residential: 

26-50 units: 375 sf; 51-100 units: 375 sf + 4sf/ea. add’l unit; 100+ units: 575 sf + 4sf/ea. add’l unit”
“Nonresidential: 

0-5,000 sf: 82 sf / 41 sf for mixed-use; 5,001-15,000 sf: 125 sf / 63 sf for mixed-use; 15,001-50,000 sf: 175 
sf / 88 sf for mixed-use”

(23.75.150) RESIDENTIAL AMENITY AREAS

Required: 5% gross bldg. in residential use (23.75.150.A)
Max. 50% required amenity area may be enclosed (23.75.150.B.2)
Required: minimum dimension 10 ft, no area less than 250 ft (23.75.150.D.2)
Res. private amenity area requires area min. 30 SF and min. horizontal dim. of 5’ (23.75.150.E.1)

(23.75.160) LANDSCAPING AND STREET TREES

Green Factor score of 0.30 required (23.75.160.A.2)
Street trees are required (23.75.160.B)
Existing street trees shall be retained unless removal approved by SDOT (23.75.160.B)

(23.75.170) STREET-LEVEL DEVELOPMENT STANDARDS

A. Applies to portion of facade between 18” and 12’ above finish grade
B. Blank facade segments: no segment wider than 15’ except a blank wall segment up to 30’ wide is 

allowed if director determines it will be enhanced by architectural detailing, etc
C. Residential units with lowest level 6’ or less above finished grade and facing onto a street or park 	

shall have direct access to a private amenity area
Exception: not required where residential unit is located above a residential lobby, common amenity 	

area or non-parking, nonresidential use in the first story partially or completely above grade 	
and where a built to line or reduced setback applies

C.2. At least 20% of facade area shall have doors and windows. Live/works shall have at least 	
50% facade with doors and windows

C.3. Where finished grade along boundary exceeds 7.5% slope for min. 30’, the requirements of C.2 
are reduced by 50% 

D. Standards for non-residential uses, residential lobbies, and residential amenity areas near finished 
grade

D.1. Facades less than 10’ from boundary require min. 75% of facade with doors/windows
D.2. Facades located 10’ or more from boundary require min. 50% of facade with doors/windows
D.3. Where finished grade along boundary exceeds 7.5% slope for min. 30’, the requirements of 

23.75.170.D are reduced by 50% 

(23.75.180) PARKING

B. No minimum requirement for parking spaces
B.1 Maximum parking allowed: NE Sector (includes Block 3) parking shall not exceed value in Table A 

(0.7 spaces per dwelling unit and 1 space/500 sf of non-office, non-residential use.
C. Barrier free parking is required consistent with SBC. 
Exhibit A 23.75.180
Maximum height above finished grade for partially underground parking is 4’ at build-to lines and 
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MASSING ALTERNATIVES PRESENTED AT EDG

OPTION A - CODE COMPLIANT OPTION B

BROADW
AY

BROADW
AY

BROADW
AY

E FIR ST.
E FIR ST.

E FIR ST.

E YESLER WAY

E YESLER WAY

E YESLER WAY

10TH AVE.

10TH AVE.

10TH AVE.

PROPOSED GROSS RESIDENTIAL AREA:  213,927 SF
•	 TOTAL RESIDENTIAL UNITS:  227
•	 TOTAL PARKING: 179
•	 TOTAL RETAIL AREA:  13,024 SF

PROS:
•	 Potential for courtyard to open to park

CONS:
•	 Minimal solar exposure in park
•	 Massing option located closest to north Tier 1 trees, which could impact 

health of trees
•	 Massing option located closest to south Tier 1 Tree 
•	 No gateway reference at northwest corner, along Broadway
•	 Massing does not relate to Block 2E
•	 Two curb cuts required for two garage entries

PROPOSED GROSS RESIDENTIAL AREA:  209,352
•	 TOTAL RESIDENTIAL UNITS:  230
•	 TOTAL PARKING: 164
•	 TOTAL RETAIL AREA:  5,835 SF

PROS:
•	 Good solar access and views from residential courtyard
•	 Ground Level angles toward park for visibility from major intersections
•	 “Gasket” has potential to visually connect courtyard and park
•	 Ground-level plaza adjacent to retail and streetcar stop creates opportunities 

for spill-out space from retail/cafe
•	 Northwest corner creates an identifiable marker for the neighborhood park 

and community center
•	 Modulation at north, adjacent to park
•	 Massing is the best response to site forces such as topography, views, 

surrounding context, and solar orientation 

CONS:
•	 Requires departures

* SCHEME SHOWS INITIALLY PLATTED POCKET PARK PLACEMENT* SCHEME SHOWS NEW SHA-PROPOSED POCKET PARK LOCATION * SCHEME SHOWS NEW SHA-PROPOSED POCKET PARK LOCATION

PROPOSED GROSS RESIDENTIAL AREA: 213,291 SF
•	 TOTAL RESIDENTIAL UNITS: 240
•	 TOTAL PARKING: 166
•	 TOTAL RETAIL AREA: 7,656 SF

PROS:
•	 Code compliant scheme

CONS:
•	 Minimal solar exposure in courtyard
•	 Minimal modulation toward the park
•	 No gateway reference at northwest corner, along Broadway
•	 Retail does not relate well to building mass above
•	 Massing does not relate to Block 2E
•	 Inefficient Parking

10
th

 A
VE

E. FIR ST.

E YESLER WAY

GARAGE ENTRY

PRIMARY RES. 
ENTRY

BR
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FUTURE POCKET PARK

10
th
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E. FIR ST.

E YESLER WAY

GARAGE ENTRY

PRIMARY RES. 
ENTRY
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FUTURE POCKET PARK
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th
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E. FIR ST.

E YESLER WAY

GARAGE ENTRY

GARAGE ENTRY

PRIMARY RES. 
ENTRY
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W

AY

FUTURE POCKET 
PARK

OPTION C - PREFERRED

COURTYARD

COURTYARD

COURTYARD
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EDG MEETING KEY ISSUES

EDG MEETING KEY ISSUES

(CS2-D, CS3, DC2-D) Create a residentially scaled building, especially facing the Pocket Park. 

(DC2-A, DC2-B, DC2-D, DC4-A) Block 2E and Block 3 should be distinctly different in appearance. A 
campus appearance should be avoided.

(PL1-A, PL1-B, DC3-B) Create porosity at the north edge of the site toward the Pocket Park. Provide 
direct access to the park if possible and design the transition between the building and park to provide a 
visual separation between the public park and private property.

(PL1-C, PL3-B, PL4-B, PL4-C) Maximize retail along the south facade. Retail to accommodate high levels 
of pedestrian traffic. 

(PL1-A, PL1-C, DC1-A, DC3-C) Upper level residential courtyard should be designed to be visually and 
physically connected to the Yesler Way street level.

(CS3, DC1-C) The East facade should be designed to activate the street and provide visual interest, 
rather than be a ‘back of house’ condition. 

(PL2-B, PL3) Incorporate CPTED principals into the project design to foster safety and security. 

(DC1-C, DC2-B) Mask visible aboveground parking; design those areas to be visually interesting in 
relation to the pedestrian environment; detail them for passive surveillance. 

1

2

3

4

5

6

7

8

EDG Preferred Scheme: Aerial view looking northeast

E FIR ST.

10TH AVE.

BROADWAY
E YESLER WAY

EDG Preferred Scheme: View from Broadway and Yesler Way looking northeast

E YESLER WAY
BROADWAY

RETAILRETAIL
LIVE/WORK

RETAIL

ED
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M
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G CS1: NATURAL SYSTEMS AND SITE FEATURES

	

GOAL: Use natural systems and features of the site and its surroundings 
as a starting point for project design.

GUIDANCE: 
CS1-A & CS1-B. The Board observed that the preferred massing appeared 
to provide a good overall response to solar access for open space and 
the adjacent pocket park. The Board directed the applicant to design the 
residential open spaces with consideration of shading from buildings and 
trees. 

CS1-D. The Board was supportive of the thoughtful landscaping approach 
to the varied adjacent street frontages, creation of small scale pedestrian 
areas at the edges of the site, and the plan for Broadway.

CS1-E. Yesler Terrace Supplemental Guidance: Use project drainage 
systems as opportunities to add interest to the site through water-related 
design elements.

RESPONSE: 
CS1-A & CS1-B. 
The project site is located between the neighborhood park to the south and 
the proposed pocket park to the north. This site relationship influenced 
the project concept of Outside-In: bring the outdoors into the building  and 
the indoors outside. The Outside-In concept informs how the program and 
common spaces are organized sequentially. The main residential lobby is 
located immediately south of the proposed pocket park and in direct line of 
sight to the neighborhood park. A series of common spaces link the lobby 
to the south-facing residential courtyard and the upper roof decks. Please 
refer to pages 20-27 for the concept development.

In terms of solar response, the west leg of the U- shaped massing angles 
out to maximize light into the south-facing courtyard. Roof overhangs along 
the north facade are limited to a maximum of 2’ to minimize shading to the 
park. Residential open space located on two roof decks take advantage of 
the solar exposure and views to Mt. Rainier and Puget Sound. The south 
facing courtyard features a prow element to extend the residential outdoor 
space further towards the street and provides a visual connection to Yesler 
Way.

CS1-A & CS1-B: Bird’s eye view showing the residential open spaces 
oriented towards the south. 

RESPONSE CONTINUED: 
CS1-D. Please refer to pages 53-61  for the landscape plans. 

CS1-E. Roof water will be collected and directed to a bioretention planter 
located along the north facade of the building. The water flowing into the 
bioretention planter will be expressed and visible via cow tongues and 
splash pads. The planting material will consist of a variety of shade loving 
ornamental grasses. 

CS1-A & CS1-B, CS1-C: Concept diagram illustrating 
how open spaces help inform sequence of common 
spaces.

Residential open space 
Residential open space 

Residential 
open space 
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CS3: ARCHITECTURAL CONTEXT AND CHARACTER

	

GOAL: Contribute to the architectural character of the neighborhood. 

GUIDANCE: 
Yesler Terrace Supplemental Guidance: Line sidewalks with residential 
units with views to the street, landscaped setbacks, and, where feasible, 
ground-level entries.

The Board recommended using decks and articulation to create residential 
scale, especially facing the pocket park.

The Board was concerned that the proposed combination of street level 
uses (garage, solid waste storage, above grade garage structure) along 
10th Ave would result in a dead end street edge with safety challenges. 
The Board directed that the east facade be designed to activate the street 
and provide visual interest.

RESPONSE: 
Since the EDG meeting, the design has been revised along 10th Ave so 
that residential units with balconies and a pet lounge occur at the street 
level to provide activation at grade. A secondary residential access point 
will provide for bike storage access off 10th Ave, a designated bike route, 
while stepped planters will help mitigate the grade change along 10th Ave.

Along Broadway, stairs connecting to residential entries engage the 
sidewalk, creating visual interest and finer-grain scale. The units are 
identified by individual canopies and unit signage. A layered transition from 
the sidewalk is achieved through terraced landscaping.

Along the pocket park, raised residential unit balconies project over a 
continuous bioretention planter. Please refer to the DC2 response on page 
49 for further clarification of the building’s parti response to residential 
character and scale. 

CS3: Street level environment along 10th Avenue activated by residential units, secondary entry that also doubles as the bike access, and highly 
transparent retail at the corner of 10th Ave and E. Yesler Way.

Residential unitResidential unit Pet lounge Secondary 
Lobby Access
(Bike Access)

Retail
Parking 

entrance
Building 
Access



14
DESIGN RECOMMENDATION MEETINGYESLER TERRACE - BLOCK 3 - #3020159 

BLOCK

3
EDG REPORT GUIDANCE AND RESPONSE

PL1-A & PL1-B: CONNECTIVITY

	

GOAL: Complement and contribute to the network of open spaces around 
the site and the connections among them. 

GUIDANCE:  The Board supported the conceptual response to each 
frontage condition and provided the following guidance:

PL1-A & PL1-B. 
The Board recommended more porosity at the north edge. If possible, 
provide direct access to the park, while still designing the transition between 
building and park to provide a visual separation between the public park and 
the private property. The Board recommended that the upper level courtyard 
be visually and physically connected to the Yesler Way street level.

RESPONSE: 
PL1-A & PL1-B. 
At the north edge, a direct connection to the pocket park is made at the 
main lobby entry. The floating deck at the main lobby entry connects to the 
park with a steel bridge. East of the lobby, residential units at grade will have 
decks and will provide visual surveillance over the park. 

Connecting the courtyard to the R.O.W., a 23’-6” grade change, would result 
in a steep stair with limited sight-lines. The stair would bisect the continuous 
retail and detract from Guideline PL3-C recommendation to maximize the 
retail space and provide flexibility for varied retail uses. Physically connecting 
a busy urban retail corridor to a quieter, private residential courtyard could 
introduce conflict between the uses. 

Instead, a visual connection between the courtyard and the Yesler R.O.W. 
is achieved by an elevated deck that extends above the sidewalk, creating 
a space for residents to visually engage with the Yesler R.O.W. below. There 
will be planting material flanking portions of the prow’s edges that will be 
visible from E Yesler Way.

PL1-A & PL1-B: The main residential lobby entry opens up off the pocket park and ground level residential units have balconies that overlook 
the pocket park. 

EDG REPORT GUIDANCE AND RESPONSE

LOBBY

FIR STREET

POCKET PARK

BR
OA

D
W

AY

RES. LOBBY

RESIDENTIAL UNITS

Site plan detail at north: A physical and visual connection are provided between the build-
ing and the pocket park. 

