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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.

INTRODUCTION  |   PROJECT INFORMATION
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INTRODUCTION  | PROJECT INFORMATION

 - Site Area     14,400 SF

 - Residential Units   128

 - Parking Stalls    52

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 128 apartment units with 52 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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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 | LOCATING THE SITE



203 West Republican Street        Design Review Meeting        July, 6 2016        DPD #3020961        Encore Architects PLLC        CJD Investments 7

Site

CONTEXT ANALYSIS | NEIGHBORHOOD REVIEW
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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  | STREETSCAPE PHOTO MONTAGES

1 View of Alley Facing North

2 View of Alley Facing West

SITE

ACROSS FROM SITE

1
2
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CONTEXT ANALYSIS  | STREETSCAPE PHOTO MONTAGES

SITE

FUTURE DEVELOPMENT

EXISTING BUILDING

1 View of 3rd Ave. W

2 View Site from W. Republican St. 

1

2
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MASS 3 - “BALANCED H” - 70’ HEIGHT (PREFERRED OPTION)
NC3-85

EXISTING

EXISTING

ALLOWABLE 40’ ENVELOPE 

ALLOWABLE 65’ ENVELOPE 
70’

EDG REVIEW  |   APPROVED MASSING CONCEPT
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EDG REVIEW | COMMENTS & BOARD DIRECTION

MASSING ARTICULATION

A MORE “HONEST H”

VARIED ROOFLINES

SECONDARY ARCHITECTURAL FEATURES

STREET LEVEL EXPERIENCE

ENGAGED LIVE/WORK ENTRY

VIBRANT PEDESTIAN REALM

MAIN ENTRY ARTICULATION

MATERIALS & CONTEXT

HIGH QUALITY FINISHES

CONTEXTUAL YET CONTEMPORARY

FINE GRAIN DETAILING

x2
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DESIGN PARTI | RENDERING AT NE CORNER
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DESIGN PARTI | RENDERING LOOKING UP 2ND AVE W



DESIGN PARTI | RESPONDING TO BOARD DIRECTION

BUILDABLE MASS 

OVERALL CUBE

LOWER LEVEL RECESS

UPPER / LOWER VOLUMES

“HONEST H”

INCREASED CENTER RECESS

A B C
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DESIGN PARTI | RESPONDING TO BOARD DIRECTION

DUAL “BARS”

REINFORCES THE HONEST H

END CAPS

SECONDARY MODULATION

THE DRAGON (FENG SHUI)

STRONG CORNER PRESENCE / BALANCE 

D E F

DRAGON

TIGER
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FLOOR PLANS  |  COMPOSITE SITE PLAN
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FLOOR PLANS  | PARKING LEVEL
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FLOOR PLANS  |  LEVEL 2
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LANDSCAPE PLAN | STREET LEVEL vs. ENTRY LEVEL

W. REPUBLICAN STREET LEVEL PLAN - EDG

W. REPUBLICAN STREET LEVEL PLAN - CURRENT DESIGN

GRADE = 4%  -  (max cross slope 2% for ADA)
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BUILDING SECTION | STREET LEVEL vs. ENTRY LEVEL AT EDG
**Stepped slab creates structural gymnastics and does 
not allow ADA access from the elevator / garage. 



LEVEL 1
94.00

LEVEL 2
103.83

LEVEL 6
141.83

LEVEL 5
132.33

LEVEL 4
122.83

ROOF
161.83

LEVEL 3
113.33

P1
81.50

LOWEST FIRE ACCESS
88.29

AVG GRADE
90.22

MAX FIRE REACH
163.29

MAX ZONING NC3-85
175.22

P2
72.50

MAX TYPE V
161.25

LEVEL 7
151.33

ABCDEGH

OPEN 1
713

OPEN 1
613

OPEN 1
513

OPEN 1
413

L/W OPEN 1
313

L/W OPEN 1
212

L/W OPEN 1
112

OPEN 1
703

OPEN 1
603

OPEN 1
503

OPEN 1
403

L/W OPEN 1
303

L/W LOFT
104

STOR
219

FITNESS
121

L/W LOFT
104

PARKING
P1-0

PARKING
P2-1

75
' - 

0"
71

' - 
0 1

/2"

PR
OP

ER
TY

 LI
NE

PR
OP

ER
TY

 LI
NE

R
EP

U
BL

IC
AN

 S
TR

EE
T

AD
JA

C
EN

T 
PA

R
C

EL

3%

18
' - 

7"

8' 
- 3

"
8' 

- 3
"

8' 
- 3

"
8' 

- 3
"

8' 
- 3

"

9' - 3"10' - 2"

