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This proposal is for the design and construction of a 
residential tower in the Denny Triangle Urban Centre. 

The aim of this project is to create thoughtful, much 
needed housing that will meet the city of Seattle's 
comprehensive plan goals. 

Project Overview

The project proposed is a 41 story residential tower (plus a mechanical 

penthouse) with a 4 story podium along with 5 fl oors of below grade 

parking.  

King County Assessor Parcel No: #066000-2230

Project Site Overview

The project site is located within the Denny Triangle Urban Center Village 

Neighborhood. 

The site is located on the northern border of the Denny Triangle Urban 

Center, in zone DMC 240/290-400. 

The project site is triangular in shape and consists of 1 block bounded by 

Denny Way to the north, Fairview Ave. to the west and Virginia St. to the 

southeast. 

Project Goals + Objectives

The team envisions a design response that appeals to the next generation 

of downtown residents while still being highly effi cient from planning 

through to construction and completion. The project presents an elegant 

solution to a compact and triangular shaped site. The highly distinctive 

design that has a strong presence on all three street frontages. Lobbies 

and points of public interaction with be considered with particular 

importance and care. 

The project features contemporary interior spaces, and will maximize 

daylight to create a warm, open feel. Lastly, this project incorporates 

several compelling amenities and services such as a fi tness center, lounge, 

business center, and a rooftop terrace featuring Seattle's best views.

Other project goals include:

• Enriching the public realm of the Denny Triangle Neighborhood

• Differentiating itself from other proposed towers while still being 

complimentary to the Seattle skyline

• Creating identity on Denny Way: a gateway between South Lake 

Union and the Denny Triangle 

• Taking cues from the 2 intersecting city grids enveloping the site

• Elevating the streetscape experience

• Achieving a dynamic and cohesive development between program 

and massing

• Achieving clarity and elegance with intuitive spaces and familiar 

forms

• Taking advantage of the surrounding views of both the natural and 

built landscape

24,459
9,000

20,000
485,000

437
298

LOT AREA
SQUARE FEET

RETAIL/COMMERCIAL
GROSS SQUARE FEET

AMENITY
GROSS SQUARE FEET

RESIDENTIAL
GROSS SQUARE FEET

RESIDENTIAL 
UNITS

PARKING
SPACES BELOW GRADE

01
Development Objectives
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Neighborhood Context

The Denny Triangle contains high density, residential and commercial 

buildings and is currently undergoing major development. This 

neighborhood (and the project itself) occupies the intersection between 

several rapidly evolving but distinct Seattle neighborhoods including: 

South Lake Union, Capitol Hill, the Downtown Retail Core, and Belltown.

South Lake Union's traditional low-rise commercial development is being 

supplemented with new high-rise mixed-use buildings and new, denser 

commercial high rises (including the expansion of the Amazon Campus). 

Capitol Hill's traditional low rise commercial development is also being 

supplemented with new buildings - mid-rise and mixed-use. 

The Downtown retail core is the densest and the tallest adjacent 

neighborhood, containing both high-rise commercial and residential 

development, but also a retail and cultural center for the city. 

Belltown is another densely populated residential neighborhoods in 

Seattle with mid-rise and high-rise mixed use buildings. 

Existing Utilities / Infrastructure

The site is well served by transit, including the Seattle Streetcar serving 

South Lake Union and Westlake Center.

Locus Map

02
Site Context + Urban Analysis
The project site is located within the Denny Triangle Urban 
Center Village Neighborhood. 

Proximity to employment, service and transit have turned 
the Denny Triangle into a rapidly evolving neighborhood 
with several new private sector developments of offi ce and 
residential uses occurring in all directions.
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CAPITOL HILL

PIKE/PINE

Street Grid

The street layout of Seattle is based on a series of disjointed rectangular 

street grids. 

Although most streets in Seattle run either north-south or east-west (Grid 

Type 1) this orientation does not apply to one of the oldest and densest 

parts of the city (and impacts the project site). Bounded by Elliot Bay to 

the west, Broadway to the east, Yesler Way to the south and Denny Way 

to the north this area has 2 additional grid types: a grid that is oriented 

32 degrees west of north in the southern portion of that exceptional area 

(Grid Type 2), and a grid that is oriented 49 degrees west of north in the 

northern portion (Grid Type 3). The two portions are divided by a line that 

runs along Stewart St. from Alaskan Way to 3rd, Olive Way from 3rd to 7th 

and Howell St. from 7th to Denny Way.  

The collision of these grids impact our project site, the Denny Triangle 

Neighborhood, Downtown, Belltown, portions of Pioneer Square, and First 

Hill.

In addition to the shape of the project site being a resultant of the multiple 

grid typologies colliding, Seattle's systematic use of directionals is also 

directly apparent on the site. As a rule, Streets run east-west, Avenues run 

north-south, and Way is a thorough fare that runs in any direction. Street 

adjacencies to the site include: Denny Way (running W-E north of the site), 

Fairview Ave. (running S-N west of the site) and Virginia St. (running W-E of 

the site).

Key

 Grid Type 1
 Grid Type 2
 Grid Type 3
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Zoning Summary  

The project site is located within the DMC 240/290-400 Downtown Mixed 

Commercial Zone, within the Denny Triangle Urban Center Village. The 

Downtown Neighborhood guidelines will apply to this project. 

The site is located on a topographical plateau and serves as a gateway to 

the South Lake Union Neighborhood.

Site constraints include: 

Bordering the project site is the SM 240/125-400 zone (Seattle Mixed) 

to the north and the DMC 340/290-400 (Denny Triangle Urban Center 

Village Overlay) to the south. 

Zoning Section

Both sections depict the plateau on which the site sits on.

Section A-A
This section depicts the slight uphill towards the downtown core (south) 

and the gradual downhill towards Union Lake through the South Union 

Lake District.

Section B-B
This section depicts the upward slope towards the I-5 and Capitol Hill and 

the dip the road experiences at Westlake Ave along Denny Way.

Key

 Project
 SM 160/85-240
 SM 160/85-240
 SM/R 55/85
 SM 85
 SM 240/125-400
 DMC 240/290-400
 DMC 340/290-400
 DOC2 500/300-500

DMC 240/290-400

02.03 Zoning + Topography
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02.04 Zoning Sections
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02.06 Current Use + Streetscapes

Denny Way Looking South1

Denny Way Looking North

Fairview Ave1120 Denny Way 116 Fairview Ave - Residential

2

2

1

1183 Denny Way - CommercialVirginia Street
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116 Fairview Ave - Residential Minor Ave Denny Substation

Fairview Ave1183 Denny Way - Commercial
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2000-2010 Fairview Ave - CommercialDenny Way

Fairview Avenue Looking East3

Fairview Avenue Looking West4

4 3

Boren Ave2015 Boren Ave 2022 Boren Ave

02.06 Current Use + Streetscapes
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Fairview AveBoren Ave2000-2010 Fairview Ave - Commercial

2022 Boren Ave Denny Way 1120 Denny Way
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Alleyway 1930 Boren Ave Boren Avenue

Denny Way1152 Virginia Street
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02.07 Zoning Context Massing 
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02.08 Existing Context Massing + Typology 
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Key

 Site
 Proposed Project Outline
 In Construction
 Proposed
 Zoning Allowable Future

02.10 Future Context Massing + Zoning Allowable

N

DENNY W
AY

FAIRVIEW AVE N

STEW
ART ST



2 2 D E N N Y  C E N T R E

1

2
SITE

02.11 Landmark Structures

2

1 Raisbeck Hall

 Located at 2015 Boren Ave, Raisbeck 

Performance Hall, with its Ned & 

Kayla Skinner Theater, is the principal 

performance venue at Cornish’s Main 

Campus in downtown Seattle. Displaying 

the charm and craftsmanship Raisbeck 

is the setting for small scale theater 

productions.

 Recovery Cafe

This existing 1-story commercial building 

located at 2022 Boren Ave is the location 

of a community nonprofi t center.