DIRECT ACCESS FROM THE 
PARK PROVIDED AT THE MAIN 

RESIDENTIAL LOBBY 

PHYSICAL CONNECTION TO THE 
PARK

VISUAL CONNECTION TO THE 
PARK
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Level P1 - Proposed

Level 2 - Proposed

Level P1
Level 2

Level P1/L2 - Study stairs to courtyard

Elevated deck extends above the 
sidewalk, creating a space for 
residents to visually engage with 
the Yesler R.O.W. below. 

Continuous retail is proposed 
along E. Yesler Way. To 
encourage a wide variety of 
retail uses, a regular retail bay 
and large spans of glazing are 
proposed and a generous set 
back from the property line 
provides spill out spaces for a 
cafe or restaurant.

Stair provides a physical 
connection between the 
courtyard and the R.O.W. 
This condition interrupts the 
continuous retail, creating less 
desirable retail spaces and 
limiting the flexibility of the retail 
bays. The stair will be steep to 
connect 23’-6” of grade change 
with limited sight lines. The 
courtyard deck is programed as a 
quieter more passive residential 
courtyard. Introducing a physical 
connection to a highly active 
urban retail will introduce privacy 
issues for the residential units 
facing the courtyard.

A study showing how the courtyard could connect to the right-of-way. Introducing a stair from E. 
Yesler Way to connect to the residential courtyard is not desirable because the stair would interrupt 
the continuous retail corridor, the stair would need to be long to mitigate 23’-6” of grade change, and 
the connection would not make for a better street level condition nor a better residential condition. 
Introducing circulation between a passive residential courtyard would create privacy issues for the 
residential units facing the courtyard and security concerns with limited sightlines at the stair .

Residential 

Parking Retail 
beyond

Res. Common 
Space

Parking

Residential  
Courtyard

E. Yesler

Pocket 
Park

Steep stair with limited sight lines 
interrupts the continuous retail. No 
equivalent accessible connection.

Urban 
Retail 

Corridor

+/- 23’-6” 
grade 

change

PLPL

PL1-A & PL1-B: Section showing the grade change between the pocket park at the north and E. 
Yesler Way at the south. The courtyard projects 6’ over the right-of-way, providing an opportunity for 
residents to visually connect to the street, but maintaining a separation between the urban retail 
corridor and the quieter residential courtyard.

Residential 

Parking

Retail

Res.

Res. Common 
Space

Parking

Residential  
Courtyard

E. Yesler

Pocket 
Park

To respect the privacy of the residential units 
that surround the L2 courtyard the program 
calls for a quieter landscaped common 
outdoor space. The more active residential 
decks occur on the roof. An overlook is 
proposed to visually engage with the R.O.W.

Urban 
Retail 

Corridor

+/- 23’-6” 
grade 

change

PLPL

Overlook

6’

Residential Units Residential Units
Residential 
Courtyard

Visual 
Connection

Retail Retail Retail

Retail

E. Yesler Way

E. Yesler Way

E. Yesler Way

Residential Units Residential UnitsResidential 
Courtyard

RetailRetail Retail Retail Retail
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PL2: WALKABILITY

	 GOAL: Create a safe and comfortable walking environment 
that is easy to navigate and well-connected to existing 
pedestrian walkways and features.  

GUIDANCE: 
PL2-B. The design should incorporate CPTED principles, 
consistent with the Yesler Terrace Design Guidelines in order 
to foster safety and security. 

RESPONSE: 
PL2-B. The streetscape design enhances security and safety 
of the pedestrian realm. The proposed height and character 
of the plant material will emphasize CPTED principles 
throughout the site.  Natural surveillance and sight lines are 
enhanced to maximize visibility and foster social interaction 
within the public space. Terraced planter walls are kept 
at a pedestrian-scale with low to medium height shrubs, 
perennials, and groundcover which minimize hiding places 
and maximize sight lines.  Right-of-way planting is consistent 
with SDOT guidelines. Accent paving, planting, and lighting 
are used in combination to better define public and private 
zones. Please refer to the landscape drawings on pages 
53-61.

Please refer to the lighting concept plan on page 63 for the 
proposed site lighting concept. The lighting strategy includes 
canopy lighting at the retail, main, and secondary residential 
lobby entries. Ground level housing will receive wall sconces 
at doorways. Strategic use of landscape lighting around the 
site will further provide a presence at night and minimize 
hiding places. Light sources will be shielded away from 
neighboring buildings and the sky.

PL1-C: CONNECTIVITY

	 GOAL: Complement and contribute to the network of open 
spaces around the site and the connections among them. 

GUIDANCE:  The Board supported the conceptual response 
to each frontage condition and provided the following 
guidance:
The south facade should respond to the Neighborhood 
Park context to the south with activated retail street-level 
uses and accommodate high levels of pedestrian, bike and 
transit users. The corner of Broadway and E. Yesler Way 
should be designed to complement the hub of activity and 
the Neighborhood Park. 

EDG REPORT GUIDANCE AND RESPONSE

RESPONSE: 
The south facade responds to the Neighborhood Park at all 
scales. A residential courtyard on level 2 visually connects 
to the park. The upper residential wings that face the park 
have prominent roof forms that extend out towards the 
south and reinforce the corner expression of the building. 
At the street level, the facade is set back an additional 8’ to 
19’ from the property line, providing relief at the transit stop 
and improving the safety of pedestrians adjacent to the bike 
lane. The setback also allows for ample spill-out space for 
the retail.

PL1-C : View of retail corridor proposed along E. Yesler Way. 
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PL3: STREET-LEVEL INTERACTION

	 GOAL: Encourage human interaction and activity at the street-level with clear 
connections to building entries and edges. 

GUIDANCE: 
PL3-A & PL3-B. The corner at Broadway and Fir Street should be designed 
with a strongly residential scale and quieter level of activity. Any leasing 
spaces adjacent to the right-of-way should be designed to activate the 
frontage even in the evening hours.

PL3-B. The Board noted that ground-level residential units along Broadway 
respond well to the context of that street frontage.

PL3-C. Retail is critical to making the ground level successful. The design 
should maximize retail space and flexibility for varied retail uses wherever 
possible. The Board strongly recommended the live-work units along E. 
Yesler Way be designed as retail where possible for better activation and 
engagement with the street level.

RESPONSE: 
PL3-A & PL3-B. The main residential lobby entry is located at the northwest 
corner of the site, adjacent to the pocket park and across the street from 
Block 2E’s lobby entry. The leasing office spaces will be located off the lobby 
so that the main frontage will be the lobby common space, which will be 
activated in the evening hours. Along the north facade, the frontage consists 
of residential units with balconies that overlook the park.

PL3-B. The ground-related residential units along Broadway connect to grade 
and have a landscape buffer for defensible space. 

PL3-C. Since the EDG meeting, the program along E. Yesler Way has been 
revised to be all retail. To provide relief from the transit stop and bike lane, the 
retail frontage is set back along E. Yesler Way an additional 8’ to 19’ from the 
property line. This setback will allow for retail spill out space and low planters 
to help mitigate the grade change.

The retail exterior design consists of a module to allow retail size flexibility. 
It features repeating vertical elements that tie into the rest of the building 
design, maximizes glazing for retail space visibility, and provides an 
opportunity to introduce individual retail character through use of signage and 
door type.

EDG REPORT GUIDANCE AND RESPONSE

PL4: ACTIVE TRANSPORTATION

	 GOAL: Incorporate design features that facilitate active forms of transportation 
such as walking, bicycling, and use of transit. 

GUIDANCE: 
PL4-A. The Board noted that the south edge of the site should be designed to 
accommodate high levels of pedestrian foot traffic. Pedestrian areas should 
be safe and inviting. 

PL4-B Yesler Terrace Supplemental Guidance: Facilities such as bike racks 
and storage, bike share stations, shower facilities and lockers for bicyclists 
should be located to maximize convenience, security and safety. 

The bike storage area should be designed for visual interest and activation.

RESPONSE:  
PL4-A. Ground-level retail uses along E. Yesler Way are set back an 
additional 8’ to 19’ to provide relief from the transit stop and bike lane and 
provide sufficient space to accommodate significant pedestrian foot traffic. 
Retail canopies and the building overhang provide weather protection for 
pedestrians and help to define the outdoor space. 

PL4-B. Bike access occurs off Broadway and 10th Ave. Both entries are wide 
and will lead to large bike rooms for storage and bike maintenance. Exterior 
bicycle racks are provided at various points around the site for bike users’ 
convenience to access the retail spaces and the pocket park.

PL4-A : Bike access provided off Broadway.

PL4-A & DC1-C : 10th Ave ground level program revised to include 
residential units, a pet lounge, and bike access. Trash will be screened 
with stepped planters along 10th Ave. 

DC1: PROJECT USES AND ACTIVITIES

	

GOAL: Optimize the arrangement of uses and activities on site. 

GUIDANCE: 
DC1-C. The Board agreed that the preferred driveway location appeared to 
be the best option and directed that any parts of the parking structure that 
are visible above grade should be completely masked, designed to be visually 
interesting, relate to the pedestrian environment and be detailed for passive 
surveillance.  Solid waste should be located and screened to best respond to 
the adjacent conditions. 

RESPONSE: 
DC1-C. As noted for CS-3 response, since the EDG meeting the design has 
been revised along 10th Ave. Now residential units with balconies and a pet 
lounge occur at the street level to provide activation at grade and passive 
surveillance. A secondary residential access point on off 10th Ave will provide 
convenient bike storage access. The trash room will be screened with stepped 
planters that help mitigate the grade change. 
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DC2: ARCHITECTURAL CONCEPT

	

GOAL: Develop an architectural concept that will result in a unified and 
functional design that fits well on the site and within its surroundings. 

GUIDANCE: 
DC2-A, DC-2B, DC2-C, DC2-D
The Board approved of the strong massing and design concept, and 
directed the applicant to work on articulation and efforts to create a 
residentially-scaled building. 

The Board noted that Block 3 should be distinctly different in appearance 
from Block 2. Avoid a campus appearance.

RESPONSE: 
DC2-A, DC2-B, DC2-C, DC2-D. Connectivity between Yesler 3 and Yesler 2E 
is expressed by the siting of each building lobby facing the park, creating a 
dialogue between both buildings. A clear identity for Block 3 is expressed 
in the building’s articulation, massing, and materiality, all rooted in the 
Outside-In concept and regional Pacific Northwest design concepts.

The Outside-In concept stems from the goal of bringing the outdoors 
into the building and bringing the indoors outside. This concept informs 
how the common spaces are organized sequentially and contains an 
architectural identity with prominent roof/ceiling and ground planes that 
reinforce the transition from the exterior to interior, starting with the main 
lobby entry and applied to other residential common spaces that transition 
to the exterior. The building parti massing includes vertical slots that 
define corner and middle volumes around the site. The secondary building 
articulation consists of Pacific Northwest regional concepts to reinforce 
the building parti: vertical elements that anchor the building, projecting 
roof forms, materiality, large windows, and program help define the top, 
middle and base elements. The primary and secondary articulation create 
a residentially-scaled building as requested in the guidance.

Please refer to pages 20-27 for the concept and facade development.

DC3: OPEN SPACE CONCEPT

	

GOAL: Integrate open space design with the building design so that they 
complement each other. 

GUIDANCE: 
DC3-A & DC3B. Yesler Terrace Supplemental Guidance: Design private 
yards, patios, and balconies to provide refuge and relaxation for residents. 
Consider open space uses, activities and needs when planning size and 
features of open space. Provide a mix of active and passive areas.

RESPONSE: 
DC3-A & DC3-B. 

As noted in the response to CS1-A and CS1-B, open spaces are organized 
sequentially as part of the Outside-In concept and include a more passive 
common courtyard deck on Level 2 as well as two large, more active roof 
decks on Level 7. At grade, residential units have private balconies that 
overlook the Broadway, north and 10th Ave frontages.

Please refer to the landscape drawings on page 53-61.

EDG REPORT GUIDANCE AND RESPONSE

DC-2 : Parti diagram of West facade (Broadway) showing architectural 
articulation. 
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EDG REPORT GUIDANCE AND RESPONSE

DC4: EXTERIOR ELEMENTS AND FINISHES

	 GOAL: Use appropriate and high quality elements and finishes for 
the building and its open spaces. 

GUIDANCE: 
DC4-A Yesler Terrace Supplemental Guidance: Use materials 
that have a durability that is appropriate for an urban application. 
Masonry, integral color cement plaster, metal, and concrete 
are preferred primary facade materials. Where wood and heavy 
timber are exposed to weather, provide appropriate protection to 
increase their durability. 

Along streets, access drives, Pedestrian Pathways, and open 
space, use the above preferred materials for at least 50% of the 
street-level facade, excluding areas with glazing. [Applies to all 
uses on all facades, between 0’ – 25’.]

RESPONSE: 
All the street-level facades exceed the 50% preferred materials 
guidance.  See Diagrams A through D below; DC4 preferred 
materials in blue.

GUIDANCE: 
Use the above preferred materials at all heights on facades 
subject to build-to line or reduced setback area standards. 
[Applies to area between 25’ – 50’, in non-residential use along 
south portion of 10th Ave. See diagrams to right; small portions 
of facade in red are not preferred materials.]

RESPONSE: 
The facades subject to build-to line setback area include a small 
portion of the east facade (10th Ave).  At this location, carrying 
the preferred material up to 50’ would significantly detract 
from the expression of a clear top, middle and base, as well as 
detract from the expression of programmatic spaces and corner 
volumes. Instead, the use of the principal upper facade material 
is proposed at these areas above 25’ to maintain a cohesive 
design concept. 

