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1 -  PROJECT VISION 

Enduring Building

 - Architectural design that references context
 
 - Incorporate high quality, durable materials

Responsive to Unique needs of Uptown Residents 

 - Create appropriate buffers for street level occupants
 
 - Provide security and safety at exterior, access and interior spaces 

Enhance the Neighborhood

	 -	Complete	the	Urban	Fabric	by	infilling	vacant	sites

	 -	Define	the	urban	edge	by	reinforcing	the	corner
 
 - Improve pedestrian amenity with landscape buffers

 - Increase safety with eyes on the Street

The vision for this development is to create a residential community that seamlessly blends  into the 
established Uptown Neighborhood as a timeless and elegant design that provides a comfortable 
place for residents and visitors.
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PROJECT VISION  | OVERVIEW

Project Information

- Site Area     14,400 SF

- Residential Units   APPROX 130

- Parking Stalls    APPROX 50

Project Objectives

Anderson Apartments is a proposed seven story residential 
building located at the corner of W. Republican Street and 
Second Avenue West.  This project is designed to serve the 
expanding Uptown population by creating a residential 
community of high quality enduring design.  The project will be 
responsive to the unique needs of Uptown residents and will 
enhance the neighborhood with excellent walkability and a 
“park-like” streetscape design.  

Following the path of the currently proposed Environmental 
Impact Study (EIS), which is investigating a blanket rezone of the 
surrounding area to SM85 and SM160, the Anderson Apartments 
will pursue a contract rezone from NC3-65 to NC3-85.  Through 
this rezone, the proposed structure will work to increase density 
for the rapidly growing neighborhood by including an additional 
story.  Remaining conscience to the surrounding building heights, 
the preferred scheme strikes a balance between density and 
neighborhood context by limiting the overall height to 70’, only 
5’ above the current zoning limit.  The building is comprised of 
five wood frame levels over two levels of concrete podium. The 
main entrance, located on 2nd Ave. West, will provide direct 
entry into the building on the quieter side of the site, providing 
pedestrian safety away from W. Republican St.  The project will 
provide approximately 130 apartment units with approximately 
50 parking stalls accessed from the alley.

Through its scale, modulation and material selection, the 
proposed building will reflect characteristics of the area’s recent 
& historical development, offering a vibrant, enduring asset to 
the community.
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2 -  CONTEXT ANALYSIS 

Institution or Notable Green Space

Site

Uptown Urban Village

Arterials

Drawing Key

Walk score: 93    Transit score: 69    Bike score: 66
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CONTEXT ANALYSIS  | NEIGHBORHOOD STUDY

Site
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CONTEXT ANALYSIS  | NEIGHBORHOOD CONTEXT

A

Neighborhood Context - South of Republican

Site
A
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CONTEXT ANALYSIS  | NEIGHBORHOOD CONTEXT

MARTIN SELIG REAL ESTATE   |   220 W Harrison   |   Project 3017467   |   Early Design Guidance   |   09.10.2014   |  7

L  Entry Court at Elliott Bay Office Park M  Elliott Bay Office Park + Thomas St. Overpass N  Avalon Bay Apartments (Thomas St)K  Elliott West Bldgs 1,2 O  Multi Family Duplex + West Republican Place

NOTABLE ARCHITECTURAL AND SITING PATTERS 

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

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

J   333 Elliott

A   Site: Existing Office BuildingA. Site: Existing Apartment Building B. Chuch of Scientology C. Elliot	Bay	Office	Park D. Avalon Bay Apartments E. Avalon Bay Entry

F.	2nd	Ave	&	Harrison	St	Offices G.	West	Tower	Office	Building H. 100 W. Harrison S. I. 333 Elliot & Overpass J. 333 Elliot

K. Elliot West Buildings L.	Elliot	Bay	Office	Park M. Thomas St. Overpass N. Avalon Bay Apartments O. Multi Family Duplex - West Republican
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Neighborhood Context - North of Republican

CONTEXT ANALYSIS  | NEIGHBORHOOD CONTEXT

A

Site
A

B

C

D

E F
G

H

I
J

M L K

N

O



11203 W. Republican - #3020961            Early Design Guidance             09.30.2015                                                                     CJD InvestmentsENCORE architects

CONTEXT ANALYSIS  | NEIGHBORHOOD CONTEXT

A. Site: Existing Apartment Building B. Latitude Apts C. Queen Anne Square D. 590 3rd Ave Towers E. 309 W. Republican Shops

F. The Grex Condos G. Safeway / Apartments H. 525 1st Ave West Apts I. Spic n Span Cleaners J. KFC

K. MarQueen Hotel L. Toulous Petite M.	Comcast	Offices N. 509 4th Ave Apartments O. 400 4th Ave Apartments
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CONTEXT ANALYSIS  | NINE BLOCK STUDY