METAL BALCONY

MAX PENTHOUSE
191.22

AVG GRADE - BLDG
91.50

LEVEL 1
94.00

LEVEL 2
103.83

LEVEL 6
141.83

LEVEL 5
132.33

LEVEL 4
122.83

ROOF
161.83

LEVEL 3
113.33

P1
81.50

LOWEST FIRE ACCESS
88.29

AVG GRADE
90.22

MAX FIRE REACH
163.29

MAX ZONING NC3-85
175.22

P2
72.50

MAX TYPE V
161.25

LEVEL 7
151.33

A B C D E G H

L/W LOFT
102

L/W LOFT
102

ADA TLT
120

L/W 1 BED
118

L/W OPEN 1
117

L/W OPEN 1
116

L/W 1 BED
114

L/W OPEN 1
115

L/W 1 BED
214

L/W OPEN 1
215

L/W OPEN 1
216

L/W OPEN 1
217

L/W 1 BED
218

PARKING
P1-0

PARKING
P2-1

1 BED
315

1 BED
415

1 BED
515

1 BED
615

OPEN 1
616

2 BED
PENTHOUSE

715

OPEN 1
516

OPEN 1
416

L/W OPEN 1
316

L/W OPEN 1
317

OPEN 1
417

OPEN 1
517

OPEN 1
617

OPEN 1
618

OPEN 1
518

OPEN 1
418

L/W OPEN 1
318

OPEN 1
619

OPEN 1
519

OPEN 1
419

L/W OPEN 1
319

OPEN 1
719

OPEN 1
720

OPEN 1
620

OPEN 1
520

OPEN 1
420

OPEN 1
320

L/W OPEN 1
321

OPEN 1
421

OPEN 1
521

OPEN 1
621

OPEN 1
721

1 BED
701

1 BED
601

1 BED
501

1 BED
401

1 BED
301

10
' - 

6"
9' 

- 6
"

9' 
- 6

"
9' 

- 6
"

9' 
- 6

"
9' 

- 6
"

9' 
- 1

0"
12

' - 
6"

9' 
- 0

"
16

' - 
0"

85
' - 

0"
71

' - 
0 1

/2"
75

' - 
0"

PR
OP

ER
TY

 LI
NE

PR
OP

ER
TY

 LI
NE

R
EP

U
BL

IC
AN

 S
TR

EE
T

AD
JA

C
EN

T 
PA

R
C

EL

3%

10' - 8"

PRIVATE TERRACELEASING LOUNGE
718

MAX PENTHOUSE
191.22

18
' - 

0"

12
' - 

0"

AVG GRADE - BLDG
91.50

70
' - 

2"

0' 
- 1

"

P R O J E C T   T E A M   M E M B E R SC H E C K

A R C H I T E C T   S E A L

P R O J E C T   N O.

© 2015 Encore Architects pllc

O
R

IG
IN

A
L 

SH
EE

T 
S

IZ
E 

30
" x

 4
2"

THIS DOCUMENT HAS BEEN PREPARED
FOR PERMIT APPLICATION AND IS SUBJECT

TO REVIEW AND MODIFICATION BY
GOVERNMENTAL AGENCIES

FOR PERMIT
ONLY

N O. D A T E R E V I S I O N

AH, CN, BBVF

B L D G   D E P T P R O J E C T   N O.

1402 3rd Ave Suite 1124
Seattle, WA 98101

E
nc

or
e 

Ar
ch

ite
ct

s 
D

is
cl

ai
m

er

A
ny

 in
fo

rm
at

io
n 

co
nt

ai
ne

d 
in

 th
es

e 
el

ec
tro

ni
c 

fil
es

 is
 fo

r i
nf

or
m

at
io

na
l p

ur
po

se
s 

on
ly

. R
ec

ip
ie

nt
 a

ck
no

w
le

dg
es

 th
at

 th
e 

in
fo

rm
at

io
n 

co
nt

ai
ne

d 
he

re
in

 m
ay

 e
ith

er
 b

e 
in

 d
ra

ft 
fo

rm
 o

r m
ay

 b
e 

re
vi

se
d 

at
 a

ny
 ti

m
e.