Note: For a complete list of the developing context - see Appendix A. 

Landmark Structures

Adjacent to the site are two landmark structures: Raisbeck Hall (located 

southwest of the site) and the Recovery Cafe (located west of the site). 

The proposed massing pays respect to these landmark buildings by 

maintaining a considerable distance from the curb. Additionally, none of 

the fl oors extend beyond the property line, maintaining important view 

corridors.

The building's "soft" design allows for it to respond to its neighbors gently 

(see Ch.6). Sinuous landscaping will also act as a pleasing buffer (see 

Ch.7). Although both landmark structures have distinct styles, the elegant, 

modern, light materials of the building will prevent any overpowering/

clashing and instead allow for both landmarks to exist in harmony with the 

building. 

A
A

B B

Section A-A

Section B-B

Key

 Curb Lines
 Property Lines

Approx. 18'

Approx. 12'

Approx. 8'

Approx. 18'
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02.12 Existing Views + Opportunities 
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Respond to the Physical Environment

Enhance the Skyline

03
Design Guidelines
This project has considered all of Seattle's design 
guidelines for downtown development in terms of both 
site planning + massing and architectural expression.

This spread details the priority design guidelines for this 
project and includes conceptual images as part of its 
response. 

1

1

2

2

Site Planning + Massing

A-1 Respond to the Physical Environment
Develop an architectural concept and compose the building's massing in response 
to geographic conditions and patterns of urban form found beyond the immediate 
context of the building site. 

The project will emphasize the intersection between three major streets: 
Fairview Avenue, Denny Way and Virginia Street. The project will also feature 
streetscape development along Fairview Ave in support of a dynamic pedes-
trian corridor between South Lake Union and the Denny Triangle.
Much of the Denny Triangle area is currently covered with surface parking lots. 
This creates a distinct lack of meaningful context. The project is characterized 
by a purposefully sculpted tower, which transforms the building and neighbor-
hood into a gateway to Downtown. Retail along Denny way will suggest a 
future pattern for development. 

A-2 Enhance the Skyline 

Design the upper portion of the building to promote visual interest and variety in 
the downtown skyline. 

The project will maintain street edges at all three corners of the site, allowing 
the upper portion of the project to contribute to the downtown skyline.
Amenities on the rooftop activate the skyline creating energy at an urban 
level.
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Architectural Expression

B-1 Respond to the Neighborhood Context
Develop an architectural concept and compose the major building elements to 
reinforce desirable urban features existing in the surrounding neighborhood. 

The project will enhance security and human activity along Denny Way, Fair-
view Avenue, and Virginia Street. The project will create a pedestrian connec-
tion between South Lake Union and Denny Triangle. 

B-2 Create a Transition in Bulk and Scale
Compose the massing of the building to create a transition to the height, bulk and 
scale of development in neighboring or nearby less intensive zones. 

Denny Way demarcates a change between SM 240/125-400 and DMC 
240/290-400. The project, in its distribution of FAR, scale and massing will 
create a transition between the two zones. 

B-4 Design a Well-Proportioned and Unifi ed Building
Compose the massing and organize the publicly accessible interior and exterior 
spaces to create a well-proportioned building that exhibits a coherent architectural 
concept. Design the architectural elements and fi nish details to create a unifi ed 
building, so that all components appear integral to the whole.  

The project will distinguish between the retail and amenities podium and 
residential tower through form and fenestration; yet the project will be 
perceived as a unifi ed whole, through complimentary and cohesive materials 
and a consistent level of detail. 

Respond to the Neighborhood Context

Reinforce the Positive Urban Form

Create a Transition in Bulk and Scale

Design a Well-Proportioned and Unifi ed Building

3

5

3 5

4 6

4

6
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The Streetscape

C-1 Promote Pedestrian Interaction
Spaces for street level uses should be designed to engage pedestrians with the 
activities occurring within them. Sidewalk-related spaces should be open to the 
general public and appear safe and welcoming.

The proposed open space/recess at the sidewalks along Fairview Avenue, Den-
ny Way, and Virginia Street will create a safe and inviting place for pedestrians. 

C-2 Design Facades of Many Scales
Design architectural features, fenestration patterns, and material  compositions 
that refer to the scale of human activities contained within. Building facades 
should be composed of elements scaled to promote pedestrian comfort, safety 
and orientation. 

The project will utilize multiple scales in its architectural expression, arranged 
in such a way that creates a cohesive whole.

C-3 Provide Active - Not Blank - Facades
 Buildings should not have large blank walls facing the street, especially near 
sidewalks. 

The project will engage visitors with playful patterning and considerate 
materials that will create both visual interest and cohesion.

C-4 Reinforce Building Entries
To promote pedestrian comfort, safety, and orientation, reinforce the building's 
entry. 

Entries will be clearly marking to create a sense of place and allow for ease of 
way fi nding. The entries will be located under canopies for pedestrian comfort 
and safety. 
The entry will be slightly pulled back from the property line creating a pur-
poseful transition from the street to the interior. 

C-5 Encourage overhead weather protection
Encourage project applicants to provide continuous, well-lit, overheard weather 
protection to improve pedestrian comfort and safety along major pedestrian 
routes. 

The project will employ weather protection around the entire building (on all 
three street frontages). 

Promote Pedestrian Interaction

Provide Active - Not Blank - Facades

Design Facades of Many Scales

Reinforce Building Entries

7

9

8

10

107

118

Encourage overhead weather protection11

9+
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Public Amenities

D-1 Provide Inviting and Usable Open Space
Design pubic open spaces to promote a visually pleasing, safe, active environment 
for workers, residents, and visitors. Views and solar access from the principal area 
of the open space should be especially emphasized.

The ground level will also benefi t from expanded sidewalks and greenspace at 
all three corners of the site in multiple scales. 

D-2 Enhance the Building with Landscaping
Enhance the building and site with substantial landscaping - which included 
special pavements, trellises, screen walls, planters, and site furniture, as well as 
living plant material.  

The project will use street trees, plantings and furnishings that complement 
the landscaping beyond the property.

D-3 Provide Elements that Defi ne the Place
Provide special elements on the facades within public open spaces, or on the 
sidewalk to create a distinct, attractive, and memorable "sense of place" associ-
ated with the building. 

The proposed podium will work to create a sense of place, particularly as 
perceived by pedestrians.

D-5 Provide adequate lighting
To promote a sense of security for people downtown during nighttime hours, 
provide appropriate levels of lighting on the building facade, on the underside 
of overhead weather protection, on and around street furniture, in merchandising 
display windows, and on signage.

The project will employ adequate lighting on all three street frontages to 
provide comfort and security for pedestrians. 

Provide Inviting and Usable Open Space

Provide Elements that Defi ne the Place

Enhance Building with Landscaping

Provide adequate lighting + Design for personal safety and security

11
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11 13
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Property Address 
2014 Fairview Avenue

King County Assessor Parcel No. 
066000-2230

Design Review (SMC 23.41): Required  

Zoning             
DMC 240/290-400

Downtown Mixed Commercial

Downtown Fire District

Denny Triangle Urban Center Village

Structure Height (SMC 23.49.008): 

Roof Features Maximum Height:  40 feet (10% of maximum structure height) above the applicable 

height limit (SMC 23.49.008.9.B)  

Maximum Height measured from existing grade elevation at the midpoint of the major street (Fairview 

Avenue) property line (SMC 23.86.006.3.a)   

Street-Level Use Requirements (SMC 23.49.009) Map 1G:
        of each street frontage must be occupied by applicable commercial uses

        of the street frontage may contain other permitted uses and/or pedestrian or vehicular entrances 

(driveway plus 5 feet max.) 

Denny Way:   not required

Virginia St:  not required

Fairview Ave:  not required

General Requirements for Residential Uses (SMC 23.49.010-B):  

Common Recreation Area for developments with more than 20 Dwelling Units  

5% of the residential fl oor area, exclusive of area gained through voluntary agreement for housing per SMC 

23.49.015

.05 x (residential area) = 21,000 sf required.