RESIDENTIAL

RETAIL

OFFICE

CIVIC

INDUSTRIAL

1. MYRTLE EDWARDS
2. BIKE OVERPASS
3. ELLIOT BAY OFFICES
4. AVALON BAY APTS
5. H2O APTS
6. ARCHSTONE APTS
7. WEST TOWER OFFICE
8. CHURCH OF SCIENTOLOGY
9. ELLIOT WEST OFFICES
10. 333 ELLIOT OFFICES
11. KEY ARENA
12. SEATTLE CENTER FOUNTAIN
13. FISHER PAVILION
14. BAGLEY WRIGHT THEATER
15. EXHIBITION HALL
16. SEA. CHILDRENS THEATER
17. PAC. SCIENCE CENTER
18. TRIBECA CONDOS
 -SAFEWAY
19. USPS

Site
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CONTEXT ANALYSIS  | NINE BLOCK STUDY

RESIDENTIAL

INDUSTRIAL

OFFICE

Site

W. Republican St.

2nd Ave W
. 
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CONTEXT ANALYSIS  | 3D AERIAL 

Bird’s Eye View - Immediate Site Context
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CONTEXT ANALYSIS  | SITE SURVEY
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CONTEXT ANALYSIS  | STREETSCAPE PHOTO MONTAGES

W. Republican St.

W. Republican St.

SITE FUTURE DEVELOPMENT

ACROSS FROM SITE
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CONTEXT ANALYSIS  | STREETSCAPE PHOTO MONTAGES

2nd Ave. W

2nd Ave. W

SITE

ACROSS FROM SITE
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CONTEXT ANALYSIS  | NEIGHBORING DEVELOPMENT

Rendering of Neighboring Office  Building

9’-7”

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

-Provide special attention to corner of 3rd Avenue West and West Harrison Street; look into 
opportunities for an exterior urban room

Flexible outdoor area at corner 
of 3rd Avenue West and West 
Harrison Street - potential cafe 
if retail use

Building setback from property line 
to create outdoor open area   

Lush landscape Paved forecourt 
improves pedestrian 
realm

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

Two separate building entrances to 
support possible future retail

EARLY DESIGN GUIDANCE (EDG) RESPONSE: CORNER REFINEMENT
EDG Comments:

EDG Scheme SW Corner

Current Massing

SW Corner at 3rd Ave W and W Harrison St

15’

9’-7”

W REPUBLICAN ST

W HARRISON ST

3RD AVE W

MARTIN SELIG REAL ESTATE   |   220 W Harrison   |   Project 3017467   |   Design Review Board Recommendation Proposal   |   01.21.2015  8
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CONTEXT ANALYSIS  | NEIGHBORING DEVELOPMENT

05 Parking EntryFixed Metal Louver Exit Discharge Fixed Metal LouverExit Discharge Loading Entry

Alley / East 
Elevation

BUILDING ELEVATIONS
1/32”= 1’-0”

06 01 02 08

W Harrison St

W Republican St

+60.65’

+94.50’

Mechanical Screen
+150.17’

High Roof Level
+138.67’

Low Roof Level
+124.50’

MARTIN SELIG REAL ESTATE   |   220 W Harrison   |   Project 3017467   |   Design Review Board Recommendation Proposal  |   01.21.2015   |  15

BUILDING ELEVATIONS
1/32”= 1’-0”

West Republican Street / North  
Elevation

West Harrison Street / South 
Elevation

06 01 08 0702 03 01 0607 0802 03

Alley

W Harrison St

Alley

W Republican St

+94.50’

+54.16

+60.65’

+90.03’

Mechanical Screen
+150.17’

Mechanical Screen
+150.17’

High Roof Level
+138.67’

High Roof Level
+138.67’

Low Roof Level
+124.50’

MARTIN SELIG REAL ESTATE   |   220 W Harrison   |   Project 3017467   |   Design Review Board Recommendation Proposal   |   01.21.2015  14

Alley Elevation - Neighboring Office Building

W. Republican St. Elevation - 
Neighboring Office Building

W. Harrison St. Elevation - 
Neighboring Office Building

ENVELOPE OF PROPOSED DEVELOPMENT

+ 61’
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CONTEXT ANALYSIS  | STREETSCAPE PHOTO MONTAGES

View of Alley Facing North

View of Alley Facing West

SITE

ACROSS FROM SITE
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CONTEXT ANALYSIS  | STREETSCAPE PHOTO MONTAGES

SITE

FUTURE DEVELOPMENT

EXISTING BUILDING

View of 3rd Ave. W

View Site from W. Republican St. 
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CONTEXT ANALYSIS  | ZONING SUMMARY