 A
cc

or
di

ng
ly

, E
nc

or
e 

A
rc

hi
te

ct
s 

m
ak

es
 n

o 
re

pr
es

en
ta

tio
ns

 a
s 

to
 th

e 
ac

cu
ra

cy
 o

f t
hi

s 
in

fo
rm

at
io

n.
 If

 fo
r a

ny
 re

as
on

 a
 c

on
fli

ct
 e

xi
st

s 
be

tw
ee

n 
in

fo
rm

at
io

n 
co

nt
ai

ne
d 

he
re

in
 a

nd
 th

e 
st

am
pe

d,
 s

ig
ne

d 
do

cu
m

en
ts

, t
he

 in
fo

rm
at

io
n 

on
 th

e 
si

gn
ed

 d
oc

um
en

ts
 is

 to
 b

e 
in

te
rp

re
te

d 
as

 c
or

re
ct

. I
n 

ad
di

tio
n,

 e
rro

rs
 a

nd
 d

is
cr

ep
an

ci
es

 c
an

 b
e 

in
ad

ve
rte

nt
ly

 in
tro

du
ce

d 
in

to
 e

le
ct

ro
ni

c 
m

ed
ia

 b
y 

di
ffe

rin
g 

ha
rd

w
ar

e,
 s

of
tw

ar
e 

an
d 

op
er

at
or

s.

A
ll 

in
fo

rm
at

io
n 

co
nt

ai
ne

d 
in

 th
is

 e
le

ct
ro

ni
c 

da
ta

 p
re

pa
re

d 
by

 E
nc

or
e 

Ar
ch

ite
ct

s 
as

 in
st

ru
m

en
ts

 o
f s

er
vi

ce
 a

re
 th

e 
pr

op
er

ty
 o

f E
nc

or
e 

A
rc

hi
te

ct
s 

w
hi

ch
 e

xp
re

ss
ly

 re
se

rv
es

 a
ll 

ow
ne

rs
hi

p 
rig

ht
s 

in
cl

ud
in

g 
an

y 
co

m
m

on
 la

w
, s

ta
tu

to
ry

 o
r c

op
yr

ig
ht

s.
 T

hi
s 

el
ec

tro
ni

c 
da

ta
 is

 in
te

nd
ed

 fo
r u

se
 o

n 
th

e 
pr

oj
ec

t s
pe

ci
fie

d,
 a

nd
 s

ha
ll 

no
t b

e 
us

ed
 o

r r
el

ie
d 

up
on

 in
 p

ar
t o

r i
n 

w
ho

le
, f

or
 a

ny
 fu

tu
re

 w
or

k 
on

 th
e 

sa
m

e 
bu

ild
in

g(
s)

 o
r s

ite
(s

) o
r f

or
 a

ny
 o

th
er

 p
ro

je
ct

. T
he

 re
ci

pi
en

t o
f t

hi
s 

in
fo

rm
at

io
n 

sh
al

l n
ot

 c
op

y,
 u

se
 o

r m
od

ify
 th

is
 in

fo
rm

at
io

n 
w

ith
ou

t t
he

 p
rio

r w
rit

te
n 

au
th

or
iz

at
io

n 
of

 E
nc

or
e 

A
rc

hi
te

ct
s.

Th
e 

re
ci

pi
en

t a
gr

ee
s,

 to
 th

e 
fu

lle
st

 e
xt

en
t p

er
m

itt
ed

 b
y 

la
w

, t
o 

de
fe

nd
, i

nd
em

ni
fy

, a
nd

 h
ol

d 
E

nc
or

e 
A

rc
hi

te
ct

s 
its

 s
ha

re
ho

ld
er

s 
an

d 
em

pl
oy

ee
s,

 h
ar

m
le

ss
 fr

om
 a

nd
 a

ga
in

st
 a

ny
 c

la
im

, l
ia

bi
lit

y,
 d

em
an

ds
, l

os
se

s,
 d

am
ag

es
, p

en
al

tie
s 

or
 c

os
t (

in
cl

ud
in

g 
at

to
rn

ey
's

 fe
es

 a
nd

 d
ef

en
se

 c
os

ts
, w

he
th

er
 o

r n
ot

 a
 s

ui
t i

s 
fil

ed
) a

ris
in

g 
or

 a
lle

ge
dl

y 
ar

is
in

g 
ou

t o
f a

ny
 u

na
ut

ho
riz

ed
 u

se
, r

eu
se

 o
r m

od
ifi

ca
tio

n 
or

 in
 a

ny
 w

ay
 c

on
ne

ct
ed

 w
ith

, t
he

 in
co

m
pa

tib
ilit

y,
 re

ad
ab

ilit
y,

 o
r d

ur
ab

ilit
y 

of
 th

e 
in

fo
rm

at
io

n 
co

nt
ai

ne
d 

he
re

in
 b

y 
th

e 
re

ci
pi

en
t o

r a
ny

 p
er

so
n 

or
 e

nt
ity

 th
at

 a
cq

ui
re

s 
or

 o
bt

ai
ns

 th
is

 in
fo

rm
at

io
n 

th
er

eo
n 

fro
m

 th
e 

re
ci

pi
en

t w
ith

ou
t w

rit
te

n 
au

th
or

iz
at

io
n 

fro
m

 E
nc

or
e 

A
rc

hi
te

ct
s.