Maximum of 50% of the area may be enclosed

Minimum dimension = 15’ 

Base and Maximum Floor Area Ratios (FARs) (SMC-Chart 23.49.011.A1):         

DMC 240/290-400 Base: 5 Maximum:  7

Site Area 24,459 sf

Non-residential Chargeable  Maximum:  171,200 sf

Residential Exempt/ no limit

Mechanical equipment allowance 3.5% of chargeable area exempt

Total 177,200 sf

Below Grade Parking Exempt

Street level use (retail) Exempt*

*minimum fl oor to fl oor height is 13, Minimum depth of 15’, overhead weather protection provided

Bonus Floor Area for Voluntary Agreement (SMC 23.49.012): Yes. 

24,459 LOT AREA
SQUARE FEET

240
290
400

MAX HEIGHT NON-RES.
FEET

RES. BASE HEIGHT
FEET

RES. MAX HEIGHT
FEET (Requires Voluntary Agreement for Housing per SMC 23.49.015)

75%

25%

04
Zoning Overview
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Offi ce Open Space Requirements (SMC 23.49.016B): n/a  

Overhead Weather Protection and Lighting (SMC 23.49.018):

Required along the entire street frontage except facade located 5 feet from street property line or at driveways 

into structures     

Lower edge of weather protection to be a minimum of 10’ and maximum of 15’ above sidewalk height. 

Parking Quantity (SMC 23.49.019-A.1):

Minimum Required:  None

Non-residential Maximum Allowed:  1 per 1,000 sf 

Residential Maximum Allowed:  No Limit

Proposed:  298 stalls total

Accessible Parking SBC110: 7 stalls total

Bicycle Parking (Chart 23.49.019):

Residential:  1 space for every 2 dwelling units for the fi rst 50 units 

   1 space for every 4 dwelling units thereafter  (min. 122 provided)

Retail:   1 space per 5,000 sf of gross retail fl oor area (min. 2 provided)

Bicycle Commuter Shower Facilities:  Not Required      

Curb Cut Location (SMC 23.49.019-H.1.a):

Alley access to parking required for lot abutting alley. 

23.49.020 - Demonstration of LEED Silver rating required

Minimum Sidewalk and Alley Width (SMC 23.49.022 and Map 1C.1): 

Required sidewalk width:  

Denny Way     12’

Virginia Street      12’

Fairview Avenue  12’

Minimum alley width: Required:    N/A

Street Façade and Setback Requirements (SMC 23.49.056):

Denny Way, Boren Ave & Virginia St, Class II pedestrian street (Map 1F)

Façade Transparency (SMC 23.49.056C): 

Class II Pedestrian Street, Min 30% Transparent

Blank Façade (SMC.49.056D):

Class II Pedestrian Street, Max 30’, total must be less than 70% of the Façade length

Blank Façade measured between 2 and 8’ above fi nished grade (Departures requested at Virginia Street)

Façade Modulation (SMC 23.49.059B):

Between 0 to 85’, no modulation required

Between 85’ and 160’, Max unmodulated façade length is 155’ (N/A)

When required, minimum façade setback is 15’ from Property Line for a min distance of 60’ (N/A)

Upper-Level Development Standards (SMC 23.49.058):

Non-Residential Use above 160 feet in height (SMC 23.49.058.B&C): 

Maximum façade length within 15 feet of property line : 125 feet.

Maximum façade width: 145’ north/south above 240’

Residential use (SMC 23.49.058D):

Maximum Average Residential Gross Floor Area per Story above 290 feet:  10,700 sf

Maximum Residential Gross Floor Area of Any Story in Tower:  11,500 sf

Maximum Tower Width above 85 feet parallel with Fairview Avenue:  120 feet

Tower Separation (SMC 23.49.058E):

If tower exceeds 160’, then all portions of the Tower that exceed 125 ‘ must be at least 60’ from any other 

Tower that is over 125’ in height.

Quantity of Loading Spaces (SMC 23.54.035):

None required. 1 Provided.

Waste and Recycling Storage Required Area (SMC 23.54.040):

Required area:  Residential  575 sf for 100 units plus 4 sf for each additional unit above 100   

    Non-residential 275 sf @ 50% (mixed use development) = 138 sf   
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CONSIDER South Lake Union Grid PUSH Back Residential from Street

PUSH in Key Levels to Defi ne Tower and Podium EXTEND out Balconies Landscaping to Connect to Outdoors
and create Architectural Interest

05
Early Design Guidance Recap & Response
The following section depicts the preliminary design presented at 
EDG, and describes comments by the board at the EDG meetings 
and the design teams response to these comments.

EDG Proposal
The following spread highlights the massing rational and form presented at 

EDG. 

EDG Meeting
At the EDG meeting the board primarily focused on four major topics:

• Tower + Podium Form Integration

• Rooftop Form

• Ground Level

• Streetscape (including both Street Level Landscape and Weather 

Protection)

The following pages review the comments in detail and depict the 

response to the Board's comments.

EDG Design Rationale
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05.01 EDG Recap

Rooftop

Balconies

Tower

Podium

Site

EDG Axonometric
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05.02 EDG Comments + Response: Tower + Podium Form

Tower location 
maintained

Balance maintained between 
geometric and organic 

shapes. An increase in organic 
movement of the balcony 

slabs is counter-balanced by 
the increase in geometric 
assembly of the balcony 

railings (i.e creation of the 
shingling effect). 

Balcony movement evolved 
to add more dynamism to 

the tower movement. Instead 
of using a polyline the new 
movement was generated 

using a SINE curve.

Radius of slabs (from L1 to L5) 
varied to create blending ef-

fect of tower into the podium. 
Railing and curtain wall system 

on L3 integrated to create 
smooth transition instead 

of effect of tower sitting on 
podium (in EDG radius from L1 

to L5 were all equal). 
This sinuous movement of simi-

lar but different fl oor plates 
stacked on top of each other is   
the same approach taken with 
the tower and accordingly, has 

a similar effect.

Balcony glass has a frit that consists 
of stratifi ed banding to hide the slab 
edge and further reinforce horizontal 
aspect of the building. The  combi-
nation of solid and void present in 
the frit pattern is meant to obscure 
what is behind the railing without 

inhibiting views outward.

DRB Tower and Podium Render (Denny and Fairview Corner)

Supported the proposed
tower location

Appreciated the graceful and 
elegant tower form, which 

incorporates both geometric 
and organic shapes

Supported the subtly of the 
balcony movement (generated 
with a bent LINE), stating the 

design "creates a sense of 
discovery"

"Softened form must be 
protected in all parts of 

the building as the design 
progresses"

The podium and tower con-
nection needs resolution - it 
needs to be integrated into 

the graceful curvilinear tower 
form.

The thinnest portion of the 
decks should be usable by 

residents. The applicant may 
consider adding opacity to the 
decks. The board agreed that 
a balance of solid and glass 

would require additional study.

EDG Tower and Podium Render (Denny and Fairview Corner)

Key

 Positive Comments 
 Comments requesting further 
 resolution

Key

 DRB Response

"Softened form integrated 
into more elements including: 

podium form and balcony 
movement.
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Softening effect extended to 
the podium to allow for more 

integration between tower and 
podium. Unchanging SE Tower 
corner "held" to the ground 

level.