Zoning Code: City of Seattle Zoning Code
Zone: NC3-65
Lot Area: 14,400SF

23.47A.005- STREET LEVEL USES
•  Residential use is permitted outright in NC3-65

23.47A.008- STREET LEVEL DEVELOPMENT STANDARDS
•  Blank facades for purposes of this section are not considered blank if they include at least one of the following:
 1. Windows
 2. Entryways or doorways
 3. Stairs, stoops, or porticos
 4. Decks or balconies; or
 5. Screening and landscaping
•  Blank segments of the street-facing facade between 2 feet and 8 feet above the sidewalk may not exceed 20 feet in width
•  Total of all blank facade segments may not exceed 40 percent of the width of the facade of the structure along the street 
•  Street-level street-facing facades shall be located within 10 feet of the street lot line, unless wider 

sidewalks, plazas, or other approved landscaped or open spaces are provided.
•  Where residential uses are located along a street-level street-facing facade the following 

requirements apply unless exempted by subsection 23.47A.008.G:
 1. At least one of the street-level street-facing facades containing a residential use shall have a visually prominent pedestrian entry; and
 2. The floor of a dwelling unit located along the street-level street-facing facade shall be at least 4 feet 

above or 4 feet below sidewalk grade or be set back at least 10 feet from the sidewalk.
•  When a live-work unit is located on a street-level street-facing facade, the provisions of subsections 

23.47A.008.A and 23.47A.008.B, and the following requirements, apply:
 1. The portion of each such live-work unit in which business is conducted must be located between the principal street and the 

residential portion of the live-work unit. The non-residential portions of the unit shall extend the width of the street-level street-
facing facade, shall extend a minimum depth of 15 feet from the street-level street-facing facade, and shall not contain any of 
the primary features of the residential (live) portion of the live-work unit, such as kitchen, bathroom, sleeping, or laundry facilities. 
These basic residential features shall be designed and arranged to be separate from the work portion of the live-work unit.

 2. Each live-work unit must include an exterior sign with the name of the business associated with the live-work unit. 
Such signage shall be clearly associated with the unit and visible to pedestrians outside of the building.

 3. The owner of each live-work unit must keep a copy of the current business license associated with the business located in that unit on file.

23.47A.012- STRUCTURE HEIGHT
•  Rooftop elements: there are numerous additional height allowances for rooftop elements, appurtenances, or features in Section 23.47A.012.C.4 
•  Stair and elevator penthouses may extend above the applicable height limit up to 16 feet. When additional height is needed 

to accommodate energy-efficient elevators in zones with height limits of 125 feet or greater, elevator penthouses may extend 
the minimum amount necessary to accommodate energy-efficient elevators, up to 25 feet above the applicable height limit. 
Energy-efficient elevators shall be defined by Director’s Rule. When additional height is allowed for an energy-efficient elevator, 
stair penthouses may be granted the same additional height if they are co-located with the elevator penthouse.

•  The rooftop features listed in this subsection 23.47A.012.C.7 shall be located at least 10 feet from the north edge of the roof unless 
a shadow diagram is provided that demonstrates that locating such features within 10 feet of the north edge of the roof would not 
shade property to the north on January 21st at noon more than would a structure built to maximum permitted height and FAR:

 a. Solar collectors;
 b. Planters;
 c. Clerestories;
 d. Greenhouses and solariums;
 e. Minor communication util ities and accessory communication devices, permitted pursuant to the provisions of Section 23.57.012;
 f. Non-firewall parapets;
 g. Play equipment.
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CONTEXT ANALYSIS  | ZONING SUMMARY
23.47A.013- FLOOR AREA RATIO
•  The following gross floor area is not counted toward maximum FAR:
 1. All gross floor area underground;
 2. All portions of a story that extend no more than 4 feet above existing or finished grade, whichever is lower, excluding access;

23.47A.016- LANDSCAPING AND SCREENING STANDARDS
•  Landscaping that achieves a Green Factor score of 0.3 or greater, pursuant to Section 23.86.019, is required for any lot with:
 1. development containing more than four new dwelling units or a congregate residence
•  Street trees are required when any development is proposed, except as provided in subsection 23.47A.016.B.2 and Section 23.53.015. Existing street trees shall be retained unless the Director of 

Transportation approves their removal. The Director, in consultation with the Director of Transportation, will determine the number, type and placement of street trees to be provided:
 a. to improve public safety;
 b. to promote compatibility with existing street trees;
 c. to match trees to the available space in the planting strip;
 d. to maintain and expand the urban forest canopy;
 e. to encourage healthy growth through appropriate spacing;
 f. to protect util ities; and
 g. to allow access to the street, buildings and lot.
•  General standards for screening and landscaping where required for specific uses.
 1. Screening shall consist of fences, walls, hedges, or landscaped berms. Any type of screening shall be at least as tall as the height specified in subsection 23.47A.016.D.
 2. Landscaped areas and berms required under subsection 23.47A.016.D must meet rules promulgated by the Director pursuant to subsection 23.47A.016.A.1. Decorative features such as decorative pavers, sculptures or 

fountains, or pedestrian access meeting the Seattle Building Code, Chapter 11, may cover a maximum of 30 percent of each landscaped area or berm used to satisfy requirements under subsection 23.47A.016.D.