 T
hi

s 
ag

re
em

en
t t

o 
de

fe
nd

, i
nd

em
ni

fy
 a

nd
 h

ol
d 

E
nc

or
e 

A
rc

hi
te

ct
s 

ha
rm

le
ss

 a
ls

o
ap

pl
ie

s 
to

 th
e 

us
e 

of
 th

is
 in

fo
rm

at
io

n 
on

 a
ny

 p
ro

je
ct

 o
r c

on
st

ru
ct

io
n 

si
te

 w
ith

ou
t t

he
 in

vo
lv

em
en

t o
f E

nc
or

e 
A

rc
hi

te
ct

s 
in

 th
e 

co
ns

tru
ct

io
n 

ph
as

e 
se

rv
ic

es
 n

or
m

al
ly

 a
ss

oc
ia

te
d 

w
ith

 s
uc

h 
a 

pr
oj

ec
t.

Y
ou

r u
se

 o
f t

he
 a

tta
ch

ed
/e

nc
lo

se
d 

m
ed

ia
, s

ha
ll 

co
ns

tit
ut

e 
an

 a
cc

ep
ta

nc
e 

of
 th

e 
ab

ov
e.

Se
at

tle
, W

A

DPD# 3020961

A3.10

2/10/16

15124

BUILDING
SECTIONS

20
3 

W
 R

EP
U

BL
IC

AN

20
3 

W
ES

T 
R

EP
U

B
LI

C
A

N
 S

T

PENTHOUSE

C
JD

 IN
VE

ST
M

EN
TS

 1/8" = 1'-0"1 Section 1
 1/8" = 1'-0"2 Section 2

0' 8' 16' 32' 64'0' 8' 16' 32' 64'

**Raised entry landings accomplish easy ADA access from the main lobby 
and elevator serviced parking garage levels, while simultaneously brining the 
main entry of each unit to its respective sidewalk grade.   This eliminates 
sunken entry conditions along the pedestrian exposure by creating a 
welcoming entry condition at street level, while also maintaining generous 
ceiling heights of over 18’.  
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BUILDING SECTION | STREET LEVEL vs. ENTRY LEVEL
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LOFT ENTRY AT GRADE

INTERIOR VIEW - LIVE/WORK LOFT UNIT

LOFT UNIT INTERIOR | STREET LEVEL vs. ENTRY LEVEL
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PERSPECTIVE | STREET LEVEL vs. ENTRY LEVEL

STREET-LEVEL ON W REPUBLICAN ST - VIEW FROM WEST
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PERSPECTIVE | STREET LEVEL - LIVE/WORK CANOPIES
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EXAMPLE IMAGES

Board-form concrete walls Stone seating slabs

Streetscape, level unit entries

Special paving at entry 
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STREET LEVEL LANDSCAPE PLAN

LANDSCAPE DESIGN  | STREETSCAPE 
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LANDSCAPE DESIGN  | STREETSCAPE 

STREET LEVEL LANDSCAPE PLAN
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ROOF TERRACE LANDSCAPE PLAN

LANDSCAPE DESIGN  |  ROOF TERRACE
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LANDSCAPE DESIGN  |  ROOF TERRACE

ROOF TERRACE LANDSCAPE PLAN
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LANDSCAPE DESIGN  | PLANTING PALETTE  

Katsura
Cercidiphyllum japonicum

Urban Pinnacle Oak
Quercus macrocarpa ‘JFS’

Sword Fern
Polystichum munitum

Autumn Fern
Dryopteris erythrosora

Limelight Hardy Hydrangea
Hydrangea p. ‘Limelight’

Himalayan Sarcococca
Sarcococca h. var. humilis

Mrs. Robb’s Bonnet
Euphorbia a. var. robbiae

Barrenwort
Epimedium x rubrum

Lily Turf
Liriope spicata

Little Kitten Maiden Grass
Miscanthus s. ‘Little Kitten’

Shore Pine
Pinus contorta ‘Contorta’

Yarrow
Achillea millefolium

Jelena Witch Hazel
Hamamelis x i. ‘Jelena’

Blue Oat Grass
Helictotrichon sempervirens

Persian Parrotia
Parrotia persica

Mexican Feather Grass
Stipa tenuissima

Sweet Flag
Acorus g. ‘Minimus Aureus’