Podium and balcony railings 
are expressed in similar "shin-

gling' language. The structure/
mullions are both "light" in 

fi nish. This is opposing to the 
window wall which is darker 
(to allow it to fade into the 

background) 
To create cohesion - the same frit is 
applied to balcony glass, parapets 

and the curtain wall spandrel

DRB Tower and Podium Render (Boren and Virginia)

The podium and tower con-
nection needs resolution - it 
needs to be integrated into 

the graceful curvilinear tower 
form

"Softened form must be 
protected in all parts of 

the building as the design 
progresses"

Key

 Positive Comments 
 Comments requesting further 
 resolution

Key

 DRB Response

EDG Tower and Podium Render (Boren and Virginia)
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05.03 EDG Comments + Response: Roof Form

EDG Roof Penthouse Bird's Eye DRB Roof Penthouse Bird's Eye

Agreed the two rings, located 
further off center, created 
a lighter fi nish to the top 
of the structure while also 

providing shade for the south 
facing amenity deck

"Tower form should be contin-
ued to the top of the roof"

Two rings reduced to a single 
ring to maintain lightness 
at the top of the tower. A 

"light" material will also be 
considered to maintain this 

intention. Ring height will still 
provide shade for the south 

facing amenity deck. 

Top ring removed to "reveal" 
tower at the top of the 

building

Podium Form expanded to 
better accommodate amenity 

program and circulation.

Key

 Positive Comments 
 Comments requesting further 
 resolution

Key

 DRB Response

For a view of the Penthouse 
from the ground plane - see 

previous spread (pg. 46). 
For more views of the 

Penthouse from different view 
corridors see Ch.6)
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Key

 Amenity
 Residential 
 Mechanical Penthouse

Double height 
space on the 

western side to 
accentuate location

Architectural language from 
balconies continued up 

onto halo

Outdoor space focused 
primarily on the south and 

west for optimal access 
to sun and prime views of 
Space Needle and Water

Mechanical Penthouse has both 
enclosed and outdoor elements 

(the outdoor elements are 
covered by a screen)

Fitness and yoga center 
are located on the north 
and eastern side of the 

penthouse
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MINOR AVE.

 Back of House Uses 

 Parking Entry 

 Generator Room
 
 Garbage Room
 
 Loading
 
 Fire Control Center

Residential Uses 

 Residential Entry

 Lobby
 
 Mail Room
 
 Core 
 

05.04 EDG Comments + Response: Ground Level

10
' 0

"

30' 0"

24' 0"

2

6

4

8

1

3

5

7

9

10

11

Retail Uses 

 Retail Entry 

 Retail Space 1 
 
 Retail Space 2

 Retail Space 3
 
 Retail Space - 
 Back of House

18' 0"

Need to better understand 
how the space will be 

programmed to achieve a 
successful porous space Need additional information 

on how the retail will function 
within the podium architecture, 
which should be informed by 

the tower form

Successful retail would require 
extensive transparency and 
thoughtful entry locations

Additional information 
required on how the retail will 
meet and spill onto the street.

Denny and Fairview corner 
expanded to create more 

room for retail and circulation.

Increased 
transpar-

ency enhances 
connection 
to generous 

exterior 
landscaping.  
Allows for 
porosity to 

outdoors (not 
a solid barrier) . 

Back of House Program Condensed. 
Allow for more meandering in retail. 

Curvilinear circulation continuous onto 
2nd level. Sinuous, porous nature 

emphasized with architectural elements.

Key

 Positive Comments 
 Comments requesting further resolution

Key

 DRB Response

EDG Site Plan DRB Residential and Retail Uses

12' 0"

16
' 0

"

18
'

4

5

6

7

2

1

3

8

9

10

11

Plinths that pro-
mote pedestrian 
interaction. Also 
located adjacent 

to bus stop

Areas of retail spilling out to the 
outdoors incorporate outdoor 

seating elements.
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Key

 Retail
 Amenity
 Residential 
 Combined Retail and Amenity

Building form curves to 
create 10 ft pinch point 

which allows more room for 
streetscape and separates 
northwest and northeast 

retailers

Entrance provides 
access to both 
northwest and 

northeast retailers

Optional: corner sculptural
 element draws crowd into 

the retail podium

DRB Residential and Retail Uses

Curvilinear circulation continuous onto 
2nd level. Sinuous, porous nature 

emphasized with architectural elements.
Mezzanine overlooks Ground Level

Circulation shared by both 
residents and visitors

Larger entrance way and transpar-
ency allows retail to spill outside
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Property Line

Garage Entry

Parallel Parking

Parallel Parking

Sandblasted and Integral
Colored Concrete 
Pedestrian Pavement
w/ LED Integrated Lighting

Pedestrian
Lighitng on Virginia Typ

Proposed Bus Shelter
(KU Metro Standard)

Ex. Bus Shelter 
(to be removed)

Sanblasted and Integral 
Colored Concrete

Pedestrian Pavement Typ.

Standard 2’X2’ Concrete
Pedestrian Pavement Typ.

Seating Bench Typ.

Seat Bench

Seat Bench and
Flush Planter

Patio w/ Seating

Seating Plinths Typ.

Canopy Above Typ.

10’ 
MIN.

DENNY WAY

VIRGIN
IA

 ST

FA
IR

VI
EW

 A
VE

BOREN AVE

Street Lighting Typ.

Street Trees Typ.

Bike Racks

Bike Racks Typ.

7’
 M

IN
.

8’
 A

VG
.

6’ MIN. 6’AVG.

8’ 
MIN

.

8’-0”

20’-0”

12’-0”

05.07 EDG Comments + Response: Street Level Landscape

EDG Landscape Site Plan

VIR
G

IN
IA

 S
T.

DENNY WAY

FA
IR

V
IE

W
 A

V
E

.

Need a further detail on 
the proposed street level 

landscaping

Supported the concept of 
sinuous landscaping., which 
will help reinforce the tower 
architecture, but noted that 

the landscaping must be 
well-developed in order for 
pedestrians experience the 

gesture

Key

 Positive Comments 
 Comments requesting further resolution

DRB Landscape Site Plan
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05.05 EDG Comments + Response: Weather Protection

MINOR AVE.

6'

8' 6"

8'

5'

10'

5'

9'

 Weather protection should 
reinforce the tower architec-

ture while balancing the needs 
of the community, incorporat-

ing as much overhead weather 
protection as possible 

Requested a study showing 
the location of the canopy 

departure request in relation-
ship to the ground fl oor 

programming and street tree 
location

The board expressed early 
support for overhead weather 
protection on Virginia Street. 
The board agreed transpar-
ency and overhead weather 

protection would help create 
the successful retail spaces.

The Board suggested the 
applicant follow up with Mira-
bella residents, determine the 
location of the public benefi t 
feature for 1200 Howell Street 
and determine the location of 

the proposed SCL sign

EDG Canopy Plan DRB Canopy Plan

The silhouette of the canopy 
acts as a continuous "offset" 
to the curtain call reinforcing 

the form and providing 
generous amounts of weather 

protection

The canopy ebbs and fl ows with the building 
creating niches for street trees and landscap-
ing. Since the sinuous movement exists both 

indoors and outdoors the parallel experiences 
along with high transparency connect the 
indoors with the outdoors - adding more 

porosity to the space. 

The design team followed up  
with Mirabella residents twice 
(after EDG and before DRB) 
to discuss the design and 

address resident questions 
and concerns.

Overhead weather protection 
on Virginia Street is present to 
aid the retail and pedestrian 
experience (overhead protec-
tion does not exist above the 

parking garage entrance). 
Key

 Positive Comments 
 Comments requesting further resolution

Key

 DRB Response
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DRB Proposal

Taking into consideration the comments from the Board at EDG, the revised design of 

Denny Centre for DRB has evolved in the following manner:

• Sinuous movement extends from the ground level all the way to the top of the 

 tower form - uniting the Podium and Tower (in the EDG the Podium and tower were 

 not integrated)

• The movement is further enhanced with the balcony railing system and frit - the 

 shingling approach in conjunction to the frit (which consists of stratifi ed horizontal 

 bands) accentuates the movement and adds texture to the building

• Given the clean look, refi ned colour palette and  generous amount of glass - glass 

 shingling will add texture and  interest without compromising the elegance and 

 softness of the building

• Shingling language also present at the ground plane at the entrances to the tower

 (in the curtain wall detailing)

• Frit also has a practical component: adds opacity to hide slab edges while still 

 emphasizing the horizontal banding on the tower

• Frit pattern is present throughout the entire building - in the curtain wall 

 spandrel and parapet. This faceted effect is also present at the ground level in 

 the entrance detailing. 