23.47A.024- AMENITY AREA
•  Amenity areas are required in an amount equal to 5 percent of the total gross floor area in residential use, except as otherwise specifically provided in this 

Chapter 23.47A. Gross floor area, for the purposes of this subsection, excludes areas used for mechanical equipment and accessory parking.
•  Required amenity areas shall meet the following standards, as applicable:
1. All residents shall have access to at least one common or private amenity area;
2. Amenity areas shall not be enclosed;
3. Parking areas, vehicular access easements, and driveways do not count as amenity areas, except that a woonerf may provide a maximum of 50 percent 

of the amenity area if the design of the woonerf is approved through a design review process pursuant to Chapter 23.41;
4. Common amenity areas shall have a minimum horizontal dimension of 10 feet, and no common amenity area shall be less than 250 square feet in size;
5. Private balconies and decks shall have a minimum area of 60 square feet, and no horizontal dimension shall be less than 6 feet.
6. Rooftop areas excluded because they are near minor communication util ities and accessory communication devices, pursuant to Section 23.57.012.C.1.d, do not qualify as amenity areas.
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3 -  MASSING OPTIONS

MASS 1 - “WEST COURT” - 85’ HEIGHT MASS 2 - “CENTER ATRIUM” - 85’ HEIGHT
NC3-85NC3-85 

85’

EXISTING

EXISTING

ALLOWABLE 40’ ENVELOPE 

ALLOWABLE 65’ ENVELOPE 

EXISTING

EXISTING

ALLOWABLE 40’ ENVELOPE 

ALLOWABLE 65’ ENVELOPE 
85’
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MASS 3 - “BALANCED H” - 70’ HEIGHT (PREFERRED OPTION) MASS 4 - “SHORT H” CURRENT ZONE COMPLYING - 65’ HEIGHT
NC3-65NC3-85

EXISTING

EXISTING

ALLOWABLE 40’ ENVELOPE 

ALLOWABLE 65’ ENVELOPE 
70’

65’

65’

EXISTING

EXISTING

ALLOWABLE 40’ ENVELOPE 

ALLOWABLE 65’ ENVELOPE 
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MASSING OPTIONS  |  MASS 1 - “WEST COURT” PROPOSAL:

This concept focuses on creating a singular outdoor terrace,  on the third level, 

oriented toward the western sunlight.  The building includes 5 levels of wood framed 

Type-III construction over 2 podium levels of Type-I concrete construction.  By providing 

ample ceiling heights for the residential levels, the building reaches a maximum zoning 

envelope of 85’ above average grade and provides increased views of Ell iot Bay from 

the Western and Southern exposures.    

On the street level, a series of two-story Live/Work lofts front the public ROW, providing 

increased commercial ceiling heights, ample glazing, and activity in the pedestrian 

realm. The residential main entry to the building is located on 2nd Ave W. This location 

offers a recognizable location that responds to similar “mid-block” entry points in the 

surrounding neighborhood, while it also responds to historical continuity by creating an 

opportunity for symmetrical organization.

The upper level of parking is accessed from the alley in the SE corner of the site and the 

lower level of parking is accessed via an internal parking ramp. 

PROS: 
- Increased views with added height

- Increased natural daylight with 10’ residential ceilings

- Western sunlight for courtyard

CONS:
- Maximized height draws less relationship to neighbors

- Decreased buffer zone at street level offers minimal landscape at building edge

- Lack of buffer zone at street level offers no entry from street for L/W units

- Continuous building envelope extends to property lines on upper levels 

- Southern exposure is l imited to 0% glazing along zero lot line, 

     presence of 85’ blank wall

- Loss of FAR / Less efficient 

AXONOMETRIC - CORNER ON 2ND AVE W.