Kinnikinnick
Arctostaphylos uva-ursi

Golden Bamboo
Phyllostachys aurea

Herb Mix Green Roof - Sedum Tiles
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ELEVATIONS  |  NORTH FACADE - PREVIOUS HEIGHT STUDY (NON-PREFERRED) 
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ELEVATIONS  |  NORTH FACADE
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ELEVATIONS  |  WEST FACADE
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ELEVATIONS  |  SOUTH FACADE
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SECTION DRAWING  |  SOUTH NORTH LONGITUDINAL

W. Republican St. 
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SECTION DRAWING  |  EAST WEST TRANSVERSE
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LIGHTING CONCEPT  | PROPOSED DESIGN

^WALL MOUNTED LIGHTS

^SOFFIT LIGHTS

^PATIO SCONCE

^BRICK REVEAL LED - SEE NEXT SLIDE F DETAIL

bryanb
Snapshot

bryanb
Snapshot



5"
BLACK, VERTICAL BREAK METAL REVEAL
- DIFFUSE LED COVE LIGHT

RUNNING BOND
BRICK VENEER

6"

TYPICAL WALL CONSTRUCTION
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LIGHTING CONCEPT  | BRICK REVEAL

EVENING RENDERING OF CORNER WITH LED REVEALS EXAMPLE IMAGES
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SIGNAGE CONCEPT  | PROPOSED DESIGN
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MATERIAL SELECTION | PROPOSED PALETTE

FIBER CEMENT PANEL
BENJAMIN MOORE

CEMENT GRAY

METAL PANEL SIDING
AEP SPAN

VINTAGE

VINYL WINDOWS
WHITE / BLACK FRAME

STOREFRONT
BLACK ANODIZED 

MODULAR BRICK
PACIFIC CLAY

DARK IRON SPOT

CEDAR LAP
COPPER STAIN FINISH

ACCENT PAINT - STEEL TRIM
BENJAMIN MOORE

TOWNSEND HARBOR “MERLOT”

MATERIAL PALETTE
PHOTOGRAPH IN SUNLIGHT



W. Republican St. 

2n
d

 A
ve

 E
.

1

1

2

2

3

3

4

4

5

5

6

6

7

7

8

8

A A

B B

C C

D D

E E

F F

G G

H H

L/W OPEN 1

L/W 1 BED

L/W OPEN 1

L/W OPEN 1

L/W 1 BED
L/W 1 BED

STOR

L/W OPEN 1 L/W OPEN 1

L/W LOFT L/W LOFT

OPEN TO BELOW

STAIR

ELEV. ELEV.ELEC

83 SF
TRASH

OPEN TO BELOW

OPEN TO BELOW

OPEN TO BELOW

OPEN TO BELOW

OPEN TO BELOW

OPEN TO BELOWOPEN TO BELOWOPEN TO BELOWOPEN TO BELOW OPEN TO BELOW

12
0' 

- 0
" P

RO
PE

RT
Y W

ID
TH

DEDICATION
2' - 0"

118' - 0" PROPERTY WIDTH

20
' - 

3"
16

' - 
0"

16
' - 

0"
10

' - 
0"

16
' - 

0"
16

' - 
0"

20
' - 

6"

18' - 6" 16' - 0" 16' - 0" 16' - 0" 16' - 0" 16' - 0" 18' - 6"

2N
D

. A
VE

. W
.

W. REPUBLICAN ST.

AL
LE

Y

L/W LOFTL/W LOFTL/W LOFT

L/W LOFT

L/W LOFT

L/W LOFT

L/W LOFT

103' - 10"

103' - 10"

103' - 10"

4 BIKES

ADA TLT

TYPE A UNIT

TYPE A UNIT

L/W LOFT

15
’-6

”

15’-0”

A
C

C
EN

T 
SI

G
N

A
G

E 
W

A
LL

26
’-0

” 
= 

25
%

20
.8

’ =
 2

0%

LEVEL 1
94.00

LEVEL 2
103.83

LEVEL 6
141.83

LEVEL 5
132.33

LEVEL 4
122.83

ROOF
161.83

LEVEL 3
113.33

AVG GRADE - SMC
90.22

MAX ZONING NC3-85
175.22

LEVEL 7
151.33

MAX PENTHOUSE
191.22

AVG GRADE - IBC
91.50

PR
OP

ER
TY

 LI
NE

PR
OP

ER
TY

 LI
NE

11
' - 

0"
10

' - 
6"

9' 
- 6

"
9' 

- 6
"

9' 
- 6

"
9' 

- 6
"

9' 
- 6

"
9' 

- 1
0"

16
' - 

0"
85

' - 
0"

W REPUBLICAN
ST.ADJACENT

PARCEL

17
' - 

0"