• The fritted glass rooftop "halo" maintains the lightness of the building in terms of 

 material and is expressed as a sinuous form (like the rest of the tower).  In order to 

 reveal the tower  - the number of halos has been reduced and it has been lowered  

• Sinuous landscaping is employed to extend the organic and softness to the 

 outdoors 

• The canopy also extends the organic building experience outside to the public, 

 promoting pedestrian interaction 

Perspective from Denny Way and Virginia

06
Design

The following section describes and depicts the revised design for 
Denny Centre.
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06.01 Design  Proposal

Exploded Axo

Rooftop

Balconies

Tower

Podium

Site

Relationship between L1 - L10 Floor Plates
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Key

 Retail
 Amenity
 Residential 
 Back of House

06.02 Plans

Site Plan

N

MIRABELLA

LANDMARK 
BUILDING:

THE RECOVERY 
CAFE

LANDMARK 
BUILDING:
RAISBECK 
THEATRE

FUTURE: 1901 MINOR

1930 
BOREN
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R A
VE

.

MINO

55'
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32'
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137
' - 9

"

R 3' - 8
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41' - 4"

18
6' 

- 6
 1/

2"

165' - 11 1/2"

225
' - 3

"

10
' - 

0"

8' - 0"

12' - 0"

24' - 0"

30' - 0"

9' 
- 0

"1' 
- 6

"

16'
- 0"

BUS

18'
- 0"

5' - 10"

4' - 0"

COMMERCIAL
COMMERCIAL

COMMERCIAL

GENERATOR 
RM

LOADING

UP

UP

5%

7.5%

141' - 1 3/4"

41' - 4"

255
' - 1

1"

22
' - 

0"
16

' - 
0"

15' - 0"

22' - 0"

16' - 8"

8' 
- 0

"

55' - 8"

16
2' 

- 9
 1/
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Key

 Retail
 Amenity
 Residential 
 Back of House

N

06.03 Plans

P1 L1
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165' - 11 1/2"

225
' - 3

"

41' - 4"

18
6' 

- 6
 1/

2"

8' - 0"

12' - 0"

9' 
- 0

"1' 
- 6

"

16'
- 0"

18'
- 0"

5' - 10"

4' - 0"

LEASING

LOUNGE
AREA

OPEN TO BELOW

OPEN TO BELOW

OPEN TO BELOW

OPEN TO BELOW

MOVIE 
THEATER

R 3' - 8"
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' - 9

"
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169' - 3 1/2"

18
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- 2
 1/

2"

5' - 0"

8' - 3"

5' 
- 0

"

20'
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3' - 0"
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2 BR 

1 BR
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STORAGE

1 BR

STUDIO

STUDIO

STUDIO

STUDIO

STUDIO

STUDIO

1 BR

1 BR 1 BR STUDIO STUDIO STUDIO 2 BR

Key

 Retail
 Amenity
 Residential 
 Back of House

N

06.04 Plans

L2 L3
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TO LEVEL 05
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Key

 Retail
 Amenity
 Residential 
 Back of House

N

06.05 Plans

L4 L5
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Key

 Retail
 Amenity
 Residential 
 Back of House

N

06.06 Plans
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06.07 Sections
C F H J LA N OE KD G PB
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06.08 Elevations

WEST ELEVATION (FAIRVIEW AVE) NORTH ELEVATION (DENNY WAY)

2
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1 2
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06.09 DRB Elevations

EAST ELEVATION (VIRGINIA ST)
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06.10 Elevations

SOUTHEAST ELEVATION (PARALLEL TO VIRGINIA ST)
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06.11 Podium: Facade Systems at Fairview and Denny

2

2

Refl ective Soffi t Panel Butt Glazed Curtain WallCurtain WallStepped Curtain WallStepped Curtain Wall

1
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06.12 Podium: Facade System Along Fairview

1

5

2

1
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Clear Anodized Alum.3Clear w/ Low E coating1 Glazing with Ceramic Frit Stainless steel-mirror52 Stainless Steel- Linen Finish4

Vision Glass

Window Mullion

Butt Glazed

Vision Glass

Spandrel Panel 
w Shadow Box

Spandrel Panel 
w Shadow Box

Glass Railing

Soffi t Panel

Soffi t Panel

1

2

1

2

4

1

2

2

Glass Railing

Vision Glass

Spandrel w Shadow Box

Spandrel w Shadow Box

Accent Mullion

Vision Glass

Laminated 
Glass Canopy
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06.13 Podium: Facade Systems Along Boren and Virginia

1

2

Fritted Spandrel PatternLouversGreen WallFritted Glass

2

1
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06.14 Podium: Facade System Along Virginia

2

Clear Anodized Alum.3Clear w/ Low E coating1 Glazing with Ceramic Frit Stainless steel-mirror Green Wall5 62 Stainless Steel- Linen Finish4
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Vision Glass
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Spandrel Panel 
w Shadow Box

Glass Railing

Soffi t Panel

Green Wall

Metal Louvers
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Glass Railing

Vision Glass

Spandrel w Shadow Box

Spandrel w Shadow Box

Accent Mullion

Vision Glass

Laminated 
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Glazing with Ceramic Frit

06.15 Tower: Facade Systems

Frosted Glass5

6

Medium Metalic Gray3Painted ConcreteVision Glass1 2 Light Metalic Gray4

1

1
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06.16 Balcony: Materials

StancionsAluminum Window System 

Frit Patterns

Rail StudiesRail Attachment

6

2

5

3

4

3

1

6

Floor Slab/Soffi t

Glass Privacy 
Panel

Spandrel 
Panel

Metal 
Stancions

Window 
Mullion

Vision Glass

Glass Railing1
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Glass Canopy Canopy Trellis

06.17 L41 Rooftop: Materials

1

1
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Light Metalic Gray Medium Metalic Gray3 4Clear w/ Low E coating1 Glazing with Ceramic Frit2

06.18  L41 Rooftop: Facade Systems

1

4

3

2

2

1

1

Painted Metal

Glass Panel

Glass Canopy

Glass Railing

Vision Glass

Vision Glass

Window Mullion
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6.19: Bird's Eye Perspective (Looking West)
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6.20: Experience on Balcony 
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6.21: Experience on Fairview Avenue (Looking Downtown)
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6.22: Experience at  Boren Street Corner
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6.23: Experience at Virginia Street and Denny Way
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6.24: Experience at Denny Way and Fairview Avenue and Experience on L41 Rooftop
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Property Line

Garage Entry

Parallel Parking

Parallel Parking

Sandblasted and Integral
Colored Concrete 
Pedestrian Pavement
w/ LED Integrated Lighting

Pedestrian
Lighitng on Virginia Typ

Proposed Bus Shelter
(KU Metro Standard)

Ex. Bus Shelter 
(to be removed)

Sanblasted and Integral 
Colored Concrete

Pedestrian Pavement Typ.

Standard 2’X2’ Concrete
Pedestrian Pavement Typ.

Seating Bench Typ.

Seat Bench

Seat Bench and
Flush Planter

Patio w/ Seating

Seating Plinths Typ.

Canopy Above Typ.

10’ 
MIN.

DENNY WAY

VIRGIN
IA

 ST

FA
IR
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EW

 A
VE

BOREN AVE

Street Lighting Typ.

Street Trees Typ.

Bike Racks

Bike Racks Typ.

7’
 M

IN
.

8’
 A

VG
.

6’ MIN. 6’AVG.

8’ 
MIN

.

8’-0”

20’-0”

12’-0”

07
Landscape Concept Plan

Landscape + Conceptual Site

The landscape design compliments the architecture's soft edges and 

graceful curvilinear shape with a series of welcoming forms that helps 

integrate and buffer the tower and podium into the urban framework.  