REZONE = NC3-85   |    PROPOSED HEIGHT = 85’

TOTAL UNITS: 112 (includes L/W)

L/W UNITS: 30

PARKING: 50
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MASSING OPTIONS  | MASS 1 - “WEST COURT”

PLAN VIEW - SITE CONTEXT

VIEW OF NORTH EAST FACADE

VIEW OF NORTH FACADE

VIEW OF SOUTH EAST CORNER

A

B

C

C

BB A
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MASSING OPTIONS  |  MASS 1 - “WEST COURT”
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MASSING OPTIONS  | MASS 1 - “WEST COURT”

LEVEL 2 - FLOOR PLAN
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SITE SECTION B - W. REPUBLICAN STREET

SITE SECTION A - 2ND AVE. W,

A

B

EXISTING

EXISTING

ALLOWABLE 40’ ENVELOPE 

ALLOWABLE 65’ ENVELOPE 

85’

ALLOWABLE 65’ ENVELOPE 

EXISTING

85’
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AXONOMETRIC - CORNER ON 2ND AVE W.

REZONE = NC3-85   |    PROPOSED HEIGHT = 85’

PROPOSAL:

This concept focuses on creating a more internalized atrium style courtyard, on the first 

level.  With the donut shaped configuration, the internal circulation of the building is 

afforded natural daylight, views of the courtyard, and opportunity for borrowed light 

in the rear of the residential units. The building includes 5 levels of wood framed Type-

III construction over 2 podium levels of Type-I concrete construction.  By providing 

ample ceiling heights for the residential levels, the building reaches a maximum zoning 

envelope of 85’ above average grade and provides increased views of Ell iot Bay from 

the Western exposure. However, the entire southern exposure is located at zero lot line, 

with no glazing.  

On the street level, a series of two-story Live/Work lofts front the public ROW, providing 

increased commercial ceiling heights, ample glazing, and activity in the pedestrian 

realm. The residential main entry to the building is located on 2nd Ave W. This location 

offers a recognizable location that responds to similar “mid-block” entry points in the 

surrounding neighborhood, while it also responds to historical continuity by creating an 

opportunity for symmetrical organization.

The upper level of parking is accessed from the alley in the SE corner of the site and the 

lower level of parking is accessed via an internal parking ramp. 

PROS: 
- Increased views with added height

- Increased natural daylight with 10’ residential ceilings

- Added articulation of the mass with presence of bay windows  

CONS:
- Maximized height draws less relationship to neighbors 

- Lack of buffer zone at street level offers no landscape at building edge

- Lack of buffer zone at street level offers no entry from street for L/W units

- Continuous building envelope extends to property lines on upper levels 

-  Bay windows extend over property line, increasing presence of overall mass

- Entire southern exposure is l imited to 0% glazing along zero   

                lot line, presence of 85’ blank wall

- Loss of FAR / Less efficient 

TOTAL UNITS: 125 (includes L/W)

L/W UNITS: 30

PARKING: 50
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PLAN VIEW - SITE CONTEXT

VIEW OF NORTH FACADE

A

B

C

C

BB A

VIEW OF NORTH EAST FACADE

VIEW OF SOUTH EAST CORNER
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LEVEL 2 - FLOOR PLAN
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SITE SECTION B - W. REPUBLICAN STREET

SITE SECTION A - 2ND AVE. W,

A

B
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ALLOWABLE 65’ ENVELOPE 

EXISTING

EXISTING

EXISTING

ALLOWABLE 40’ ENVELOPE 

ALLOWABLE 65’ ENVELOPE 
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AXONOMETRIC - CORNER ON 2ND AVE W.

REZONE = NC3-85   |    PROPOSED HEIGHT = 70’

PROPOSAL:

This concept focuses on creating a lower building height with evenly distributed façade 

setbacks on all three primary exposures (North, South, & East).  The building includes 

5 levels of wood framed Type-V construction over 2 podium levels of Type-I concrete 

construction.  By limiting the overall height to 70 feet above the average grade, the 

outdoor amenity space can be moved to the roof level and is no longer limited in area 

by fire access.  This provides increased sunlight and panoramic views for the roof level 

outdoor lounge areas.  The limited height of the building draws a closer relationship to 

the neighboring developments and helps to maintain a cohesive “street wall” along 

W. Republican Street.  The street facing upper level facades are articulated with larger 

recessed areas that offer opportunity for balconies, and reduce the mass.  The southern 

exposure is setback from the property line to allow for glazing, thus eliminating the 

presence of a large blank wall.  

On the street level, a series of two-story Live/Work lofts front the public ROW, providing 

increased commercial ceiling heights, ample glazing, and activity in the pedestrian 

realm. In this concept, a large buffer zone is introduced to allow street level entry 

to the L/W units, along with a lush landscape zone and more defensible space. The 

residential main entry to the building is located on 2nd Ave W. This location offers 

a recognizable location that responds to similar “mid-block” entry points in the 

surrounding neighborhood, while it also responds to historical continuity by creating an 

opportunity for symmetrical organization.