26’-0” = 25%

203 West Republican Street        Design Review Meeting        July, 6 2016        DPD #3020961        Encore Architects PLLC        CJD Investments 46

DESIGN DEPARTURES  | CODE REQUIREMENTS AND SPECIFIC INFORMATION
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A

Neighborhood Context - South of Republican

APPENDIX ICONTEXT ANALYSIS  | NEIGHBORHOOD STUDY

Site
A
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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 Building

CONTEXT ANALYSIS  | NEIGHBORHOOD STUDY APPENDIX I

A. 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

APPENDIX ICONTEXT ANALYSIS  | NEIGHBORHOOD STUDY

A

Site
A
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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

CONTEXT ANALYSIS  | NEIGHBORHOOD STUDY APPENDIX I
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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

APPENDIX ICONTEXT ANALYSIS  | NINE BLOCK STUDY

Site
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RESIDENTIAL

INDUSTRIAL

OFFICE

CONTEXT ANALYSIS  | NINE BLOCK STUDY APPENDIX I

Site

W. Republican St.

2nd Ave W
. 



203 West Republican Street        Design Review Meeting        July, 6 2016        DPD #3020961        Encore Architects PLLC        CJD Investments 55

Bird’s Eye View - Immediate Site Context

APPENDIX ICONTEXT ANALYSIS  | 3D AERIAL
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CONTEXT ANALYSIS  | SITE SURVEY APPENDIX IAPPENDIX I
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APPENDIX ICONTEXT ANALYSIS  | UDF PROPOSED ZONES
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APPENDIX ICONTEXT ANALYSIS  | UDF PROPOSED ZONES

SITE SECTION B - W. REPUBLICAN STREET

SITE SECTION A - 2ND AVE. W,

A

B

65’

65’

65’

EXISTING

EXISTING

CURRENT ALLOWABLE 
40’ ENVELOPE 

CURRENT ALLOWABLE 
65’ ENVELOPE 

ALLOWABLE 65’ ENVELOPE 

EXISTING

PROPOSED 85’ ENVELOPE 
BY UDF

PROPOSED 160’ ENVELOPE 
BY UDF

APPENDIX I
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APPENDIX IBUILDING HEIGHT | CURRENT ZONE

BUILDING SECTION - CURRENT ZONE - NC65
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BUILDING HEIGHT | CURRENT ZONE APPENDIX I

SITE SECTION B - W. REPUBLICAN STREET

SITE SECTION A - 2ND AVE. W,

A

B

65’

65’

65’

EXISTING

EXISTING

EXISTING

CURRENT ALLOWABLE 
40’ ENVELOPE 

CURRENT ALLOWABLE 
65’ ENVELOPE 

CURRENT ALLOWABLE 65’ ENVELOPE 

APPENDIX I
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APPENDIX I

BUILDING SECTION

P1
81' - 0"

lowest fire access
88' - 3 15/32"

level 1
93' - 6"

level 2.
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avg grade
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BUILDING HEIGHT | PROPOSED REZONE
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APPENDIX I

SITE SECTION B - W. REPUBLICAN STREET

SITE SECTION A - 2ND AVE. W,

A

B

70’

EXISTING

EXISTING

70’

CURRENT ALLOWABLE 65’ ENVELOPE 

EXISTING

BUILDING HEIGHT | PROPOSED REZONE

CURRENT ALLOWABLE 
40’ ENVELOPE 

CURRENT ALLOWABLE 
65’ ENVELOPE 

PROPOSED 85’ ENVELOPE 
BY UDF

PROPOSED 160’ ENVELOPE 
BY UDF
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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;
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 f. Non-firewall parapets;
 g. Play equipment.

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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RESPONSE TO:  

 

  RESPONSE:  The proposed design has included an increased depth at the recessed area of the 
“H” that faces the street by approx. double.  (EDG=5’ & MUP = 9’‐6”) This increased depth allows the 
overall mass to read as two distinct “bars” and aids in the reduction of the perceived mass from the 
street level.  To further break up the mass and extenuate the form, materiality has been used to clearly 
define the western “bar” of and the eastern “bar.”   Decks have been incorporated into the design to 
add a secondary rhythm to the overall fenestration pattern and offer an added sense of human scale.  
Decks that are located within the recess, between the two “bars,” are separate and distinct from each 
other and constructed of steel with a delicate sense of detailing.  This helps to accomplish secondary 
architectural depth, while not diminishing the overall recess provided.   