Materials have been selected for appropriate urban context and 
durability and are applied to reinforce the massing and design 
concept. Materials are used to separate important programmatic 
elements and reinforce the building parti of corners and middles 
and top, middle, base.  

DC4 PREFERRED EXTERIOR
MATERIAL (BLUE)

50'-0"

25'-0"

0'-0"

PLPL

50'-0"

25'-0"

0'-0"

YESLER AND BROADWAY SETBACK AREA

223'-5"

1618.8 SF PREFERRED / 1756.7 SF TOTAL = 92.1% PREFERRED

25'-0" STREET LEVEL FACADE LIMIT
APPLIES TO OTHER SETBACKS

50'-0" LIMIT APPLIES AT FACADES
SUBJECT TO REDUCED SETBACK
AREAS AND BUILD TO LINES ONLY

DC4 PREFERRED EXTERIOR
MATERIAL (BLUE)

PL PL PLPL

50'-0"

25'-0"

0'-0"

62'-0"
YESLER AND BROADWAY SETBACK

(NON-RESIDENTIAL USE)

50'-0"

25'-0"

0'-0"
62'-0" 105'-3"

GENERAL MINIMUM SETBACK
STREETS (RESIDENTIAL USE)

GENERAL MINIMUM SETBACK
STREETS (RESIDENTIAL USE)

1257.6 SF PREFERRED / 2478.2 SF TOTAL = 50.7%

BE
YO

ND

BE
YO

ND

9/1/2016

Yesler 3
DC4 MATERIAL DIAGRAMS

YESLER WAY

BROADWAY

25'-0" STREET LEVEL FACADE LIMIT
APPLIES TO OTHER SETBACKS

50'-0" LIMIT APPLIES AT FACADES
SUBJECT TO REDUCED SETBACK
AREAS AND BUILD TO LINES ONLY

50'-0"

25'-0"

0'-0"

DC4 PREFERRED EXTERIOR
MATERIAL (BLUE)

PLPL

50'-0"

25'-0"

0'-0"

BUILD-TO LINE
(NON-RESIDENTIAL USE)

GENERAL SETBACK: STREET
(RESIDENTIAL USE)

51'-1" 178'-2"

762.0 SF PREFERRED / 933.2 SF TOTAL =
81.6% PREFERRED

1293.0 SF PREFERRED / 2568.3 SF TOTAL =
50.3% PREFERRED

DC4 PREFERRED EXTERIOR
MATERIAL (BLUE)

50'-0"

25'-0"

0'-0"

GENERAL SETBACK: PARKS
(RESIDENTIAL USE)

GENERAL SETBACK: PARKS
(RESIDENTIAL USE)

2038.0 SF PREFERRED / 3277.3 SF TOTAL = 62.1% PREFERRED

PL

50'-0"

25'-0"

0'-0"

PL

196'-3" 62'-0"

9/1/2016

Yesler 3
DC4 MATERIAL DIAGRAMS

POCKET PARK -
UNDER SEPARATE
MUP

10TH AVENUE

A.  10TH AVENUE C.  BROADWAY

D.  EAST YESLER WAYB.  POCKET PARK

DC4D: EXTERIOR ELEMENTS AND FINISHES

	 GOAL: Use appropriate and high quality elements and finishes for the 
building and its open spaces. 

GUIDANCE: 
DC4-D. Landscape to reinforce overall architectural and open space 
design concepts. Use durable materials that complement the architectural 
elements of a project. 

RESPONSE: 
DC4-D. Please refer to pages 56-57 for the landscape plan showing 
materials and details proposed.

Red indicates portions of facade that 
are not the preferred materials
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The existing context informs the concept development and principal lobby location. The outdoor 
space formed by parks inspires the concept of bringing the outdoors into the building and bringing 
the indoors outside.

POCKET PARK

NEIGHBORHOOD 
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HORIUCHI  
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AND FIR 

TRIANGLE
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In nice weather, the building can easily open up 
and provide access to exterior space

In inclement weather there is opportunity to 
experience the outdoors inside

OUTSIDE -IN: DUAL USE

CONCEPT DEVELOPMENT: OUTSIDE-IN
A

R
C

H
ITEC

TU
R

A
L C

O
N

C
EP

T
The Outside-In concept developed from a program goal to maximize residents’ experience of nature by providing opportunities for 
residents to enjoy the outdoors in all weather conditions. The Outside-In concept informs how the program and common spaces are 
organized sequentially. The main residential lobby is located immediately south of the proposed pocket park and in the direct line of 
sight to the neighborhood park. A series of common spaces link the lobby to the south-facing residential courtyard and the upper roof 
decks. 

Outside-In sequence of common spaces 
organized sequentially starting at the main 
lobby entry.

LOBBY
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FOUR CORNER SITE TWO TOPOGRAPHIC CONDITIONS THREE DISTINCT FRONTAGE CONDITIONS

HORIZONTAL 

STEEP GRADE

STEEP GRADE

HORIZONTAL 

1
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3

SITE AND MASSING CONDITIONS
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VERTICAL ELEMENTS ANCHOR THE 
BUILDING TO GROUND

HOVERING PROTECTIVE 
ROOF MAXIMUM GLAZING FOR NATURAL LIGHT1 2 3 CLEAN LINES

MATERIALS THAT 
EVOKE NATURE4 5

Site and massing conditions inform the building parti.

BUILDING PARTI DEVELOPMENT

PACIFIC NORTHWEST REGIONAL PRECEDENT
Regionally, the Pacific Northwest architectural style developed as a response to the local climate. 
Key principles that influence the building parti include:
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PARTI KEY ELEMENTS:
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The key principles of PNW architecture and the outside-in concept are refined further in the building parti.
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CONCEPT IMAGE

The architectural language for the Outisde-In spaces, which occur at the common space 
transitions to the outdoors, consists of roof/ceiling planes and ground planes that reinforce the 
continuity from the interior to exterior.
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EXAMPLE IMAGES

RETAIL

UPPER RESIDENTIAL

SOUTH ELEVATION: YESLER WAY

A CB RETAIL

UPPER RESIDENTIAL

SOUTH ELEVATION: YESLER WAY

A AAA C CCCC B BBB

The architectural language for the retail consists of a module to allow retail size flexibility, repeating rhythm 
of vertical elements, and maximized glazing for retail space visibility. There is opportunity to introduce 
individual retail character through signage and door type. The retail spaces have been designed to 
accommodate a variety of uses such as restaurants, cafes, and small shops.

Overall modulation at 
retail

Secondary articulation 
at retail
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RESIDENTIAL ARCHITECTURAL LANGUAGE
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9/1/2016

Yesler 3
DRB Elevation - East

POCKET PARK

YESLER WAY

NORTH ELEVATION (POCKET PARK)

BROADWAY10TH AVE

SOUTH ELEVATION (E. YESLER WAY)

POCKET PARK

E YESLER WAY

WEST ELEVATION (BROADWAY)

EAST ELEVATION (10TH AVE)

BROADWAY 10TH AVE

The architectural language for the residential areas consists of a vertical expression of windows, 
repeating vertical elements, and an emphasis on corner glazing.

EXAMPLE IMAGES
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ARCHITECTURAL LANGUAGE - MATERIALS
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YESLER WAY

POCKET PARK

OUTSIDE-IN RESIDENTIAL - MIDDLE RESIDENTIAL - CORNER RETAIL

The material selection reinforces the building parti of corner and middle volumes  and the delineation of a top, middle, and base. 
Utilizing lighter materials for corner volumes and darker materials for the middle volumes reinforces the building parti by emphasizing 
corner expression. The shift in color and texture from the verticals to the background brings attention to the repeating vertical elements 
while still giving precedence to corner volumes. At the middle volumes, the verticals  ground the building and transition from a dark gray 
panel to a similarly toned gray brick, to provide more texture at the ground plane. The light color corners also provide a contrast to the 
dark color of the Outside-In spaces and retail while use of wood-look siding on the roof soffits, especially at the Outside-In roof soffits, 
provides warmth and relates to nature.

MIDDLE

BASE

TOP

CORNER VOLUMEMIDDLE VOLUMECORNER VOLUME SLOT SLOT
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Yesler 3
DRB Plans - Level P1 and 1
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BUILDING PLANS

16'-9" 9'-6" 109'-10" 2'-3" 56'-9" 23'-6"

14
'-1
1"

67
'-1
1"

2'-
4"

65
'-0
"

2'-
4"

30
'-0
"

36
'-3
"

10
'-4
"

1'-6" 41'-2" 36'-2" 55'-7" 42'-0" 36'-3" 10'-8"

20
'-4
"

52
'-1
1"

2'-
4"

79
'-1
0"

2'-
4"

55
'-2
"

16
'-3
"

39'-11"

20'-9"

3'-
0"9'-
6"

44'-9"

3'-
4"

2'-
11
"

2'-1"

16'-9" 27'-11" 12'-1" 9'-5" 109'-10" 2'-3" 56'-9" 23'-6"

14
'-1
1"

67
'-1
1"

2'-
4"

65
'-0
"

2'-
4"

30
'-0
"

36
'-3
"

10
'-4
"

1'-6" 41'-2" 36'-2" 55'-7" 42'-0" 36'-3" 10'-8"

20
'-4
"

52
'-1
1"

2'-
4"

79
'-1
0"

2'-
4"

55
'-2
"

16
'-3
"

20'-9"

2'-1"

3'-
0"9'-
6"

54'-6"

3'-
4"

7'-
2"

66
'-6
"

2'-
9"

65
'-6
"

36
'-9
"

2'-
4"

98
'-9
"

55'-7"

9/1/2016

Yesler 3
DRB Plans - Level 2 and 3
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Yesler 3
DRB Plans - Level 4-6 and 7
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BLOCK

3 MATERIAL PALETTE
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FC4

SF1 / WL1 - T&G WOOD-LOOK FIBERCEMENT SIDING AND SOFFIT WITH 
WOODTONE FINISH

M5 - METAL BRAKE SHAPE, COLOR: BLACK

M1 - METAL CLADDING & 
BRAKE SHAPE, COLOR: 
BLACK

BA1/RA1/RA1A/RA2  - 
RAILINGS - PERFORATED 
METAL PANELS, FINISH: 
ANODIZED ALUMINUM

GV2 / GS1 

VINYL WINDOW / 
STOREFRONT

GV1 - VINYL 
WINDOW

FC1 - PAINTED FIBERCEMENT 

PANEL - WHITE

B1 - BRICK, COLOR: 
“COAL CREEK”

B1 

M
2 

- M
ET

AL
  A

CC
EN

T 
TR

IM
 - 

DA
RK

 G
RA

Y

M2

M4 - AEP SPAN PROFILE 
MINI V BEAM, COLOR: 
“COOL METALLIC 
SILVER”

FC2 

FC2 

FC3 - PAINTED FIBERCEMENT 
PANEL - BLUE

FC4 - PAINTED FIBERCEMENT 
PANEL - BLACK

FC2 - PAINTED 
FIBERCEMENT PANEL - 
DARK GRAY

FC3

MS1 - SUNSHADE - METAL, 
COLOR: COOL METALLIC 
COPPER

MIDDLE

BASE

TOP

MIDDLE VOLUME SLOT CORNER VOLUME
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RENDERING - CORNER OF FIR ST & BROADWAY

CS2-D, CS3, DC2-D: 
The primary building articulation includes vertical slots that define corner and 
middle volumes around the site. Finer grain building articulation consists of 
Pacific Northwest regional concepts to reinforce the building parti: vertical 
elements that anchor the building, projecting roof forms, materiality, large 
windows, and program help define the top, middle and base elements. At 
the lobby entry and other common spaces that transition to the exterior, 
prominent roof/ceiling and ground planes reinforce the passage from 
the exterior to interior. The primary and secondary articulation create a 
residentially-scaled building.
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RENDERING - CLOSE -UP OF MAIN RESIDENTIAL LOBBY

PL1-A & PL1-B: 
Adjacent to the park, a second story common nook and vertical stair core overlook the park, 
providing spaces for building residents to visually engage with the park. Also overlooking the 
park are residential balconies at the ground level that project over bioretention planters that 
run along the north facade.
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WEST ELEVATION (BROADWAY)

E. YESLER WAY
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Secondary 
Lobby Access/
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Secondary 
Lobby Access

Retail

EL. +/-258.83’

EL. +/-276.96’

Residential Unit 
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BLOCK

3 RENDERING - CORNER OF E. YESLER WAY & BROADWAY

PL1, PL2, PL3,CS1-C, CS3, DC2-A: 
The building’s primary and secondary articulation reinforce the intersection of Yesler 
and Broadway as an important node within Yesler Terrace through the use of strong 
corner language. Large roof overhangs extend out to articulate the corner expression 
while large corner windows and the corner residential language further reinforce 
the corner expression. At the base, the retail massing sets back under the upper 
residential building. This setback provides more space for pedestrians and bikes at 
the corner and allows for spill out space from the retail. The corner retail bay has 
been designed to accommodate a restaurant with spill out space to further activate 
the corner.
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CS1-E2: Visually evident planters help transition the grade 
change along Broadway.
PL3-B. The ground-related residential units along 
Broadway connect to grade and have a landscape buffer 
for defensible space. 
PL3, PL4-B: A secondary residential entry point off 
Broadway, a primary bike route, provides a convenient 
bike access point to the bike storage. 