The upper level of parking is accessed from the alley in the SE corner of the site and the 

lower level of parking is accessed via an internal parking ramp. 

PROS: 
-Increased roof terrace area for views and daylight, accessible to all residences. 

-Large recessed zones along the street facing facades reduce the overall mass 

- 70’ height limit offers relationship to neighboring buildings along W. Republican and 

 maintains a cohesive street wall. 

- 70’ height limit offers better relationship to 40’ zone to the north of W. Republican St. 

- Increased setback from south property line allows for the presence of glazing and 

 eliminates blank wall

- Increased buffer zone at street level allows for direct entry to L/W units from sidewalk

- Increased buffer zone at street level allows for ample landscape and contributes to 

 “park-like” character / defensible space

- Increased efficiency in building layout and FAR

CONS:
- Decreased views from upper level units due to limited height

- Typical ceiling heights for residential units (8’-5” as opposed to 10’)

- No publically accessed terrace on lower levels (roof only)

TOTAL UNITS: 128 (includes L/W)

L/W UNITS: 30

PARKING: 50
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PLAN VIEW - SITE CONTEXT

VIEW OF NORTH FACADE

A

BB

C

C

BB A

VIEW OF NORTH EAST FACADE

VIEW OF SOUTH EAST CORNER
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SITE SECTION B - W. REPUBLICAN STREET

SITE SECTION A - 2ND AVE. W,

A

B

70’

EXISTING

EXISTING

ALLOWABLE 40’ ENVELOPE 

ALLOWABLE 65’ ENVELOPE 
70’

ALLOWABLE 65’ ENVELOPE 

EXISTING
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AXONOMETRIC - CORNER ON 2ND AVE W.

CURRENT ZONE = NC3-65   |    PROPOSED HEIGHT = 65’

PROPOSAL:

This concept focuses on the current zoning of the site and maximizes the height limit of 

the current zone to 65’ above average grade.  The building includes 5 levels of wood 

framed Type-V construction over 1 podium level of Type-I concrete construction. The 

street facing upper level facades are articulated with larger recessed areas that offer 

opportunity for balconies, and reduce the mass.  The southern exposure is setback from 

the property line to allow for glazing, thus eliminating the presence of a large blank 

walls. 

On the street level, residential flats are located along W. Republican and provide an 

increased setback for outdoor private patios along the sidewalk.  A series of Live/ Work 

units are located along 2nd Ave W, with terraced stoop entries that negotiate the 

grade.  The residential main entry to the building is located on 2nd Ave W. This location 

offers a recognizable location that responds to similar “mid-block” entry points in the 

surrounding neighborhood, while it also responds to historical continuity by creating an 

opportunity for symmetrical organization.

The upper level of parking is accessed from the alley in the SE corner of the site and the 

lower level of parking is accessed via an internal parking ramp.

PROS: 

-Increased roof terrace area for views and daylight, accessible to all residences. 

-Larger ground level setbacks at street level residential flats

- 65’ height limit offers relationship to neighboring buildings along W. Republican and 

 maintains a cohesive street wall. 

- 65’ height limit offers better relationship to 40’ zone to the north of W. Republican St. 

- Increased buffer zone at street level allows for ample landscape and contributes to 

 “park-like” character / defensible space

CONS:

- Decreased views from upper level units due to limited height

- Decreased sunlight due to neighboring office buildings 

- Inconsistent with EIS and city Growth Management Plan

- Decreased density for growing neighborhood population

- No publically accessed terrace on lower levels (roof only)

TOTAL UNITS: 114 (includes L/W)

L/W UNITS: 6

PARKING: 50
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PLAN VIEW - SITE CONTEXT

VIEW OF NORTH FACADE

A

B

C

C

BB A

VIEW OF NORTH EAST FACADE

VIEW OF SOUTH EAST CORNER
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MASSING OPTIONS  | MASS 4 - “SHORT H” - CURRENT ZONE COMPLYING

BUILDING SECTION

P1
81' - 0"

lowest fire access
88' - 3 15/32"

level 1
93' - 6"

level 2.
107' - 9"

avg grade
91' - 3"

max bldg
156' - 3"

level 3
117' - 3"

level 4
126' - 9"

level 5
136' - 3"

level 6
145' - 9"

10
' - 

6"
9' 

- 6
"

9' 
- 6

"
9' 

- 6
"

9' 
- 6

"
14

' - 
3"

12
' - 

6"
9' 

- 0
"

max fire reach
163' - 3 15/32"

75
' - 

0"

20
' - 

0"
65

' - 
0"

max bldg UPZONE
176' - 3"

roof
156' - 3"

CONC

CONC

CONC (TRAN SLAB)