Hardscape, plantings, and site furnishings will enhance the street 

experience for the pedestrian.

The transit shelter and bus stop along Fairview will be maintained and 

the sidewalk buffered from the busy street.  Denny Street responds to 

the recommended streetscape concept plan by setting the building back 

and providing new street trees and ample buffering.  Curb extension 

along Virginia Street will provide a generous "green street" tree lined 

streetscape transition from broad, curved planting beds, seating, 

pedestrian scaled lighting and walkways to street parking and the projects 

driveway entrance. 0

0'

75

250' 500' 1000'

150 300 600m

2000'

N 7' SIDEWALK AND 8' PLANTER WIDTHS RECOMMENDED BY THE DENNY

STREETSCAPE CONCEPT PLAN0
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2.5

10' 20' 40'

5 12 30m

80'
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6

07.05 Fairview Avenue Landscape Overview

Fairview Avenue
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07.06 Proposed Sidewalk Sections

DENNY WAY - PROPOSED CONDITIONS FAIRVIEW AVE - PROPOSED CONDITIONS VIRGINIA STREET - PROPOSED CONDITIONS

DENNY WAY - EXISTING CONDITIONS FAIRVIEW AVE -  EXISTING CONDITIONS VIRGINIA STREET -  EXISTING CONDITIONS

KEY PLAN

SECTION

KEY PLAN

SECTION

KEY PLAN

SECTION
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VIRGINIA ST
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07.03 Denny Way Landscape Overview

Denny Way
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07.04 Virginia Street Landscape Overview

Virginia Street
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07.07 Podium Rooftop Plan (Level 4)

Level 4 Amenity Landscape Plan
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Kids Play Surfacing

07.08 Podium Rooftop Plan (Level 5)

Level 5 Amenity Landscape Plan
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07.09 Rooftop Plan (Level 41)

Rooftop Amenity Landscape Plan
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07.10 Planting Design

Zelkova serrata 'Green Vase'   Acer nigrum                  

Street Trees Podium Rooftop Trees

Acer palmatum Stewartia psudocamellia Amelanchier x grandi� ora

Lonicera pileata
Box Leaf Honeysuckle

Cephalotaxus harringtonia ‘Prostrata
Spreading Japanese Plum Yew

Clethra alnifolia ‘Hummingbird’
Hummingbird Summersweet

Hydrangea quercifolia ‘Pee Wee’
Pee Wee Oakleaf Hydrangea

Liriope spicata
Creeping Lilyturf

Street and Podium Rooftop Shrubs, Groundcovers, Perennials, and Grasses

Calamagrostis ‘Karl Foerster’
Karl Foerster Reed Feather 
Grass

Anemanthele lessoniana
New Zealand Wind Grass

Dryopteris erythrosora
Autumn Fern

Hemerocallis sp.
Dayliliy

Echinacea ‘Magnus’
Magnus Echinacea

Anemone ‘Honorine Jobert’
Honorien Jober Anemone

Cornus alba 'Elegantissima'
Variegated Tartarian Dogwood

Chinese Elm  Black Maple                  Japanese Maple Japanese Stewartia Serviceberry
Denny Ave and Virginia St Fairview Ave                  
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08
Lighting
The following section depicts preliminary lighting design and fi xtures 
being considered for the project.

Street Level Lighting Plan/ Street Level Illumination Map

09.01 Street Level Lighting
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page 1 of 3 www.luminii.com tel: 224-333-6033REV0.3

Bosca Wet    Linear Illumination system for wet locations

Technical information   

Finish options  

Black 
powder coated

Bronze 
powder coated

Silver 
anodized

White 
powder coated

dimmable

IP67

Ordering code

BOSW
MODEL

22K
22K - 2200K
27K - 2700K
30K - 3000K
32K - 3200K
40K - 4000K

12
12”- 144”
4” increments

F1
F1 - 72” wire leads
F2 - 72” wire leads 
at one end and quick 
connect at other
F3 - Single quick connect
F4 - Dual quick connect

BOSW - Bosca Wet
SO

SO - Standard 
MO - Medium
HO - High

F
F - Frosted
SI - Satin Ice 
G - Graze

C
C - Clip-in
S - Screw-in

SA
LENGTH POWER FEEDOUTPUTCCT LENS MOUNTING FINISH

SA - Silver 
BK - Black 
BZ - Bronze 
WH - White
(BK,BZ,WH 
finishes will have 
an upcharge and 
require longer 
lead times) 

Extruded aluminum linear illumination system, Bosca wet is available in sections up to 144”. Specifically designed 
LED engine provides constant illumination levels from the beginning to the end of the runs. Bosca wet is suitable 
for cove lighting, architectural accents, under or above cabinets, display cases and many other applications. 
Class 2 listed for wet locations.

frosted or 
satin ice lens

frosted or 
satin ice lens

graze lens

graze lens

clip-in model details

screw-in model details mounting bracket 
detail

0.60”

1.00”
1.00”

UP TO 144”

0.60”

0.60” 0.65” 0.45”

0.65”0.60”

0.06”

clip-in model

screw-in model

CCT/LUMEN MULTIPLIER 

Color 
temperature

Multiplier
(Multiple Light Output of  

3000K HO)

2200 K 0.86

2700 K 0.90

3000 K 1.00

3200 K 1.06

4000 K 1.23

Output Options

Output type SO
(LL36)

MO
(LL54)

HO
(LL72)

Lumens at 3000K
(Satin ice lens) 125 lum/ft 218 lum/ft 287 lum/ft

Average power 
consumption at 4’ 3.2 W/ft 5.2 W/ft 6.5 W/ft

Maximum system 
length 35’ 26’ 18’

CRI 90+ 90+ 90+

Operating Voltage 24VDC 24VDC 24VDC

MEDIUM
COLOR CHANGING

S.Ayite - Rev.24

1/8

26/AL/2016

Specification Sheet lumenbeam™

5-year limited warranty. 

Consult www.lumenpulse.com 
for our complete Standard Terms 
and Conditions of Sales.

© Copyright Lumenpulse 2016 

1751 Richardson, Suite 1505 
Montreal (Quebec) Canada 
H3K 1G6

1.877.937.3003    
P.514.937.3003   
F. 514.937.6289
info@lumenpulse.com
www.lumenpulse.com

Lumenpulse reserves the right to make changes to this product at any time 
without prior notice and such modi�cation shall be effective immediately. 

8
3
8 "

[212mm]

7
1
4 "

[185mm]

 
4

13
16 "

[122mm]

10
11
16 "

[271mm]

Standard Yoke (as shown, included)

0°

90°

165°
Standard Yoke Mounting

Adjustable pivot limits

70°

Client  Project name

Order# Type Qty

FEATURES AND BENEFITS

Physical :
• Low copper content high pressure die-cast aluminum housing
• Heavy aluminum formed yoke (standard yoke included) 
• Stainless steel hardware
• Silicone sealing devices
• Clear tempered glass
• Dual chamber design for heat management and ease of maintenance
•  Electro-statically applied polyester powder coat finish
• 3.05 kg / 6.7 lbs
• IP66
• IK09 rated
• EPA: Front = 0.46 sq. ft. Side = 0.37 sq. ft.
• Meets 3G ANSI C136.31 Vibration standard for bridge applications
• Corrosion-resistant coating for hostile environments*

Performance :
• Minimum 1fc (10.7 lux) @ 190 feet (58m) distance (RGB full white, 6° optic)
• 887 delivered lumens and 36,162 candelas at nadir (RGB full white, 6° optic)
• Color mixing options: RGB (3 channels) or RGBW (4 channels)
• 6°, 10°, 20°, 40° or 60° optics available
• Lumen maintenance 120,000 hrs [L70 @ 25°C]
• Lumen measurements comply with LM - 79 - 08 standard
• Operating temperatures : -25°C to 50°C [-13F to 122F]

Electrical :
• Line voltage luminaire for 100 to 277V
• Power and data in 1 cable, 3ft/1 m cord (#16-5)
• 28 watts
• DMX/RDM enabled

* Use only when exposed to salt spray and harsh chemicals. This option is not required for normal outdoor exposure!