 

 

 

  RESPONSE:  Although it is true that the building is significantly below the proposed contract 
rezone of 85’ above zoning average grade, the current design is limited in height by the SBC maximum 
for Type‐VA construction (70’ above building code average grade).  The current design does, however, 
take advantage of allowable parapet height above the Type‐VA limit and works to create the effect of 
increased vertical modulation at the corner massing element.  (feng shui “dragon element” occupies the 
corner) This element anchors the building at the street corner and reinforces the urban pattern.   
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  RESPONSE:  Modulation has been introduced to the alley elevation at both the ground floor and 
by incorporating a vertical “notch” that accentuates the corner mass, close to the mouth of the alley.  At 
the ground level, the end townhouse is recessed slightly to create a soffit and aid in breaking up the 
base materiality from that of the upper floors.  At this corner, the brick returns into the alley façade for 
approx. 30 feet, providing a consistent material detailing for the street level experience.  The vertical 
notch that reaches the full height of the structure is introduced above this ground level recess and offers 
a moment of material transition, while also working to form a distinctive mass at the corner of the alley.  
Horizontal bands are used in the façade articulation to bring a datum to each floor level and a detail to 
which the Juliet balconies can be attached in a consistent and thoughtful manner.   

 

 

 

 

 

 

 

  RESPONSE:  The current design responds to Uptown context both through materiality and 
façade organization.  At the base of the building, the townhouse units incorporate masonry brick at each 
“entry portal”.  These brick volumes help to individualize the entry at each unit and introduce a rhythm 
of brick and glass that offers a balance between fine grain detailing and that of transparency / eyes on 
the street.  On the upper volume of the building, the eastern “bar” includes a full expanse of brick 
veneer on the street facing façade and is terminated by wrapping the brick materiality around the 
corner, adding to the buildings ability to produce a strong corner element. (feng shui “dragon”)  In 
addition to the expanses of brick being incorporated, the banding elements from the western “bar” 
(previously discussed) are continued throughout the building and begin to introduce a “woven” 
relationship when use in conjunction with the brick veneer.  This element brings a sense of unification to 
the building and offers an added opportunity for fine grain detailing to occur for each material 
transition.  A steady rhythm to the fenestration on the upper volume lends itself to the symmetrical and 
highly organized proportions of the historical context, while also remaining contemporary in its design 
sense.   
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  RESPONSE:  The sunken condition of the live/work loft units has been eliminated.  Each unit has 
an entry that is at or within 6” of the sidewalk elevation as the grade transitions along the street.  The 
ground level setback has been maintained.  This setback works to allow landscape and entry court 
features that contribute to defensible space at the individualized unit entries.  By accomplishing this 
direct relationship to the sidewalk and including expanses of glazing, the live/work units directly engage 
and promote street level activity.  All of the live/work units include ADA access from the public realm.   

 

 

 

  RESPONSE:  As previously discussed, the live/work use along W. Republican has been designed 
to mitigate the grade change and bring the unit entries to the sidewalk elevation.  Landscape elements, 
lighting, detailing of the unit entry canopies and the use of glass storefront will all contribute to the 
vibrant pedestrian realm.  Along the 2nd Ave W. exposure, the main lobby provides a very open and 
welcoming experience at the sidewalk.  A two story expression of glazing allows visibility of a double 
height volume both inward and outward.  Detailing and materiality of the soffit conditions with a warm 
(wood‐like) material will bring a sense of importance and vibrancy.  As you proceed down the hill on 2nd 
Ave. W., another cluster of live/work lofts occupy the street level with similar care as those on W. 
Republican.     

 

   

 

  RESPONSE:  The entry along 2nd Ave W. has been maintained.   
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  RESPONSE:  Please see response to 3a. and 3b. above.   

 

 

 

 

  RESPONSE:  In an effort to increase the level of ground floor interaction with the pedestrian 
realm, the lobby is proposed to include 23% of the overall street‐level, street‐facing exposure (departure 
#2 ‐ from the 20% allowed per SMC).  By including this increased exposure, the expanse of double height 
glazing and two‐story volume that is experience at the street level can better engage the public right of 
way.  Proportionally, the height to width ratio accomplished by this design move also works to more 
directly relate to the overall façade organization.   

 

 

   

 

 

  RESPONSE:  These elements have been retained through the design progress.    

 

 

   

 

  RESPONSE:   Street level views for all elevations have been included in this package and will 
continue to progress with development toward the DRB recommendation meeting.   
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  RESPONSE:  Given the mostly orthogonal approach to the overall building, the angled portion of 
the main entry lobby allows a moment of juxtaposition that helps to reinforce the entry point as 
something that is more prominent.  This angled storefront creates a break between the vestibule and 
that of the main building signage and helps to transition the variation in street level setbacks.   The 
ground plane created by this move offers a triangular shape landscape opportunity that similarly stands 
as differentiated to that of the other planting areas along the live/work units.   The orthogonal is used to 
denote a more private live/work entry and the diagonal is used to differentiate a more public entry, 
both in elevation, section, and plan.   