RENDERING - CLOSE -UP OF GROUND RELATED HOUSING ALONG BROADWAY
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3 SOUTH ELEVATION (EAST YESLER WAY)
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Retail Corridor
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DC2-D:
Yesler 3 massing responds to distinct site characteristics such as a full 
city block, adjacency to the park, significant grade change along 10th 
Ave. and Broadway, and corner expression on four sides of the building. 
Along E. Yesler Way, residential wings flank the courtyard and provide a 
corner expression while at the pedestrian scale, continuous retail with 
large operable windows and spill out space will activate E. Yesler Way. 
The strong verticals contrast with the horizontal expression of Block 2E, 
beyond.

RENDERING - CORNER OF E. YESLER WAY & 10TH AVE
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BLOCK

3 RENDERING - CLOSE-UP OF SECONDARY LOBBY ENTRY AND RETAIL AT E. YESLER WAY AND BROADWAY

PL1-A, PL1-C, DC1-A, DC3-C: 
A visual connection between the courtyard and the 
Yesler R.O.W. is created by an elevated deck that 
projects from the courtyard above the sidewalk, 
engaging visually with E. Yesler Way, the park, and the 
community center to the south of the building. The 
elevated deck allows for continuous retail to occur 
below the courtyard. 
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PL1-C, PL3-C, PL4:

To provide relief from the transit stop and bike lane, 
the retail frontage is set back along E. Yesler Way an 
additional 8’ to 19’ from the property line. This setback 
will allow for retail spill out space and low planters to 
help mitigate the grade change.

The retail design consists of a module to allow retail size 
flexibility. It features repeating vertical elements that tie 
into the rest of the building design, maximizes glazing 
for retail space visibility, and provides an opportunity 
to introduce individual retail character through use of 
signage and door type.
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RENDERING - CLOSE -UP RETAIL ALONG BROADWAY
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EAST ELEVATION (10TH AVENUE)
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Garage Entry

Residential 
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BLOCK
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CS3, DC1, PL3, PL4-B:
Residential units with balconies and a pet lounge occur along the 10th Ave 
street level to provide activation at grade.  A secondary residential access point 
will provide for bike storage access off 10th Ave. Stepped planters help mitigate 
the grade change around the building. At the trash room, stepped planters and 
landscape will help screen the facade, while on the next level up, residential 
balconies provide activation and visual surveillance to the right-of-way.
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RENDERING - CORNER OF 10TH AVE & FIR ST

DC2A, DC2B:
At the northwest corner, the lobby and common rooms have large 
overhanging roof forms that extend out towards the park while the 
northeast corner has a more simple architectural expression to allow the 
landscaping that surrounds the building  to stand out. 
The building expresses its residential scale along the north facade with 
primary and secondary architectural elements. The principal architectural 
elements include vertical slots that define corner and middle volumes. 
Finer grain building articulation defines a top, middle, base and consists of 
Pacific Northwest regional concepts to reinforce the building parti: vertical 
elements that anchor the building at the middle volumes, projecting roof 
forms at the corners, materiality, and large windows.
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RENDERING - LOOKING SW TOWARDS YESLER BLOCK 2E

DC2-A, DC2-B, DC2-D, DC4-A:
Connectivity between Yesler 3 and Yesler 2E is expressed 
by the siting of each building lobby facing the park, creating 
a dialogue between both buildings. A clear identity for Block 
3 is expressed in the building’s articulation,massing, and 
materiality. 
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LANDSCAPE SITE PLAN - AT GRADE

The approach to the landscape design 
conceptualized a clear set of principles 
which were used to inform the various 
planting palettes. This project’s site has 
a varying degree of environmental condi-
tions as well as a topographic difference 
of nearly twenty feet in the north-south 
direction (Broadway and 10th Ave). In ad-
dition, this site has three street frontages 
and a park frontage, all with different 
degrees of anticipated circulation and 
environmental conditions. 

These design principles include at their 
forefront the practical use of plants, 
plant selection for specific habitats as 
well as a combination of plants all com-
bining to achieve an urban aesthetic that 
can thrive but also compliment the build-
ing’s functionality. The aesthetic vision 
is a slightly wild, soft and robust variety 
of planting palettes all customized to 
their particular environmental conditions. 
These palettes offer bold structure and/
or soft and fine expressions where ap-
propriate, a variety of textures as well as 
ephemeral color.  

Particular attention was given to create 
palettes that were aesthetically qualified 
for each differing environmental condi-
tion. For example, the energetic bioreten-
tion planters are located primarily along 
the northern façade of the building and 
therefore must include selections that 
can be flexible to the varying water con-
ditions while performing in full shade en-
vironments, while not growing too tall in 
most locations. Wispy ornamental grass-
es are envisioned here as well as water 
tolerant woody shrub selections. Areas 
of a higher degree of activity, whether it 
be circulation or pause points, require 
a range of selections that will not only 
yield structure, important for the winter 
seasons in particular, but also have an 
assortment of color and textural interests 
all supporting the goal of enhancing the 
everyday experience. Foundation plant-
ings play an important role for areas 

that require a degree of privacy and/or 
screening and will be low when adjacent 
to residential entries and taller and dens-
er when screening retaining walls. This 
plant palette includes several evergreen 
selections as well as broadleaf and 
colorful varieties. Finally, streetscape 
planting palettes have been informed 
by the Yesler Terrace Redevelopment 
Master Plan (final Plat SIP planting lists) 
and address the requirement for a more 
robust selection of planting material in 
these public areas. Yesler Way is clas-
sified as a Corridor street and is a very 
active street hosting bus and streetcar 
routes as well as bike lanes. Proposed is 
an open retail streetscape/plaza and will 
have low plantings, seasonal color and 
small evergreen Magnolia trees. These 
not only assist in maintaining clear site 
lines but also contribute to reducing the 
scale for people and create a cadence 
for the pedestrian experience. This area 
will support the multi-modal hub that 
Yesler has become within the neighbor-
hood. Broadway is a Connector Street 
and provides a means for physical and 
visual access between Fir Street, a Green 
Loop street, and Yesler. Also part of the 
neighborhood Green Loop is 10th Ave 
which will have two pause points and 
include robust and tough planting selec-
tions that have a level of continuity that 
reflect other Green Loop streets. 
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LANDSCAPE SITE PLAN - LEVEL 07 ROOF
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LANDSCAPE - MATERIALS

*

xx”

Sidewalk Paving - Gray CIP Concrete

Exterior Lobby Pavement

ROW Unit Pavers

Residential Courtyard Patio - 2’x2’ Precast Paver

CIP Concrete Stair

Salvaged Concrete Rubble Wall 

CIP Concrete Wall with Arch Finish

Wood Bench Seating

Wood Decking

Relative height of wall or �nished 
surface to adjacent grade

+46”

+48”

+46”

+24”

+6”

+6”
TYP. AT 
STAIRS

+16”

+14”

+32”

+23”

+24” +24” +24” +24”

+23”

+37”

+32”
+36”

+24”
+41”

+45”
+36”

+34”

+16”

+33”

+29”+30”+30”+33”+33”0”0”

+6”

+18”

+5”

N

Light-colored paving area with a 
high solar reflectance: >50% of 
total site hardscape

*

Sidewalk Paving - Gray CIP 
Concrete   *

Exterior Lobby Pavement

ROW Unit Pavers

Residential Courtyard Patio - 2’x2’ 
Precast Paver

CIP Concrete Stair

Salvaged Concrete Rubble Wall

CIP Concrete Wall with Arch Finish

Wood Bench Seating

Wood Decking

Relative height of wall or finished 
surface to adjacent grade

xx”
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LANDSCAPE - MATERIALS

Lobby wood bridge

Precast concrete paver

CIP concrete planter wall

Residential concrete stairs and balconies

Unit pavers

CIP concrete seat wall Step lights within lobby stairCIP concrete lobby stair

Salvaged concrete rubble wall

Wall mounted vegetation climbing panel
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LANDSCAPE - STREETSCAPE ELEMENTS

1  Reclaimed timber seating 

2  Salvaged concrete rubble and reclaimed timber seating

3  Retail plaza seating

4  Concrete seatwall + unit pavers

5  Exercise station

6  Concrete planter wall

7  Right of way bike rack

8  Bike maintenance station

9  Pet area fencing

10  Wall-mounted vegetation climbing panel
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LANDSCAPE - STREETSCAPE ELEMENTS

7

BLOCK

3

Exercise station 

Reclaimed timber seating

Bike maintenance station

Pet area fencing - perforated metal panel

Right of way bike rack

Retail plaza seating
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LANDSCAPE - PLANTING PLAN

esid

Streetscape - Corridor Street
• Evergreen
• Tough, ordered
• Low height

Streetscape - Connector Street
• Evergreen with perennial accent
• Tough, ordered
• Low height

Foundation Planting
• Evergreen and deciduous mixed
• Tough
• Low-Medium height

Courtyard / Plaza Planting
• Varied, mixed
• Seasonal, colorful
• Low-Medium height

Retail / Node Planting
• Varied, mixed
• Seasonal, colorful
• Low height

Biorentention Planting
• Textural, grassy
• Evergreen w/ perennial accent
• Low-Medium height

Green Wall
• Mix of evergreen & flowering vines
• Tall height

N

Streetscape - Corridor Street
• Evergreen
• Tough, ordered
• Low height

Streetscape - Connector Street
• Evergreen with perennial accent
• Tough, ordered
• Low height

Foundation Planting
• Evergreen and deciduous mixed
• Tough
• Low - medium height

Green Wall
• Mixed evergreen/flowering vines
• Low groundcoverd

 

The approach to the landscape design conceptualized a clear set of principles which were used 
to inform the various planting palettes. This site has three street frontages and a park frontage, 
all with different degrees of anticipated circulation and environmental conditions. In addition, 
there is  a topographic drop of nearly twenty feet north to south (along Broadway and 10th Ave). 

These design principles forefront the practical use of plants, plant selection for specific 
environments, and a diverse combination of species, all of which interrelate to achieve an urban 
aesthetic that can thrive while also complementing the building’s functionality. The cumulative 
aesthetic vision is a slightly wild, soft and robust effect, built from a variety of planting palettes 
suited to each particular set of environmental conditions. These palettes offer bold structure 
and/or soft and fine expressions where appropriate, a variety of textures, and ephemeral color.  

Particular attention was given to create palettes that were aesthetically qualified for each 
differing environmental condition. For example, the energetic bioretention planters are located 
primarily along the northern façade of the building and therefore must include selections that 
can be flexible to the varying water conditions and perform in full shade environments, while 
maintaining limited height in most locations. Wispy ornamental grasses are envisioned here as 
well as water tolerant woody shrub selections. Areas of a higher degree of activity, whether it be 
circulation or pause points, require a range of plants that will not only yield structure, important 
for the winter seasons in particular, but also have an assortment of color and textural interests 
all supporting the goal of enhancing the everyday experience. Foundation plantings play an 
important role for areas that require a degree of privacy and/or screening and will be low 
when adjacent to residential entries and taller/denser when screening walls. This plant palette 
includes selections of several evergreen and broadleaf shrubs. Finally, streetscape planting 
palettes have been informed by the Yesler Terrace Redevelopment Master Plan (final Plat SIP 
planting lists) and address the requirement for a selection of more robust planting material in 
these public areas. Yesler Way, classified as a Corridor street, hosts bus and streetcar routes 
as well as bike lanes. Proposed is an open retail streetscape/plaza and will have low plantings, 
seasonal color and small evergreen magnolia trees. These will assist in maintaining clear sight 
lines, reduce the scale for people and create a cadence for the pedestrian experience. This area 
will support the multi-modal hub that Yesler has become within the neighborhood. Broadway is 
a Connector Street and provides physical and visual access between Fir Street, a Green Loop 
street, and Yesler. Also part of the neighborhood Green Loop is 10th Ave which will have two 
pause points and include robust and tough planting selections that will mantain continuity with 
other Green Loop streets. 

Courtyard/Plaza Planting
• Varied, mixed
• Seasonal, colorful
• Low-Medium height

Retail/Node Planting
• Varied, mixed
• Seasonal, colorful
• Low height  R

Bioretention Planting 
• Textural, grassy
• Evergreen w/ perennial accent
• Low - medium heightd

Mulch
• Beneath existing trees
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3

Streetscape - Corridor Street

Courtyard / Plaza Planting

Streetscape - Connector Street

Retail / Node Planting

Foundation Planting

Bioretention Planting

Fraxinus pennsylvanica

Acer circinatum

Lonicera pileata

Sedum ‘Purple Emperor’ 

Sarcococca ruscifolia

Hakonechloa macra

Carex testacea

Acanthus mollis

Rhaphiolepis umbellata

Magnolia 'Galaxy'

Prunus laurocerasus ‘Otto Luyken’ 

Helictotrichon sempervirens

Anemone

Schizostylis

Cercidiphyllum japonicumAcer truncatumLiriope spicata

Prunus laurocerasus 'Mt Vernon'

Hypericum 'Mystical Red Star'

Taxus baccata repandens

Schyzachrium

Achillea

Hebe

Crocosmia

Cistus skanbergii

Hydrangea paniculata

Betula utilis Salvia sylvestrisCornus kousa Hamamelis x intermedia

Rosa rugosa

Vaccinium 'Sunshine Blue' 

Cornus sanguinea

Stewartia

Juncus patens

Carex oshimensis 'Evergold'

Dryopteris Iris ensataGunnera manicata

Camassia quamash Cornus sericeaAdiantum pedatum
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Undermount bench lighting

Pathway lights

Step Lights

Wall-Mount Sconces

Recessed Can Lights

Recessed Can Lights in Retail 
Canopies

Signage Lighting

Catenary Lighting

D LANDSCAPE LIGHTING

UNIT ENTRY LIGHTING

RETAIL LIGHTING

COMMON AREA LIGHTING

1126 River Road
New Windsor, NY 12553

www.usailighting.com
info@usailighting.com

© 2014. USAI, LLC.
All rights reserved. Patents pending.
All designs protected by copyright.
Revised 08/02/2016

T 845–565–8500
F 845–561–1130

HOW TO SPECIFY

BeveLED Basic Recessed Downlight -  Our narrow footprint housing provides an economical architectural solution while delivering high 
performance with LEDs.