IK09
CERTIFICADO No.05884,

05885
RETILAP

Driver*     R    Remote

Drive Qty Per   -    Blank for MLV type
Power Supply X    Factory determined with N100 or D010 type   
Type     MLV  Mag low voltage, 100W max.
       N100  Electronic, 100W max.
       DO10  Dimming via 0-10Vdc

Voltage    UNV  Universal 120-277V for N100 or D010 type
        -    120, 220 or 277 for MLV type

 * See Power Supplies spec sheet for additional versions and details

1.5” continuous lines of light within hard surfaces,
   e.g. metal, stone, wood, tile or glass

Order in any length or field cut for precise fit

1.75” shallow depth meets ADA when surface
   mounted

Socket shadow free illumination

Illuminated corners: Inside, Outside, Left
   or Right

Type: 

Ordering
Shipping   C    Ship Complete Fixture
       H    Ship Housing and Driver
       L    Ship LED and Lens

Series     HL15  HardLine LED 1.5 inch width

Lamping   1ML  Standard Output LED 4.9w/ft (16w/m)
       2ML      High Output LED 9.8w/ft (32w/m) 
Color     27   2700K, 85+ CRI  40*    4000K, 85+ CRI  
       30   3000K, 85+ CRI  50*    5000K, 85+ CRI
       35   3500K, 85+ CRI  *In 2ML lamping only

Wire Harness 1    Single
       
Lens     W    White

Driver     R    Remote

Start End   S    Straight End
       
Length    xx   xx is distance in inch or mm
       xxFC  Allows for housing to be field cut for exact fit
           (must use H shipping option)      
Transition   LTxx  Left Turn same plane (degrees 90° to 179°)  
       RTxx  Right Turn same plane (degrees 90° to 179°)
       OC90  Outside Corner (degrees 90°)
       ICxx  Inside Corner (degrees 90°)
           (Patterns are formed by adding lengths and 
           transitions; like walking on a path down the lens)      
Finish End   S    Straight End

Lip Color   NA   Natural anodized  BK  Black
       BZ   Bronze      __  Other
            (Add E if entire fixture needs color)

Units     mm   mm
       in    inches      
Options      CL2Pxx      Longer length CL2P supply cable 
           (std is 15ft) to reach remote power supply.
       CP   Chicago Plenum

Environmental Data
For Standard Output lamping at 3000k:                       
W: 4.9W/ft  (16W/m)              
LLD: 50,000hrs @ 70%lm
20ft (6M) on one 100w driver
12ft (3.7m) on one 60w driver

info@dadolighting.com     v/f 877.323.6584Specifications and dimensions subject to change without notice. Protected under U.S. Pat. 8109659 and other patents pending. 

10
02

 1
20

32
01
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Temp range: 0° ~ 90°F  (-20 ~ 30°C)
No Mercury, No UV, No Flicker

Warranty: 5 years
ETL Listed

Housing
Extruded aluminum housing mounts via screws to framing.
Surface material* (metal, tile, stone, etc.) can abut housing sides.
   * If wood on 3 sides, drill 3/4” holes behind fixture every 6” to ensure 
   adequate venting.
Anodized for superior thermal performance.
Housings ship with 15ft CL2P cable attached to back, to reach remote 
   power supply. Longer lengths optional, or 12AWG CL2P cable 
   (50ft max.) can be added on site.
One-piece extrusions up to 12ft (3.66m). Multiple extrusions
   couple together with brass barrel connector & bolt assembly 
   plus alignment pins for secure fit and straight alignment.
End caps attach via single screw connecting to brass barrel nut 
   plus alignment pins. 
Inside corner sections overlap for even illumination without direct 
   view of LEDs. Tab aligns housing sections at corner.
ETL listed, IC rated, damp location.

 

Transitions
When lens changes directions (Minimum length 3.875” or 98mm per side).
“LT” Left Turn same plane (degrees 90° to 179°); pre-assembled at factory.
“RT” Right Turn same plane (degrees 90° to 179°); pre-assembled at factory.
“IC” inside corner between two planes. Housings overlap and tab together 
    for alignment.
“OC” outside corner around two planes; pre-assembled at factory. 90° 
    standard, consult factory for other angles.

LED
Low wattage white light LED produces even distribution with no shadows.
Binned within 3 MacAdam ellipses.
Blending and overlap keep color and light output uniform.
May select Low or High output versions when ordering.

Optics
Light guide panel diffuses multiple LED sources.
Panel plugs into housing via DC barrel connects & is secured with screws 
  for quick & easy replacement. 
Snap-in high transmission acrylic lens, up to 24ft per section, provides a 
  matte white finish & even distribution. 
Lens fits flush with finished bottom of housing. 
One-piece, extruded housing ensures constant lens retention along length.

Modifications
Runs can be provided to the nearest 1/16” or 1mm.
“FC” Field cutting option reduces lead time for perfect architectural fit 
   Housings may be cut on-site up to 6” parallel to straight or factory 
   mitered end. Then LED panels are made in factory to fit installed length. 
 For unique custom work, such as corners and patterns, consult 
    factory for shop drawings. 

IC90

Note: Fixture length includes .120” (3mm)
end cap at each end of fixture

1.75”
(44mm)

(Only if lens
changes direction)

HardLine 1.5

1.5” 

1.75”
(44mm)

.120” (3mm)
wide lip

For High Output lamping at 3000k:                       
W: 9.8W/ft  (32W/m)                 
LLD: 50,000hrs @ 70%lm
10ft (3M) on one 100w driver

RTxx LTxx

Le
n

g
th

 p
e

r S
p

e
c

ifi
e

r

Ends
“S” Machined aluminum end to start or stop a section.

HardLine 1.5

HardLine 1.5

Options
“CP” Chicago Plenum rated housing with 6ft of FMT attached.

Profile in stone or metal Profile in wood 

BLOCKING

OC90

1.5”
(38mm)

Housing can be secured with
epoxy in place of mtg screws.

3/4”vent hole every 6” in wood
                    (if on all three sides)

Cat No.: S25-MC5-2ML-35-1-W-R-S-24-S-in*
Meanwell Driver No.: LPV-20-24 operating at 120v
Total Lumens: 701
* Multiply all data by .50 for 1ML lamping

Photometric Data

Independent Test No. 17940.0

This is an absolute test 
per LM-79-08 

Luminous Length: 24”
Width: 2.5”

Zonal Lumen Summary

Luminance Data (cd/m2)

Candlepower Distribution (cd)

  0° 259 259 259
  5° 262 259 256
 10° 256 252 251
 15° 252 247 246
 20° 240 236 234
 25° 230 225 225
 30° 219 214 211
 35° 202 199 197
 40° 186 180 179
 45° 166 163 162
 50° 149 144 145
 55° 128 124 125
 60° 107 105 104
65° 85 84 82
70° 65 54 64
75° 43 42 40
80° 25 24 26
85°  9  7 10
 0 0 090°

Angle Along 45° Across

 0-30° 198 28.4%
 0-40° 322 46.1%
 0-60° 560 80.2%
 60-90° 139 19.8%
 90-180° 0  0%
 0-180° 699 100%

Zone Lumen % Luminaire

Angle  Along  45°  Across 
 45°  6017 5905 5868
 55°  5713 5529 5575
 65°  5128 5065 5003
 75°  4288 4186 3982
 85°  2729 2122 3032

BALLabs

07.03 Denny Way Landscape Overview
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BIKE RACKS

Streetscape Lighting Precedent Lighting Option
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21

Streetscape option - 1.5" LED creates continuous lines of light within hard surfaces

Streetscape option - 0.6" LED is an extruded aluminum system that provides constant 
illumination
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Streetscape Option - Integrated paving LED accent lighting4
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09
Signage
The following section depicts the basic principles and direction 
surrounding the signage design.