   

 

  RESPONSE:  The differentiated base level from that of upper mass has been retained.  To further 
detail this design move, the brick live/work unit entries stop short of the soffit transition and the glazing 
wraps the entry “portal” element to create a clerestory.  The contrast of the upper mass, over that of 
the absence of mass found in the expression of the clerestory glazing reinforces the concept of a 
“floating” upper volume.   Additionally, the transition from lower to upper mass that occurs at this 2 
story soffit location help to reduce the buildings mass and bring it down to a more pedestrian scale.    

   

 

  RESPONSE:  The proposed material palette of brick, glazing, metal panel, and fiber cement will 
present high quality and durable façade articulation that relate to the Uptown design guidelines.   

   

 

 

  RESPONSE:  A detailed and colored landscape design, realistic exterior renderings that represent 
lighting / signage, and a lighting plan will be included in the DRB presentation.   
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RESPONSE:  Strong connections to the street and public realm are being accomplished through 
the articulation of the live/work unit entries and the lobby expression.  Please see responses to 
comments 3a. / 3b. / 3e. above for more detailed descriptions.   

 

 

RESPONSE:  The siting of the proposed design includes a recess of the lower 2 levels.  This recess 
not only brings the building down to pedestrian scale but also provides an opportunity for increased 
landscape area both in the planting strip and along the building frontage.  The double sided landscape 
experience will contribute to the pedestrian character and cater to the Uptown Park like character.  
Following the board direction, the main entry is not located at the corner of the site, however, the 
building offers an massing and material expression that reinforces a strong corner element. (feng shui 
“dragon element” at the corner)  

 

 



203 West Republican Street        Design Review Meeting        July, 6 2016        DPD #3020961        Encore Architects PLLC        CJD Investments 71

FULL EDG RESPONSES APPENDIX II

EDG Responses   |  #3020961  |  203 W. Republican St.  |  Encore Architects  |  206‐661‐6149 
 

 

RESPONSE:  Streetscape improvements are being proposed to draw a relationship to the existing 
and proposed neighboring developments through the use of spacing and species selection.  The 
increased planting area afforded by the street level setback of the structure will also reinforce a park like 
character.   

 

 

RESPONSE:  The main building entry and lobby takes on a differentiated articulation through the 
use of diagonal desire lines.  This language helps to create juxtaposition between that of the main entry 
and that of the entry condition at the street level live/work units.  The two story volume of the lobby is 
expressed through a double height storefront assembly and a change in canopy scale in incorporated to 
further identify the entry.  Canopies and building overhangs are used to create a positive contribution to 
life on the street.  Please see comment responses to 3e. and 4a for more detail.   

 

EDG Responses   |  #3020961  |  203 W. Republican St.  |  Encore Architects  |  206‐661‐6149 
 

 

RESPONSE:  At the street level, the live/work unit entries are articulated with brick materiality 
and ample glazing.  This offers a fine grain detail along with transparency and eyes on the street.  The 
individual “entry portals” for each unit clearly demarcate the point of approach while a increased 
building setback offer a landscape buffer that contributes to a sense of defensible space.  Where the 
main lobby is located, a change in scale, landscape, and paving differentiates the main entry from that of 
the live/work entries.  Streetscape features such as seating elements, lighting, and paving patterns 
further contribute to pedestrian experience.   

 

 

RESPONSE: As discussed the brick “entry portal” is used to demarcate the individual live/work 
unit entries, while ample glazing (1.5 to 2 story) expanses offer ample transparency and reinforce a 
visual connection.  The first floor includes 2 story volumes that are conducive to commercial uses in the 
future.   
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RESPONSE:  Human scale is emphasized through the overall massing concept by incorporating a 
base element that is differentiated from the upper mass.  The soffit condition and detailing of the entry 
canopies further reinforce the pedestrian scale.  Brick is used at the base of the building, along with 
portions of the upper mass, to offer detailing and materiality that remains compatible with the existing 
community.  Quality in the detailing and aesthetic of all these material application is a strong priority.   

 

RESPONSE:  Please see the previous responses in relation to material treatment and detailing of 
the façade.  In respect to building signage, the current concept works to integrate the primary building 
signage into the façade and form.  Live/Work unit signage will be accommodated at a smaller scale and 
located at each unit entry canopy.  Lighting will be incorporated to highlight the landscaping signage at 
the base of the building.  LED strip lights are proposed to accent the corner “dragon” element.  These 
vertical strips will be recessed within the brick as hide the light source and reduce glare.   