PROJECT INFORMATION

PROJECT                                                        

                                                                         

DATE                                                                                           

TYPE                                                                                                        

1" Regress

1" Regress

Bevel  Finish

1021
Round

 Trimless
Downlight

1"  
Regress

 B1 1” Regress Bevel,
  Die Cast

 AB1 1” Regress Bevel,
  Black Anodized Finish
 AC1 1” Regress Bevel,
  Clear Matte Anodized 
     
  Finish
 

TRIM ORDERING INFORMATION

LRLD4
 

 9014 14W LED,
  975 lumens 
 9020 20W LED,
  1250 lumens

 M2 NCSM1  New Construction 
  5/8”- 1-1/4” 
  Ceiling Thickness
NCSM2  New Construction
  1-1/4”- 2-1/4” 
  Ceiling Thickness
 IC Insulation-Contact  
  Rated / Airtight 2

 CP Chicago Plenum 2

2 N/A with EM

HOUSING ORDERING INFORMATION

 27KS 2700K, 80+ CRI
 30KS 3000K, 80+ CRI
 35KS 3500K, 80+ CRI
 

2 Step MacAdam ellipse 
is standard for all

 30  30° beam
 50  50° beam
 80  80° beam

 CB27 27" C-Channel Bars
 CB52 52" C-Channel Bars
 EML Emergency battery 3

 EMLW Emergency battery, 
  wet location 3

MLXX - Millwork Adapter 4
  XX=Specify Color 
  (10, 13, 21, 28, RAL) 
  Millwork not wet  
  listed

3 NCSM housings require  above 
ceiling access. Not for use with 
IC or CP housings.
4 N/A with NCSM1 housing

Ordering Example: Specify trim code and housing code to order: Example : 1021W - B1 - S - 10 - LSTD4 - 9014 - M2 - 27KS - 30 - NCSM - 277V - DIML2 - CB27

TRIM

– 
BEVEL STYLE

HOUSING CODE

– – 
COLOR

– 
REFLECTOR

LRLD4

WATTAGE

– 
ENGINE CODE

M2 – 
HOUSING TYPE

– – 
ACCESSORIES

         1021     ______

OPTION

W Wet  location 1 

1 Wet location, use with B1 
trims only.

1021BeveLED
®

BASIC 
DOWNLIGHT

1" REGRESS

DELIVERED PERFORMANCE

      14 Watts            
       

  80+ 80+ 
 Color Rendering Index CRI CRI            
 Lumens per Watt 66 59             
 Source Lumens 1100 1500           
 Delivered Lumens  975 1250          
 Color Consistency                                  2-Step MacAdam Ellipse                
Performance based on 3000K

      20 Watts            

USAI
®

 
Lighting

 BeveLED Basic
 DOWNLIGHT

Trimless

41⁄2" Ø

31⁄2" Ø

 10 White
 13 Statuary Bronze
 21 Black
 28 Metalized Grey
 RAL Custom Color
  (specify RAL #) 

(Leave blank for 
AB1 and AC1 Bevel 

Styles)

– 
B1 BEVEL FINISH

    80+  80+   80+ 
  Color Rendering Index     CRI  CRI  CRI           
 Multiplier for  
 Lumen Output 1.00  1.00    1.08            

     2700K            3000K            3500K  CCT MULTIPLIER

 S Solite
     (provided 
     standard)
 F Frosted

 S Solite
     (provided 
     standard)
 F Frosted

LENS

– 

SELECT ONE 
VOLTAGE

– 

DIMMING DRIVER
OPTIONS

  120V
  277V

120V

 For use with 120V or 277V
 DIML2 0-10V dim, 10%
  (provided standard)
 DIML4 Lutron A 3-wire/ECO, 1%
 DIML6A EldoLED 0-10V, 0.1%,  
  logarithmic / Lutron controls
 DIML6B EldoLED 0-10V Linear, 0.1%,  
  linear controls
DIML6E  EldoLED 0-10V, 1%,   
  logarithmic/Lutron controls
 DIML6F EldoLED 0-10V, 1%, linear  
  controls
 DIML7 EldoLED  DALI, 0.1% 
 For use with 120V only
 DIML3 Lutron A 2-wire, 1%
   120V only
 DIML9 TRIAC 2-wire, 15%
   120V only 
 DIML19 Phase 2-wire dimming,  
  1% 120V only
 

HOW TO SPECIFY

BeveLED Basic Recessed Downlight -  Our narrow footprint housing provides an economical architectural solution while delivering high 
performance with LEDs.

PROJECT INFORMATION

PROJECT                                                        

                                                                         

DATE                                                                                           

TYPE                                                                                                        

1" Regress

1" Regress

Bevel  Finish

1021
Round

 Trimless
Downlight

1"  
Regress

 B1 1” Regress Bevel,
  Die Cast

 AB1 1” Regress Bevel,
  Black Anodized Finish
 AC1 1” Regress Bevel,
  Clear Matte Anodized 
     
  Finish

TRIM ORDERING INFORMATION

Ordering Example: Specify trim code and housing code to order: Example : 1021W - B1 - S - 10 - LSTD4 - 9014 - M2 - 27KS - 30 - NCSM - 277V - DIML2 - CB27

TRIM

– 
BEVEL STYLE

         1021     ______

OPTION

W Wet  location 1 

1 Wet location, use with B1 
trims only.

1021BeveLED
®

BASIC 
DOWNLIGHT

1" REGRESS

DELIVERED PERFORMANCE

      14 Watts            
       

  80+ 80+ 
 Color Rendering Index CRI CRI            
 Lumens per Watt 66 59             
 Source Lumens 1100 1500           
 Delivered Lumens  975 1250          
 Color Consistency                                  2-Step MacAdam Ellipse                
Performance based on 3000K

      20 Watts             BeveLED Basic
 DOWNLIGHT

Trimless

41⁄2" Ø

31⁄2" Ø

 10 White
 13 Statuary Bronze
 21 Black
 28 Metalized Grey
 RAL Custom Color
  (specify RAL #) 

(Leave blank for 
AB1 and AC1 Bevel 

Styles)

– 
B1 BEVEL FINISH

    80+  80+   80+ 
  Color Rendering Index     CRI  CRI  CRI           
 Multiplier for  
 Lumen Output 1.00  1.00    1.08            

     2700K            3000K            3500K  CCT MULTIPLIER

 S Solite
     (provided 
     standard)
 F Frosted

 S Solite
     (provided 
     standard)
 F Frosted

LENS

– 

 
Housing: Constructed of die cast and extruded aluminum with integral 
wiring compartment. Mounting tabs provided. Die castings are marine 
grade, copper free (≤ 0.3% copper content) A360.0 aluminum alloy.

Enclosure: One piece die cast aluminum faceplate, 1⁄8" thick. Clear 
tempered glass with translucent white ceramic coating. Faceplate is 
secured by two (2) socket head, stainless steel, captive screws threaded 
into stainless steel inserts in the housing casting. Continuous high 
temperature O-ring gasket for weather tight operation.

Electrical: 3.4 W LED luminaire, 4.6 total system watts, -25° C start 
temperature. Integral 120 V through 277 V electronic LED driver, 0 -10 V 
dimming. The LED and driver are mounted on a removable plate for easy 
replacement. Standard LED color temperature is 3000K (available in 
4000K; add suffix K4). Through Wiring: Maximum four (4) No. 12 AWG 
conductors (plus ground) suitable for 75° C. Provided with 1/2" NPT 
threaded conduit entries.  

Note: Due to the dynamic nature of LED technology, LED luminaire data 
on this sheet is subject to change at the discretion of BEGA-US. For the 
most current technical data, please refer to www.bega-us.com.

Finish: All BEGA standard finishes are polyester powder coat with 
minimum 3 mil thickness. These luminaires are available in four standard 
BEGA colors: Black (BLK); White (WHT); Bronze (BRZ); Silver (SLV). To 
specify, add appropriate suffix to catalog number. Custom colors supplied 
on special order.

UL listed for US and Canadian Standards, suitable for wet locations and 
for installation within 3 feet of ground. Type non-IC. Protection class: IP64.

Luminaire Lumens: 28 
Tested in accordance with LM-79-08

Type:
BEGA Product #:

Project:
Voltage:

Color:
Options:

Modified:

BEGA-US  1000 BEGA Way, Carpinteria, CA 93013  (805) 684-0533  FAX (805) 566-9474   www.bega-us .com      
©copyright BEGA-US 2016    Updated 02/16

  Lamp   A B C

22 190       3.4 W  LED  6 2 1⁄2 4 1⁄4

A

C

B

D

Housing: Extruded and die cast aluminum. Mounts directly to a BEGA 19 537 box 
(provided). Die castings are marine grade, copper free (≤ 0.3% copper content) 
A360.0 aluminum alloy.

Enclosure: Tempered, clear glass, flush to the die casting to prevent water 
accumulation. Fully gasketed for weather tight operation using a 'U' channel molded 
silicone rubber gasket.

Electrical: 18W LED luminaire, 20.5 total system watts, -40°C start temperature. 
Integral 120V through 277V electronic LED driver, 0-10V dimming. LED module(s) 
are available from factory for easy replacement.  Standard LED color temperature is 
3000K with an 85 CRI. Available in 4000K (85 CRI); add suffix K4 to order. 

Notes: LEDs supplied with luminaire. Due to the dynamic nature of LED technology, 
LED luminaire data on this sheet is subject to change at the discretion of BEGA-US. 
For the most current technical data, please refer to www.bega-us.com.

Finish: All BEGA standard finishes are polyester powder coat with minimum 3 mil 
thickness. Available in four standard BEGA colors: Black (BLK); White (WHT); Bronze 
(BRZ); Silver (SLV). To specify, add appropriate suffix to catalog number. Custom 
colors supplied on special order.

CSA certified to U.S. and Canadian standards for wet locations. 
Protection class IP65

Weight: 7.3 lbs

Luminaire Lumens: 803 
Tested in accordance with LM-79-08

Mounting options: 
79 547 Surface-mount wiring box

Wall luminaires with single-sided light output

b = Beam angle    *Small opening wiring box included. 

Type:
BEGA Product:

Project:
Voltage:

Color:
Options:

Modified:

Narrow beam upwards or downwards

 Lamp b  A B C D

66 698* 18W LED 19.5° 57⁄8 113⁄4 77⁄8 15⁄8

Wiring  
box*

19 537 

BEGA-US  1000 BEGA Way, Carpinteria, CA 93013  (805) 684-0533  FAX (805) 566-9474   www.bega-us .com      
©copyright BEGA-US 2016    Updated 05/16

These luminaires mount over a custom  
BEGA recessed box. This box can be 
shipped ahead of the luminaire.

13⁄4

FIXTURE TYPE:

PROJECT NAME:

Solid wood body pathway light with a low-voltage 

LED source.

FEATURES:
• High power, low wattage LED light source

• Small 3" x 4" footprint

• Concealed anchoring with easy mounting

Staza    Wood Body LED Path Lights

SPECIFICATIONS: 

CONSTRUCTION: Solid wood pathway light is assembled 

through glulam construction and precision machined using 

CNC technology. Adhesive complies with ASTM D-2559 

glulam construction specifications for extreme exposed 

weather conditions, is waterproof and rated for wet or dry 

use exposure.

Pathlight mounts using an earth spike. Extended base 

available for protection from lawn maintenance.

ELECTRICAL:  LED is 3.1W and powered by a remote 9-15V 

AC/DC power supply. Fixture is internally pre-wired to the 

electrical splice location in the fixture base.

OPTICAL SYSTEM: LED module available in 2750K.

FINISHES AND MATERIALS:  Wood pieces are finished with 

a low VOC waterborne matte exterior finish containing UV 

and mildew inhibitors. All aluminum parts are polyester 

powder coat painted or anodized.

HARDWARE: Fasteners are stainless steel.

134  © 2014 STRUCTURA INC.
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Retail signage will occur on a variety of scales 
in order to be visible by vehicular, bicycle and 
pedestrian traffic and be oriented to be clearly 
seen from Broadway, Yesler Way and 10th 
Avenue. Signage hung from canopies, wall-
mounted signage and blade signs are potential 
signage options. 

4

1
1

1
1

1

2
2 2

2
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POCKET PARK UNDER SEPARATE MUP AND SUBJECT TO 
SEATTLE DESIGN COMMISSION APPROVAL



BLOCK

3

65

2 3 4SECONDARY SIGNAGERESIDENTIAL UNIT SIGNAGE PRIMARY BUILDING SIGNAGE

Secondary signage includes signs for the 
secondary residential entries, parking, and 
bike parking. These signs could be wall-
mounted or blade signs which are highly 
visible to vehicular, bicycle and pedestrian 
traffic. 

Residential unit signage will identify ground-
level residential units with stoops and add to 
the residential character of the project. These 
signs could be wall-mounted and cut out of 
metal. 

The primary signage for the project aims to 
be warm, welcoming and friendly and direct 
people to the main residential entry on the 
corner of Broadway and the pocket park. The 
signage could be cut-out letters mounted to 
the underside of the roof.
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Canopies will serve to mark significant entries and provide weather protection for building users and pedestrians. 