WOOD

WOOD

WOOD

WOOD

WOOD WOOD

METAL

CONCCONC

CONC CONCCONC
P2

72' - 0"

max type v
161' - 3"

70
' - 

0"

ALLEY
81' - 6"

RAMP

RAMP

5' 
- 0

"

11
' - 

8"
8' 

- 3
"

8' 
- 3

"
8' 

- 3
"

8' 
- 3

"
8' 

- 3
"
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MASSING OPTIONS  |  MASS 4 - “SHORT H” - CURRENT ZONE COMPLYING

SITE SECTION B - W. REPUBLICAN STREET

SITE SECTION A - 2ND AVE. W,

A

B

65’

65’

65’

EXISTING

EXISTING

ALLOWABLE 40’ ENVELOPE 

ALLOWABLE 65’ ENVELOPE 

ALLOWABLE 65’ ENVELOPE 

EXISTING
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LANDSCAPE  | STREET LEVEL

PLAN EXAMPLE IMAGES
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Street level entries

Street level planting

Special paving at entry 

Special paving at entry 

New street tree 

Seating

Existing Locust tree 

Private patios

Pedestrian walk-through

Street level entries
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4 -  LANDSCAPE DESIGN

STREET LEVEL LANDSCAPE PLAN EXAMPLE IMAGES
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LANDSCAPE  | ROOF DECK

EXAMPLE IMAGES

BBQ/Dining area

Small scale seating areas

Fire pit 

Green roof planting: sedum and grasses

Dog Terrace

Seating area

Green roof planting

BBQ/Dining area

Private Terrace Private Terrace 

Sun deck

Fire pit

BBQ/Dining 

PLAN

0 5 10 20’

ROOF TERRACE LANDSCAPE PLAN EXAMPLE IMAGES
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5 -  KEY DESIGN GUIDELINES
CS2 - URBAN PATTERN AND FORM

CS2. II.  - Streetscape Compatibility | ii. “Park-like Landscaped Strip”      
Within the Uptown Park character area, streetscape improvements 
should include where feasible a consistent park-like landscaped 
strip in the planting strip, as consistent with the historic pattern in 
the area. New developments may elect to take inspiration from the 
Uptown Park District Landscaped Streets Element as endorsed by 
the Uptown Alliance, for the format of the streetscape. However, 
adherence to the landscaped streets element is voluntary. 

CS2. II. - RESPONSE:

The project will contribute to the Uptown streetscape compatibility by 
creating well designed landscape strips both within the public right of 
way and along the base of the building itself.  With increased setbacks at 
the lower level of the structure, we can successfully allow for increased 
planting areas along the street and remain consistent with historic patterns 
within the uptown neighborhood.   

CS2 - URBAN PATTERN AND FORM

CS2. III.  - Corner Lots | i. Corner Lots in Uptown      
Generally, buildings within Uptown should meet the corner and not 
be set back. Building designs and treatments as well as any open 
space areas should address the corner and promote activity. Corner 
entrances are strongly encouraged, where feasible. 

CS2. III. i. - RESPONSE:

The preferred option will provide a strong corner presence at the 
intersection of West Republican Street and 2nd Ave W. by carving the 
mass of the building in a way that creates relief along the street exposures 
while also holding the corner with a strong massing apex. Ample stacks 
of glazing and lighting focused along this corner will offer “eyes on the 
street” and promote neighborhood safety. At the street level, a recess of 
the building lower two stories will allow the landscape buffer to wrap the 
corner, providing a cohesive pedestrian experience.  

Example Project - Landscape Buffer Zone

Example Project - Corner Apex / Glazing

Preferred Option - Landscape Buffer Zone

Preferred Option - Corner Apex

APEX 
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LANDSCAPE  | STREET LEVEL

PLAN EXAMPLE IMAGES
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KEY DESIGN GUIDELINES  |  RESPONSES

CS3 - Architectural Context and Character

CS3. I.  - Architectural Context | Uptown Park      
The Uptown Park character area emphasizes the notion of historic
continuity—the relationship of built structures over time. This 
relationship encourages diversity of styles within a coherent whole, 
reinforcing the key elements of noteworthy buildings. 

CS3. I. - RESPONSE:

The project will contribute to the architectural context by taking inspiration 
from historical organization and proportions while remaining true to a 
“clean” and contemporary aesthetic.  By successfully implementing 
modern materials and attention to detail, a coherent design that not only 
responds to the new developments of the neighborhood, but also to those 
that are historic in nature can be created.  A strong base element through 
the use of materiality can be achieved, while clear organization of the 
fenestration patterns above can elude to classical proportions that are 
simple and timeless.  