1

RETAIL CANOPIES

2

The retail canopies will serve to mark the retail usage 
at the south end of the project and provide weather 
protection for retail spill-out space and pedestrians. 
The canopies also provide a place to mount retail 
signage. Two styles of canopies will be used, to create 
diversity among the retail spaces, but will be related 
through the materials of metal and wood tone soffit. 

POCKET PARK UNDER SEPARATE MUP AND SUBJECT TO 
SEATTLE DESIGN COMMISSION APPROVAL

CA1

CA2
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3 4 RESIDENTIAL UNIT ENTRY/
SECONDARY CANOPIES

&

Residential unit entry canopies mark the 
entrance to residential units which are 
accessible from the sidewalk and provide 
weather protection for residents. They are 
meant to be thin and delicate in design in 
order to not distract from the more dominant 
horizontal planes, and to provide added detail 
and residential character at the street level. 

Secondary canopies will mark building 
entrances other than the main residential lobby 
entrance. Two colors of canopies will be used, 
black and white, in order to match the adjacent 
storefront and windows. They are slightly thicker 
in order to contrast with the residential canopies 
and will have a wood-look soffit to provide 
warmth and texture at the street level while 
creating a welcoming entry.

Residential balconies and rails (BA1, RA1, RA1A, RA2)  
utilize perforated anodized aluminum panels to create a 
sense of privacy and defensible space while still allowing for 
visibility and transparency. Their texture provides a contrast 
to the clean lines of the project and creates interest at 
street level. The perforated metal material repeats around 
the building to help create continuity for the project. 

Metal sunshades further enhance the residential character 
of the project and emphasize the corner volumes through 
added detail. The sunshades occur only at corners facing 
south in response to solar orientation.

BALCONIES AND RAILS SUNSHADES

Residential Balcony (BA1)

Unit Entry Canopy (CA5)

Secondary Canopy (CA3/CA4) Sunshade ExamplePerforated Metal Panel Example Image

Residential Corner Sunshade (MS1)
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COMMON ROOM

0'-0" TO 50'-0" SETBACK,
NON- RESIDENTIAL

50'-0" TO 85'-0" SETBACK

0'-0" TO 50'-0" SETBACK,
RESIDENTIAL

ABOVE GROUND
PARKING SETBACK PER
SMC 23.75.180 EXHIBIT B
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SMC 23.75.140 Setbacks

The applicant is requesting to extend into the required setbacks as shown on 
pages 69-73. 

SMC 23.75.170 Street-Level Development Standards

The applicant is requesting to provide 13% transparency (required transparency is 
25%) for a portion of the regulated facade on 10th Avenue.

SMC 23.75.180.F.1 Parking

The applicant is requesting to permit portions of aboveground parking on Level 
P1 and Level 1 to extend into the minimum setback identified per Exhibit B for 
23.75.180.

SMC 23.75.180.F.3 Parking

The applicant is requesting (1) along 10th Avenue on Level 1 to provide 32% 
instead of 20%  of aboveground parking  without a normally occupied use and 
(2) along the pocket park (Fir St) on Level 1 to provide 25% instead of 20%  of 
aboveground parking  without a normally occupied use.

1
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DEPARTURE REQUESTS | SETBACKS

DEVELOPMENT STANDARD REQUIREMENT

SMC 23.75.140 -  Setbacks required for Block 3 include (1) Streets (2) Build to line 
(3) Reduced Setback area (4) Yesler Way & Broadway Setback as shown in adjacent 
diagram this page.  Structures in the required setback area are regulated by SMC 
23.75.140.J.

DEPARTURE REQUEST/PROPOSAL

The applicant is requesting to extend into the required setbacks as summarized on 
the chart on this page and illustrated on the following pages 70-73.

A – At the southwest corner, the building extends into the required Yesler & Broadway 
Setback and Reduced Setback area at Level P1- Level 6.  The roof and sunshades 
(Level 2 - Level 6) at this location subsequently extend into the setbacks beyond the 
allowances in SMC 23.75.140.J.3.  

B – At the southeast, adjacent to the garage, the building extends into the required 
Street Setback Area at Level P1 and Level 1.  Directly above at Level 2, the deck 
extends into the setback beyond the 6’ allowance in SMC 23.75.140.J.2.  The deck 
also encroaches closer than the 2’ allowed (SMC 23.75.140.J.2).

C – At the upper roof, there are two locations which extend beyond the 4’ allowance 
in SMC 23.75.140.J.3.

JUSTIFICATION

This departure will reinforce the building shape, modulation and concept to establish 
a clear architectural expression (CS2, CS3, DC2).  

A.   The encroachment into the setback at the southwest corner is the result of 
providing a strong corner design at the intersection of Yesler and Broadway, an 
important node within Yesler Terrace (CS1-C, CS3, DC2-A).  The sunshades provide 
additional scale, texture, and depth to the façade (DC2).  The roof emphasizes the 
corner massing articulation and breaks down the overall vertical scale by clearly 
defining the “top” of the element (CS2, DC2).

B.  The deck above the garage (and its supporting wall) is an extension of the 
elevated horizontal plane, which is an organizing element within the façade 
composition (DC2-B-1).  The deck accentuates the corner expression at 10th & Yesler 
(CS2).  Additionally, the deck is a secondary element which serves to add depth and 
scale to the façade (DC2-C).  

C.  The overhanging roofs serve as elevated horizontal planes which help define a 
“top, middle, and base” (CS2).  The overhangs also further articulate the massing 
between the corner and middle volumes (DC2).

DRB COMMENTS

At the EDG meeting, the Board indicated preliminary support for the departure, 
based on the proposed massing response to the unusual lot configuration and the 
strong architectural expression at Yesler Way.

1
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SCALE:  3/64" = 1'-0"T0.4A
1 BLOCK 3 REQUIRED SETBACKS

Setbacks required for Block 3 include:
(1) General Minimum Setback Streets or Parks: occurs along 10th Avenue and adjacent to
POCKET PARK - UNDER SEPARATE MUP, requires 10' minimum setback up to 85'

(2) Special Setback Condition Build-To Line -occurs at the SE corner of Fir St & Broadway
extending 62' in both directions. Requires non residential use at ground level a 2' min. & 4' max.
for base height of 25' up to 50', setback increases to 10' between 50'-85'

(3) Special Setback Condition Reduced Setback Area -occurs along Broadway and the
pedestrian path

(4) Special Setback Condition Yesler Way & Broadway Setback Area - occurs at the NE corner
of Yesler & Broadway requires min 5' setback, setback increases to 15' above 50'.

J. 1. For residential uses in structures subject to required setbacks, bay windows & other
portions of structures containing enclosed space may project max. 4' into setback. Max width of
projection is 30' and projection is min. of 2' from boundary.

J.2. Porches, balconies, & decks may project max. 6' into setback and projection is min. 2' from
boundary. Overhead weather protection allowed 2' max beyond edge of porch, balcony or deck.

J.3. Cornices, eaves, gutters, roofs, allowed max. 4' beyond building façade

Refer to 1/T0.4A for diagram of required setbacks.

Departure requested for portions of the facade to extend into the required setbacks.
Refer to T0.4A, T0.4B, T0.4C, T0.4D & T0.4E for setback diagrams.

SMC 23.75.140: Setback  Requirements

DEPARTURE REQUEST

DEVELOPMENT STANDARD REQUIREMENT REQUEST / PROPOSAL: JUSTIFICATION:
DEPARTURE REQUEST

DRB COMMENTS:
SMC 23.75.140 -  Setbacks required for Block 3
include (1) Streets (2) Build to line (3) Reduced
Setback area (4) Yesler way & Broadway setback

The applicant is requesting to
extend into the required setbacks
as shown on this sheet and T0.4B,
T0.4C, T0.4D, & T0.4E.

This departure will reinforce the building
shape, modulation and concept to
establish a clear architectural expression,
especially at the corner of Broadway &
Yesler (CS2, CS3, DC2).

At the EDG meeting,
the Board indicated
preliminary support for
the departure, based
on the proposed
massing response to
the unusual lot
configuration and the
strong architectural
expression at Yesler
Way.

SCALE:  3/64" = 1'-0"T0.4A
2 LEVEL P1 - SETBACKS

REVISIONS
1 MUP CORRECTION #2 2016.07.08
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DEVELOPMENT STANDARD REQUIREMENT REQUEST / PROPOSAL: JUSTIFICATION:
DEPARTURE REQUEST

DRB COMMENTS:
SMC 23.75.140 -  Setbacks required for Block 3
include (1) Streets (2) Build to line (3) Reduced
Setback area (4) Yesler way & Broadway setback

The applicant is requesting to
extend into the required setbacks
as shown on this sheet and T0.4B,
T0.4C, T0.4D, & T0.4E.

This departure will reinforce the building
shape, modulation and concept to
establish a clear architectural expression,
especially at the corner of Broadway &
Yesler (CS2, CS3, DC2).

At the EDG meeting,
the Board indicated
preliminary support for
the departure, based
on the proposed
massing response to
the unusual lot
configuration and the
strong architectural
expression at Yesler
Way.

SCALE:  3/64" = 1'-0"T0.4A
2 LEVEL P1 - SETBACKS

REVISIONS
1 MUP CORRECTION #2 2016.07.08
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SCALE:  3/64" = 1'-0"T0.4A
2 LEVEL P1 - SETBACKS

REQUIRED SETBACKS

BUILDING DEPARTURE AREA STRUCTURES IN REQUIRED SETBACKS



70
DESIGN RECOMMENDATION MEETINGYESLER TERRACE - BLOCK 3 - #3020159 

BLOCK

3 DEPARTURE REQUESTS | SETBACKS
D

EP
A

R
TU

R
ES

0'-0" TO 50'-0" SETBACK, NON-RESIDENTIAL

0'-0" TO 50'-0" SETBACK, RESIDENTIAL

BR
OA

DW
AY

10
TH

 A
VE

NU
E

EAST YESLER WAY

BELOW GRADE

BELOW GRADE

PER SMC.75.140.J.6 SETBACK REQUIREMENTS
DO NOT LIMIT UNDERGROUND STRUCTURES

NONRESIDENTIAL
USERESIDENTIAL USERESIDENTIAL USE

NONRESIDENTIAL
USE

NONRESIDENTIAL
USE

RESIDENTIAL
AMENITY
(BELOW)

BAY

4'-
5"

1'-8"

8.14 SF
ENCROACHMENT

13.84 SF
ENCROACHMENT

1'-
2"

7'-2"

5'-2"

5'-2"

5'-3"

5'-3"

DECK PROJECTION
PER SMC 23.75.140.J.2,
DECKS MAY PROJECT
MAX. 6' BEYOND THE
FACADE INTO REQUIRED
SETBACKS

DECK PROJECTION
PER SMC 23.75.140.J.2,

DECKS MAY PROJECT MAX.
6' BEYOND THE FACADE

INTO REQUIRED SETBACKS

4'-0"

CANOPY

RESIDENTIAL
USE

1'-9"

RESIDENTIAL LOBBY
BELOW

RE
DU

CE
D 

SE
TB

AC
K 

AP
PL

IE
S

16
'-4

"

BR
OA

DW
AY

10
TH

 A
VE

NU
E

EAST YESLER WAY

0'-0" TO 50'-0" SETBACK, NON-RESIDENTIAL

0'-0" TO 50'-0" SETBACK, RESIDENTIAL

71.83 SF
ENCROACHMENT

LEVEL 2 ALL
RESIDENTIAL
USE

BAY

BAY

4'-
5"

1'-8"

DECK

BA
Y

30
'-0

"

20'-2"

17'-7"

3'-0"

5'-
0"

5'-0"

DECK PROJECTION
PER SMC 23.75.140.J.2,
DECKS MAY PROJECT
MAX. 6' BEYOND THE
FACADE INTO REQUIRED
SETBACKS

5'-
0"

5'-0"

2'-
0"

9'-7"

9'-7"

7 3/8"
ROOF OVERHANG, TYPICAL
PER SMC 23.75.140.J.3,
ROOFS MAY PROJECT MAX.
4' BEYOND THE FACADE
INTO REQUIRED SETBACKS

7 3/8"

ROOF OVERHANG, TYPICAL
PER SMC 23.75.140.J.3, ROOFS

MAY PROJECT MAX. 4' BEYOND
THE FACADE INTO REQUIRED

SETBACKS

ROOF OVERHANG, TYPICAL
PER SMC 23.75.140.J.3,

ROOFS MAY PROJECT MAX.
4' BEYOND THE FACADE INTO

REQUIRED SETBACKS

1'-
0"

1'-1"

1'-
0"

DECK PROJECTION

6'-
5"5'-

8"

DECK, TYPICAL
PER SMC 23.75.140.J.2,
DECKS MAY PROJECT
MAX. 6' BEYOND THE
FACADE INTO REQUIRED
SETBACKS

5'-
3"

5'-
3"

5'-
3"

5'-
3"

CANOPY BELOW
4'-1"
3'-2"CANOPY, TYPICAL

4'-2"

3'-2"

3'-2"

3'-2"

3'-2"

9'-
8" 3'-

6"

8'-7"

4'-4"

DECK
PER SMC 23.75.140.J.2,
DECKS MAY PROJECT
MAX. 6' BEYOND THE
FACADE INTO REQUIRED
SETBACKS

MINOR ARCHITECTURAL
ENCROACHMENT BELOW

ROOF LEVEL PER SMC
23.53.035.A

6'-0" 3'-7"

20
'-9

"

DECK: 75 SF
ENCROACHMENT

RESIDENTIAL
AMENITY
(BELOW)

13.84 SF
ENCROACHMENT

RESIDENTIAL
USE

1'-9"

7"  (<2' FROM BOUNDARY)

11
'-7

"

SUNSHADE ENCROACHMENT
(12'-4" X 12'-4" X 3'-0" DEEP)

SUNSHADE; COMPLIANT WITH
23.75.140.J.3
(12'-4" X 12'-4" X 3'-0" DEEP SUNSHADE)

RE
DU

CE
D 

SE
TB

AC
K 

AP
PL

IE
S

16
'-4

"

REFER TO SHEET T0.4A FOR DEPARTURE REQUEST INFORMATIONREFER TO SHEET T0.4A FOR DEPARTURE REQUEST INFORMATION
SCALE:  3/64" = 1'-0"T0.4B

1 LEVEL 1 - SETBACKS
SCALE:  3/64" = 1'-0"T0.4B

2 LEVEL 2 - SETBACKS

DEVELOPMENT STANDARD REQUIREMENT REQUEST / PROPOSAL: JUSTIFICATION:
DEPARTURE REQUEST

DRB COMMENTS:
SMC 23.75.140.J.2 -  Porches, balconies, and decks
may project a maximum of 6 feet into required
setbacks, provided that no portion of the porch,
balcony, or deck is closer than 2 feet from the
boundary. Overhead weather protection may project a
maximum of 2 feet beyond the edge of a porch,
balcony, or deck

Request a departure to extend the
deck projection at SE corner of
building an additional 3'-7" beyond
the 6' max allowed.

At the SE corner of the site, there is a
Build to Line Setback requirement. At this
location the at-grade retail meets the
requirements for Build-to-line setback.
The deck above follows the line of the
retail. The applicant seeks a departure to
align the deck north of the Build-to-line
setback for an additional 20’ of length in
order to reinforce a consistent horizontal
roof plane at this location over the
driveway entry. Making the deck code
compliant would result in a jog that would
not align with the rest of the façade.

This departure was not
identified at EDG.
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SCALE:  3/64" = 1'-0"T0.4A
1 BLOCK 3 REQUIRED SETBACKS

Setbacks required for Block 3 include:
(1) General Minimum Setback Streets or Parks: occurs along 10th Avenue and adjacent to
POCKET PARK - UNDER SEPARATE MUP, requires 10' minimum setback up to 85'

(2) Special Setback Condition Build-To Line -occurs at the SE corner of Fir St & Broadway
extending 62' in both directions. Requires non residential use at ground level a 2' min. & 4' max.
for base height of 25' up to 50', setback increases to 10' between 50'-85'

(3) Special Setback Condition Reduced Setback Area -occurs along Broadway and the
pedestrian path

(4) Special Setback Condition Yesler Way & Broadway Setback Area - occurs at the NE corner
of Yesler & Broadway requires min 5' setback, setback increases to 15' above 50'.

J. 1. For residential uses in structures subject to required setbacks, bay windows & other
portions of structures containing enclosed space may project max. 4' into setback. Max width of
projection is 30' and projection is min. of 2' from boundary.

J.2. Porches, balconies, & decks may project max. 6' into setback and projection is min. 2' from
boundary. Overhead weather protection allowed 2' max beyond edge of porch, balcony or deck.

J.3. Cornices, eaves, gutters, roofs, allowed max. 4' beyond building façade

Refer to 1/T0.4A for diagram of required setbacks.

SMC 23.75.140: Setback  Requirements

DEVELOPMENT STANDARD REQUIREMENT REQUEST / PROPOSAL: JUSTIFICATION:
DEPARTURE REQUEST

DRB COMMENTS:
SMC 23.75.140 -  Setbacks required for Block 3
include (1) Streets (2) Build to line (3) Reduced
Setback area (4) Yesler way & Broadway setback

The applicant is requesting to
extend into the required setbacks
as shown on this sheet and T0.4B,
T0.4C, T0.4D, & T0.4E.

This departure will reinforce the building
shape, modulation and concept to
establish a clear architectural expression,
especially at the corner of Broadway &
Yesler (CS2, CS3, DC2).

At the EDG meeting,
the Board indicated
preliminary support for
the departure, based
on the proposed
massing response to
the unusual lot
configuration and the
strong architectural
expression at Yesler
Way.

SCALE:  3/64" = 1'-0"T0.4A
2 LEVEL P1 - SETBACKSLEVEL P1 - SETBACKS LEVEL 1 - SETBACKS
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REFER TO SHEET T0.4A FOR DEPARTURE REQUEST INFORMATIONREFER TO SHEET T0.4A FOR DEPARTURE REQUEST INFORMATION
SCALE:  3/64" = 1'-0"T0.4B

1 LEVEL 1 - SETBACKS
SCALE:  3/64" = 1'-0"T0.4B

2 LEVEL 2 - SETBACKS

DEVELOPMENT STANDARD REQUIREMENT REQUEST / PROPOSAL: JUSTIFICATION:
DEPARTURE REQUEST

DRB COMMENTS:
SMC 23.75.140.J.2 -  Porches, balconies, and decks
may project a maximum of 6 feet into required
setbacks, provided that no portion of the porch,
balcony, or deck is closer than 2 feet from the
boundary. Overhead weather protection may project a
maximum of 2 feet beyond the edge of a porch,
balcony, or deck

Request a departure to extend the
deck projection at SE corner of
building an additional 3'-7" beyond
the 6' max allowed.

At the SE corner of the site, there is a
Build to Line Setback requirement. At this
location the at-grade retail meets the
requirements for Build-to-line setback.
The deck above follows the line of the
retail. The applicant seeks a departure to
align the deck north of the Build-to-line
setback for an additional 20’ of length in
order to reinforce a consistent horizontal
roof plane at this location over the
driveway entry. Making the deck code
compliant would result in a jog that would
not align with the rest of the façade.

This departure was not
identified at EDG.
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REFER TO SHEET T0.4A FOR DEPARTURE REQUEST INFORMATIONREFER TO SHEET T0.4A FOR DEPARTURE REQUEST INFORMATION
SCALE:  3/64" = 1'-0"T0.4C

1 LEVEL 3 - SETBACKS
SCALE:  3/64" = 1'-0"T0.4C

2 LEVEL 4 - SETBACKSLEVEL 2 - SETBACKS LEVEL 3 - SETBACKS
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SCALE:  3/64" = 1'-0"T0.4C
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REFER TO SHEET T0.4A FOR DEPARTURE REQUEST INFORMATIONREFER TO SHEET T0.4A FOR DEPARTURE REQUEST INFORMATION

SCALE:  3/64" = 1'-0"T0.4D
1 LEVEL 5 - SETBACKS

SCALE:  3/64" = 1'-0"T0.4D
2 LEVEL 6 - SETBACKS

LEVEL 5 - SETBACKSLEVEL 4 - SETBACKS



BLOCK

3

73

BAY

7"

7"

7"

2'-8"

2'-
8"2'-

8"

7"

4'-
0"

2'-
0"

ROOF OVERHANG, TYPICAL
PER SMC 23.75.140.J.3, ROOFS MAY PROJECT MAX. 4'
BEYOND THE FACADE INTO REQUIRED SETBACKS

MINOR ARCHITECTURAL
ENCROACHMENT AT

ROOF LEVEL PER SMC
23.53.035.A

9'-0"

6'-
0"

2'-3"

7"

2'-0"

1'-10"

2'-
0"

6'-
0"

2'-0"

1'-
10

"

1'-10"

2'-
0"

2'-0"

2'-
0"

2'-0"

4'-0"

2'-
8"

2'-8"2'-
8"

2'-8"

SETBACK LINE

2'-8" 4'-0"

3"
4'-0"

ROOF: 47.0 SF
ENCROACHMENT

8'-
7"

4'-
0"

ROOF: 0.10 SF
ENCROACHMENT

ROOF: 400 SF
ENCROACHMENT

9"
4'-0"

ROOF: 3.81 SF
ENCROACHMENT

BR
OA

DW
AY

10
TH

 A
VE

NU
E

EAST YESLER WAY

9'-
11

"
55

'-1
0"

9'-
6"

42'-0"
40'-9"

34
'-9

"
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REFER TO SHEET T0.4A FOR DEPARTURE REQUEST INFORMATION
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REFER TO SHEET T0.4A FOR DEPARTURE REQUEST INFORMATIONREFER TO SHEET T0.4A FOR DEPARTURE REQUEST INFORMATION

SCALE:  3/64" = 1'-0"T0.4D
1 LEVEL 5 - SETBACKS

SCALE:  3/64" = 1'-0"T0.4D
2 LEVEL 6 - SETBACKS

LEVEL 6 - SETBACKS

(NO SETBACK ENCROACHMENTS ON LEVEL 7)

ROOF LEVEL - SETBACKS
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DEPARTURE REQUESTS | STREET-LEVEL DEVELOPMENT STANDARDS

LEVEL 1
EL.  270' - 10"

LEVEL 2
EL.  281' - 2"

LEVEL 3
EL.  291' - 6"

LEVEL 4
EL.  301' - 4"

LEVEL 5
EL.  311' - 2"

LEVEL 6
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STREET DEVELOPMENT
STANDARDS FOR NON-UNITS

SMC 23.75.170D
FACADE MORE THAN 10 FEET

FROM BOUNDARY
SLOPE GREATER THAN 7.5%

TRANSPARENT: 284.4 SF
TOTAL: 429.6 SF (40'-11" X 10'-6")
PERCENT TRANSPARENT: 66.0%
PERCENT REQUIRED: 37.5%
COMPLIANT

POCKET PARK - UNDER
SEPARATE MUP

EAST
YESLER

WAY

40'-11" 33'-0"

TRANSPARENT: 45.4 SF
TOTAL: 346.5 SF (33'-0" X 10'-6")
PERCENT TRANSPARENT: 13%
PERCENT REQUIRED: 25%
NON-COMPLIANT

TRANSPARENT: 456.5 SF
TOTAL: 1421 SF (135'-4" X 10'-6")
PERCENT TRANSPARENT: 32.1%
PERCENT REQUIRED: 10%
COMPLIANT

135'-4"
STREET DEVELOPMENT

STANDARDS FOR NON-UNITS
SMC 23.75.170D

FACADE LESS THAN 10 FEET
FROM BOUNDARY

SLOPE GREATER THAN 7.5%

STREET DEVELOPMENT
STANDARDS FOR UNITS

SMC 23.75.170C
SLOPE GREATER THAN 7.5%

DEPARTURE REQUEST

346 21920 916 15

9'-3" 20'-0" 3'-8"

5'-8" 3'-7"
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STATE OF WASHINGTON
BRIAN RUNBERG

ARCHITECT
REGISTERED

One Yesler Way | Suite 200
Seattle, WA 98104
206.956.1970 Main
206.956.1971 Fax

www.runberg.com

MUP SUBMITTAL            
SUBMITTALS

2015.07.28
2016.06.30

DPD STAM

SD PRICING SET            
MUP CORRECTION #2           2016.07.08

Yesler 3

120 BROADWAY
SEATTLE, WA 98122

STREET-LEVEL
STANDARDS - 10TH

AVENUE

SCALE:  1/16" = 1'-0"T0.5D
1 VIEW FROM 10TH AVENUE

SCALE:  1/16" = 1'-0"T0.5D
2

BUILDING ELEVATION - EAST FACADE TRANSPARENCY- VIEW
FROM 10TH AVENUE

DEVELOPMEN
DEPAR
FACADE TRANS
D. Standards for 
lobbies, and resid
grade. This subs
façade regulated
does not abut a d
2. For façades lo
boundary, at leas
shall consist of d
3. Where finished
greater than 7.5 p
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REVISIONS
1 MUP CORRECTION #2 2016.07.08

DEVELOPMENT STANDARD REQUIREMENT

FACADE TRANSPARENCY (23.75.170)                          

D. Standards for non-residential uses, residential 
lobbies, and residential amenity areas near finished 
grade. This subsection 23.75.170.D applies to each 
facade regulated by 23.75.170.A where the facade does 
not abut a dwelling unit or live-work unit.                    

1. For façades located less than 10 feet from a 
boundary, at least 75 percent of the area of the façade 
shall consist of doors and/or transparent windows.

2. For facades located 10 feet or more from a boundary, 
at least 50 percent of the area of the facade shall 
consist of doors and/or transparent windows.                     

3. Where finished grade along the boundary is sloped 
greater than 7.5 percent for a segment at least 30 feet 
long, the requirements in this subsection 23.75.170.D 
are reduced by 50 percent.

DEPARTURE REQUEST/PROPOSAL

The applicant is requesting to provide 13% transparency 
(required transparency is 25%) for a portion of the 
regulated facade on 10th Avenue.

JUSTIFICATION

The portion of the facade where the transparency is 
non-compliant occurs at the parking garage door and a 
secondary lobby access point. To accommodate two-way 
traffic, the width of the garage door is a large portion 
of the regulated length (20’ wide of the 33’ regulated).  
Full height glazing would be required for 8’-3” of the 
remaining 13’ of length to meet the 25% transparency 
requirement.  The additional solid area between the 
pedestrian door and garage door helps distinguish 
between the two paths and increases pedestrian safety 
(PL2).  The secondary lobby access point is highly 
transparent, with glazing the full width of the corridor 
beyond (PL3).  The architectural garage door proposed 
is a powder-coated black rolling garage door with 15% 
open vented slats which provide a clear view to exiting 
vehicles, further enhancing pedestrian safety (PL2).