PL2 - Walkability

PL2. I.  - Entrances Visible from the Street | Prominent Entrances      
Throughout Uptown, major entrances to developments should be 
prominent. The use of distinctive designs with historical references 
is strongly encouraged. Design, detailing, materials and landscaping 
may all be employed to this end. Building addresses and names (if 
applicable) should be located at entrances, tastefully crafted. 
Streets throughout Uptown should be sociable places that offer a 
sense of security, and residential building projects should make a 
positive contribution to life on the street.

PL2. I. - RESPONSE:

The proposed entry point is located in the center of the site along 2nd Ave 
W.  This location offers a recognizable location that responds to similar 
“mid-block” entry points in the surrounding neighborhood, while it also 
responds to historical continuity by creating an opportunity for symmetrical 
organization. Both the central location, the presence of an entry 
canopy, signage, and landscape design will reinforce this as the main 
approach sequence to the building.  Similarly, a slight off-axis articulation 
of the lobby storefront will draw focus to this area and “aim” its visual 
appearance toward the corner.  

Example Project - Historical Organization and Proportions

Centered / Symmetrical Main Entry Point

Neighborhood Historic Example
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LANDSCAPE  | STREET LEVEL

PLAN EXAMPLE IMAGES
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KEY DESIGN GUIDELINES  |  RESPONSES

PL2 - Walkability

PL2. II.  - Pedestrian Open Spaces and Entrances | ii. Unit Entrances
Individual or unit entrances in buildings that are accessed from the 
sidewalk or other public spaces should consider appropriate designs 
for defensible space as well as safety features (e.g., decorative fencing
and gating). Landscaping should be consistent with these features. 

PL2. II. ii. - RESPONSE:

Working in tandem with the desire to accomplish a well-designed, “park-
like” landscape strip along the base of the building, the increased setback 
area will also provide an opportunity to create features that promote 
defensible space at the ground level Live / Work entries.  A combination 
of both landscape and hardscape elements will work to provide an 
increased pedestrian experience, while also serving as an outdoor private 
zone for the buildings residents.  

DC2 - Architectural Concept

DC2. III.  - Human Scale | iv. Scale of Building and Pedestrian      
Throughout Uptown size signs, exterior light fixtures, canopies and 
awnings to the scale of the building and the pedestrian. Signs that 
add creativity and individual expression to the design of storefronts 
are encouraged. Signs should be integrated into the overall design 
of the building. Signs that appear cluttered and detract from the 
quality of the building’s design are discouraged. 

DC2. II. iv. - RESPONSE:

Working in conjunction with the recessed buffer zone, the residential 
planters and soffit overhangs will more appropriately bring the building 
to a human scale as it meets the sidewalk.  These elements will provide 
interest at the eye level and elements of color through the use of lighting 
and landscaping. The slightly recessed lobby area and canopy will 
not only provide pedestrian friendly signage, but also provide weather 
protection.  
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Private patios

Example Project - Landscape & Hardscape as  Defensible Space

Example Project - Signage and Canopies promote Human Scale
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DC2 - Architectural Concept

DC2. II.  - Architectural Concept and Consistency | Cohesive Appearance
Throughout Uptown buildings and landscaping should strive to 
create projects with an overall neat and cohesive appearance. 

DC2. II. - RESPONSE:

In response to both the historical continuity and the desire to create 
a cohesive appearance, a clear organization will be created within 
the fenestration patters. This organization will be further reinforced by 
materiality and landscape relationships at the ground level.  A simple 
palette of colors and textures will be implemented to create architectural 
interest in a way that remains timeless to the surrounding neighborhood 
context.  

DC3 - Architectural Concept

DC3. I.  - Landscaping to Enhance the Building and/or Site

Throughout Uptown, but especially within the Uptown Park 
character area, landscaping should be substantial and include a 
variety of textures and colors, to the extent possible. Landscaping 
should be used to enhance each site, including buildings, setbacks, 
entrances, open space areas, and to screen parking and other less 
visually attractive areas. Encourage planted containers at building 
entries. 

DC3. I. - RESPONSE:

Through the use of street level setbacks, increased landscape area will 
be provided along the street frontages.  These buffer zones will allow 
the building to have a “soft” edge along the street and promote a park-
like neighborhood feel.  The landscape designs will highlight the main 
entry point, along with the private entry points through the use of scale, 
color, and texture.  Although no black facade sections are anticipated, 
landscape terraces and buffers will be used to often the buildings edges 
as they meet the pedestrian realm.  

KEY DESIGN GUIDELINES  |  RESPONSES

Example Product - Simple, yet Ellegant Material Palette & Fenestration Pattern

Texture, Color, and Way-finding through use of Landscape 

ENTRY COURT 
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