DRB COMMENTS

This departure had not been identified at EDG.
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SMC 23.75.170D
FACADE MORE THAN 10 FEET

FROM BOUNDARY
SLOPE GREATER THAN 7.5%

TRANSPARENT: 284.4 SF
TOTAL: 429.6 SF (40'-11" X 10'-6")
PERCENT TRANSPARENT: 66.0%
PERCENT REQUIRED: 37.5%
COMPLIANT
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SCALE:  1/16" = 1'-0"T0.5D
1

BUILDING ELEVATION - EAST FACADE BLANK SEGMENTS -
VIEW FROM 10TH AVENUE

SCALE:  1/16" = 1'-0"T0.5D
2

BUILDING ELEVATION - EAST FACADE TRANSPARENCY- VIEW
FROM 10TH AVENUE
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Code-compliant version would require 8’-3” of full 
height glazing, leaving one foot of solid between the 
garage door and pedestrian entry.  Preferred version 
has 3’-7” of solid panels between the garage and 
building access. The solid panels increase safety for 
pedestrians by clearly delineating pedestrian versus 
vehicular entries (PL2).

Garage Door Example Image
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3 DEPARTURE REQUESTS | PARKING

DEVELOPMENT STANDARD REQUIREMENT

SMC 23.75.180.F.3 - Parking 

Aboveground parking and loading areas shall be separated from each regulated facade by a 
normally occupied use along at least 80 percent of the width of the regulated facade, except where 
parking access and/or loading access occurs. The remaining part of the facade shall include 
architectural detailing, artwork, vegetated walls or other landscape features, with an opaque 
screen at least 3.5 feet high on each story.

DEPARTURE REQUEST/PROPOSAL

The applicant is requesting (1) along 10th Avenue on Level 1 to provide 32% instead of 20%  of 
aboveground parking  without a normally occupied use and (2) along the pocket park (Fir St) on 
Level 1 to provide 25% instead of 20%  of aboveground parking  without a normally occupied use.

JUSTIFICATION

The site slopes from north to south, with a 25’ grade change. This departure from the code will 
allow for parking on a topographically-challenged site. All aboveground parking which extends 
beyond the minimum setback is separated from the facade by another use for approximately 70% 
of the departure length and will be screened from the exterior with landscaping. 

At the northeast corner of the site, the Level 1 parking garage is classified as aboveground.  At this 
location, the grade is dropped to provide bioretention planters with balconies above.  The finish 
grade must be lowered more than a normal planter due to the bathtub aspect of the bioretention 
planter. The presence of balconies will activate the frontage while the landscaping in and 
surrounding the bioretention planters will help screen the aboveground parking garage.

At the west facade, the Level 1 aboveground parking use is a bike storage room that occurs next to 
a secondary entry corridor. The proximity of the bike room to the entry point will help activate the 
frontage at this location, while stepped planters will help screen the aboveground parking use. 

At the southeast on Level P1, a small portion of the aboveground ground parking, 3’-9”, will be 
screened by landscaping. This departure will have minimum impact to the pedestrian environment 
at the R.O.W.

DRB COMMENTS

The Board indicated preliminary support for the proposed departure, as long as the aboveground 
parking facade is designed to be as activated as possible, designed for passive surveillance, and 
the design provides high quality usable outdoor space in the area of the proposed departure.  The 
Board was specifically concerned about lack of passive surveillance and activation on 10th Avenue 
and noted that if the departure were to be supported, the applicant would need to demonstrate 
how the design addresses these concerns.
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DEVELOPMENT STANDARD REQUIREMENT

SMC 23.75.180.F.1 - Parking

Aboveground parking is subject to the following requirements: Minimum setbacks for aboveground 
parking are established in Exhibit B for 23.75.180. No parking setbacks are required from lot lines 
abutting the Interstate 5 right-of-way.

DEPARTURE REQUEST/PROPOSAL

The applicant is requesting to permit portions of aboveground parking on Level P1 and Level 1 to 
extend into the minimum setback identified per Exhibit B for 23.75.180.

3

Stepped planters along 10th screen the parking garage beyond.  The secondary lobby, bike room access, and unit balconies provide 
activation to the frontage.

Residential balconies above bioretention planters activate the 
facade above the requested parking departure at the north 
property line.

WEST FACADE EAST FACADE

Stepped planters screen the bike park-
ing beyond.  The bike room access, and 
main lobby entry provide activation to 
the frontage.

Aboveground parking Aboveground parking

Aboveground parking

NORTH FACADE
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PARKING:

(SMC 23.75.180)
F. Aboveground parking is

1. Minimum setbacks for a
23.75.180.

G. Partially underground p

1. At build-to lines and in r
partially underground park
as shown in Exhibit C for 2
parking garage is not allow

COMPLIES. SEE PLANS

PROVIDED:

1. BROADWAY FACADE
TOTAL REGULATED FA

1A -Portion of P1 Above
0% < 20% allowed
COMPLIANT

1B - Portion of L1 Above
(19'-8"/213'-5")X100 = 9%
COMPLIANT

2. YESLER WAY FACAD
TOTAL REGULATED FA

2A - Portion of P1 Above
0 < 20% allowed
COMPLIANT

2B - Portion of L1 Above
0 < 20% allowed
COMPLIANT

DEVELOPMENT STANDARD REQUIREMENT REQUEST / PROPOSAL: JU
DEPARTURE REQUEST
SMC 23.75.180.F.1, EXHIBIT B -  Minimum setbacks
for aboveground parking are established in Exhibit B
for 23.75.180

The applicant is requesting to
permit portions of aboveground
parking along 10th Avenue, the
pocket park (Fir St) and Broadway
on Level P1 and Level 1 to extend
into the minimum setback
identified per Exhibit B for
23.75.180.

The
a 2
the
top
abo
bey
sep
use
ext
min
env

(SMC 23.75.180)
F.3. Aboveground parking
each regulated facade by 
percent of the width of the
access and/or loading acc
shall include architectural 
landscape features, with a
each story.

DEPARTURE REQUEST

SCALE:  1" = 20'-0"T0.6
1 P1 - PARKING SETBACKS AND WIDTH

SCALE:  1" = 20'-0"T0.6
2 L1 - PARKING SETBACKS AND WIDTH

SCALE:  1/8" = 1'-0"T0.6
3 SECTION THROUGH PARKING LEVELS

3. 10TH AVENUE FACAD
TOTAL REGULATED FA

3A - Portion of P1 Above
(3'-9"/213'-5")X100 = 1.75
COMPLIANT

3B - Portion of L1 Above
(68'-11"/213'-5")X100 = 3

DEPARTURE REQUEST

4. FIR ST (PARK):
TOTAL REGULATED FA

4A - Portion of P1 Above
NO ABOVEGROUND PA
COMPLIANT

4B - Portion of L1 Above
(59'-0"/232'-4")X100 = 25

DEVELOPMENT STANDARD REQUIREMENT REQUEST / PROPOSAL: JUSTIFICATION:
DEPARTURE REQUEST

DRB COMMENTS:
SMC 23.75.180.F.3 -  Aboveground parking and
loading areas shall be separated from each regulated
facade by a normally occupied use along at least 80
percent of the width of the regulated facade, except
where parking access and/or loading access occurs.
The remaining part of the facade shall include
architectural detailing, artwork, vegetated walls or
other landscape features, with an opaque screen at
least 3.5 feet high on each story.

The applicant is requesting (1)
along 10th Avenue on Level 1 to
provide 32% instead of 20%  of
aboveground parking  without a
normally occupied use and (2)
along the pocket park (Fir St) on
Level 1 to provide 25% instead of
20%  of aboveground parking
without a normally occupied use.

The site slopes from north to south, with
a 25’ grade change. This departure from
the code will allow for parking on a
topographically challenged site. All
aboveground parking which extends
beyond the minimum setback is
separated from the facade by another
use and will not be visible from the
exterior. This departure will have
minimum impact to the pedestrian
environment at the R.O.W.

The Board indicated
preliminary support for
the proposed
departure, as long as
the aboveground
parking façade is
designed to be as
activated as possible,
designed for passive
surveillance, and the
design provides high
quality usable outdoor
space in the area of
the proposed
departure.  The Board
was specifically
concerned about lack
of passive surveillance
and activation on 10th
Avenue and noted that
if the departure were
to be supported, the
applicant would need
to demonstrate how
the design addresses
these concerns.

DEPARTURE REQUEST

DEPARTURE REQUESTS | PARKING
D

EPA
R
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CITY CONTEXT - URBAN VILLAGE

The site is situated within the First Hill Urban 
Center Village, and near the intersection point of 
multiple Urban Villages. 

FIRST HILL 
URBAN 
CENTER 
VILLAGE 12TH AVENUE 

URBAN 
CENTER 
VILLAGE

COMMERCIAL 
CORE

CHINATOWN - INTERNATIONAL 
DISTRICT URBAN CENTER 

VILLAGE

YESLER WAY

S MAIN ST.

BOREN AVE

B
R

O
A

D
W

A
Y

I -5

E  UNION ST.

YESLER TERRACE 
MASTER PLANNED 

COMMUNITY

23RD AND JACKSON-UNION 
RESIDENTIAL URBAN 

VILLAGE

3
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*Since photos were taken buildings have been demolished

*Since photos were taken buildings have been demolished
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SITE PHOTOS

View from East Fir Street And Broadway looking southeast
*Note: Linear park scheme zoning envelope shown in photos
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View from Yesler Way and Broadway looking north
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C

View from 10th Avenue and East Fir Street facing southwest View from 10Th Avenue and Yesler Way looking northwest
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BLOCK

3
SITE SURVEY - BLOCK 3

EXISTING EL. 
+/- 257.45’

EXISTING EL. 
+/- 257.90’

EXISTING EL. 
+/- 258.83’

+/- 258’-6”

+/- 223’-4”

+/- 229’-3”

+/- 208’-7”

+/- 10’-0”

+/- 31’-9”

EXISTING EL. 
+/- 276.98’

EXISTING EL. 
+/- 257.60’

LEGAL DESCRIPTION:

Lots 1 through 8 and Tract A, Block 3, Yesler Terrace 
Community, according to the plat thereof recorded 
December 9, 2014 in Volume 267 of Plats, page 59, 
as Recording no. 20141209001425, in King County, 
Washington. 

Surveyor’s Note: The above legal description does not 
reflect the COS LBA no. 3023925, however, the graphic 
representation of the lots within Block 3 shown on the 
survey do reflect COS LBA 3023925. 

EXISTING EL. 
+/- 273.33’
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Yesler Terrace Block 3 Tree Assessment Site Plan Page 1 of 1 

 

  INSERT PHOTO OF SITE PLAN BEHIND  

 

 

 

 

 

 

 

 

 

 

 

 

   

  

 

 

 

 

PRESERVATION VALUE SYMBOLS 

SPECIAL, UNIQUE SPECIES, SPECIMEN OR FORM.  . 
HIGH, GOOD QUALITY, CHARACTER TREE.  
MODERATE, COMMON SPECIES, FAIR CONDITION.  
MAY NEED SPECIAL ATTENTION TO PRESERVE.        
LOW, POOR SPECIMEN OR SPECIES.  HIGH 
MAINTENANCE OR SOME CAUTION IF RETAINED. 
HAZARD OR DEAD.  TREE IS DEAD OR IN VERY POOR 
CONDITION AND SHOULD BE REMOVED. 
TREE NO LONGER THERE 

KEY 
Tree# / Name / Diameter 

#339 American elm 32.5"  
#340 Green ash 14.8" 
#341 Red oak 27.9" 
#343 Black locust 21.0" 
#342 Flowering cherry 5.6" 
#345 Norway maple 30.4" 
#346 Scots pine 23.4" 
#347 Norway maple 34.4" 
#348 Norway maple 16.5" 
#349 Norway spruce 9.2" 
#350 Norway maple 36.5" 
#351 Western red cedar 17.6, 24.4" 
#352 Scots pine 22.4 
#353 Monterey cypress 39.9"  
#354 English holly 7.1" 
#355 Norway maple 23.5" 
#356 English elm 39.5" 
#357 Western red cedar 19.5" 
#358 Chinese photinia 25.0" 
#359 Siberian elm 29.0" 
#360 English elm 50.5" 
#361 Siberian elm 37.5" 
#363 Norway spruce 23.0" 
#364 Black locust 13.3, 8.8" 
#365 Chinese juniper 8.8, 9.2" 
#407 Mazzard cherry 5.3, 3.5" 
#A-G Pacific Sunset maple 2.5" caliper 
 
 

Tree Inventory by Urban Forestry Services, Inc. 
15119 McLean Road, Mount Vernon, WA 98273 
360-428-5810    January 28,  2015 

 

#A 

#B 

#C 

#D 

#E 

#F 

#G 

LEGEND:    TIER 1 TREES        TIER 2 TREES   NEW STREET TREES 

TREE ASSESSMENT - BLOCK 3

According to the Yesler Terrace Planned 
Action Tree Protection Plan, Block 3 
contains 6 Tier 1 trees, and a number of 
Tier 2 trees. 

Definition of Tier 1 Trees: 

	 Exceptional or valuable trees in 
good health, and in locations where 
preservation can clearly be achieved. 
If lost during development due to 
accidental damage, disease, or other 
causes, it shall be replaced by 10 
replacement trees. 

Definition of Tier 2 Trees: 

	 Trees authorized for removal. Includes 
exceptional trees in locations where 
anticipated grading or construction 
preclude tree retention. Each 
removed tree shall be replaced by 1 
replacement tree. 

NOTE: Tree preservation will comply 
with Planned Action Ordinance.
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