Signage Design

The signage design for this project will promote a sculptural, light, elegant look. Due to 

the high level of transparency on the facade - the majority of signage will be hung from the 

canopy structure
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10
Design Departures
This project has considered all of Seattle's design guidelines for 
downtown development in terms of both site planning + massing and 
architectural expression.

This spread details the potential departures for this project, how the 
departure meets the design guidelines and includes conceptual 
image as part of its response. 

23.49.018   

Overhead Weather Protection & Lighting
A. Continuous overhead weather protection shall be required for new development 
along the entire street frontage of a lot except along those portions of the struc-
ture facade that: 
1. Are located farther than fi ve (5) feet from the street property line or

widened sidewalk on private property ; or 
2. Abut a bonused open space amenity feature; or
3. Are separated from the street property line or widened sidewalk on private 

property by a landscaped area at least two (2) feet in width; or 
4. Are driveways into structures or loading docks

Request

The applicant proposes a canopy that would be primarily continuous, composed 

of 2 differrent types of materials: a glass canopy along Fairview and Denny and 

a metal canopy along Virginia. The applicant also proposes a narrower canopy 

along Denny and Virginia to make room for street trees. ng 

How Departure Meets Guidelines

Flexibility in the arrangement of the canopy cover would allow for stronger design 

composition in terms of both architectural expression (B-4 Design a Well-

Proportioned and Unifi ed Building) and streetscape design (C-4 Reinforcement 

of Building Entries). Narrowing the depth of the canopies along Denny way would 

allow room for Street Trees - as currently there is not enough room for both 

canopy and Street Trees (D-2 Enhance the Building with Landscaping).  Lastly, the 

revised canopy (both in terms of form and materiality) has more cohesion with the 

building form. This, in conjunction with the sinuous landscaping acts to promote 

predestrian interaction with the building as its sinuous and soft nature extends 

beyond the building walls (C-1 Promote Pedestrian Interaction).

MINOR AVE.

Key

  Proposed Provided Cover
  Cover Required - Departure Requested
  Code Requirement
  Canopy Width
  Distance of Building from the Property Line
  Vehicle Driveway Access

6'

8' 6'

8'

5'

9'

9
'

16'

18'

12'

16
'

8'

10
'
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NO BLANK FACADE

BLANK FACADE LIMITS
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23.49.056

D. BLANK FACADE LIMITS FOR CLASS II PEDESTRIAN STREETS.

1. BLANK FACADE SEGMENTS SHALL BE NO MORE THAN 30 FEET WIDE, EXCEPT FOR GARAGE DOORS, WHICH MAY EXCEED 30 FEET. BLANK FACADE SEGMENT WIDTH MAY BE INCREASED TO 60 FEET IF THE
DIRECTOR IN A TYPE I DECISION DETERMINES THAT THE FACADE SEGMENT IS ENHANCED BY ARCHITECTURAL DETAILING, ARTWORK, LANDSCAPING, OR SIMILAR FEATURES THAT HAVE VISUAL INTEREST. THE
WIDTH OF GARAGE DOORS SHALL BE LIMITED TO THE WDITH OF THE DRIVEWAY PLUS 5 FEET.

2. ANY BLANK SEGMENTS OF THE FACADE SHALL BE SEPARATED BY TRANSPARENT AREAS AT LEAST 2 FEET WIDE.

3. THE TOTAL OF ALL BLANK FACADE SEGMENTS, INCLUDING GARAGE DOORS, SHALL NOT EXCEED 70 PERCENT OF THE STREET FACADE OF THE STRUCTURE ON EACH STREET FRONTAGE; OR 75 PERCENT IF
THE SLOPE OF THE STREET FRONTAGE OF THE FACADE EXCEEDS 7.5 PERCENT.

DEPARTURE
THE APPLICANT REQUESTS FLEXIBILITY IN REGARDS TO BLANK FACADE SEGMENTS ALONG VIRGINIA STREET (ONLY)  DUE TO THE NATURE OF THE SITE (ISLAND SITE) AND THE LACK OF ALLEYS ON THE SITE.

JUSTIFICATION
FLEXIBILTY FOR THESE LIMITS WOULD IMPROVE OVERALL DESIGN COMPOSITION AND PLANNING, ALLOW ACCESS TO GARAGE AND LOADING, INTAKE/EXHAUST REQUIREMENT FOR THE GARAGE AND UTILITIES
(B-4 DESIGN A WELL-PROPORTIONED AND UNIFIED BUILDING). THE BLANK FACADE SEGMENT WILL BE ENHANCED WITH ARCHITECTURAL DESIGN AND LANDSCAPING. THE DESIGN STRIVES TO ACHIEVE THE
MAXIMUM AMOUNT OF TRANSPARENCY ON ALL GROUND LEVEL FACADES WHEN NOT USED BY SERVICE OR BUILDING SUPPORT ELEMENTS.
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16-05-31

23.49.056   

Blank Facade Limits 
D. Blank Facade Limits for Class II Pedestrian Streets.
a)   Blank facade segments shall be no more than 30 feet wide, except for 
 garage doors, which may exceed 30 feet. Blank facade segment width 
 may be increased to 60 feet if the Director in a Type I decision 
 determines that the facade segment is enhanced by architectural 
 detailing, artwork, landscaping, or similar features that have visual 
 interest. The width of garage doors shall be limited to the width of the 
 driveway plus 5 feet.
b)   Any blank segments of the facade shall be separated by transparent 
 areas at least 2 feet wide.
c)   The total of all blank facade segments, including garage doors, shall 
 not exceed 70 percent of the street facade of the structure on each 
 street frontage; or 75 percent if the slope of the street frontage of the 
 facade exceeds 7.5 percent.

Request
The applicant requests a departure from Blank Facade Limits along Virginia 

Avenue to accomodate programmed service space not typically located 

adjacent to street facades due to the nature of the site (island site) and the 

lack of alleys on the site.  

How Departure Meets Guidelines
Flexibilty for these limits would improve overall design composition and 

planning, facilitating concealed elements for equipment, intake/exhaust 

requirements, the garage and utilities  (B-4 design a well-proportioned 

and unifi ed building). The blank facade segments will be enhanced with 

architectural design and landscaping. The design strives to achieve the 

maximum amount of transparency on all ground level facades when 

not used by service or building support elements (C1.3 Street-Level 

Articulation for Pedestrian Activity). 

Blank Facade exceeds 30 Linear 
Feet per 23.49.056D(a)
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A.01 Developing Context: Nine Blocks

Key
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10Future Development

The nine blocks surrounding the proposed site have an 

assortment of existing commercial uses that include 

surface parking lots, offi ces, retail and hospitality. 

New developments are proposed, permitted, or under 

construction north, south and west of the site will 

soon transform the immediate area into a dynamic 

residential hub. 

Appendix A 
A. Urban Analysis
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 Denny Substation

Seattle City Light's Denny Substation 

Project consists of a new electrical 

substation on Denny Way in the Cascade 

area of Seattle's South Lake Union 

neighborhood.

 1120 John St

Project #3015693: Land Use Application to 

allow two towers (one 29 Story and one 36 

story) containing 843 residential units and 

17,628 sq. ft. of retail space. Parking for 

1,235 vehicles to be located below grade. 

 1120 Denny Way 

Project #3017232: Land Use Application 

to allow two towers (41 stories each) 

containing 1,067 residential units, and 

28,090 sq. ft. of retail space. Parking for 

1,347 vehicles to be located below grade. 

 121 Boren Ave N

Project #3021279: Design Review Early 

Design application proposal to allow two 

42-story residential towers containing 420 

units each (840 total residential units) with 

3,500 sq. ft. of retail space at the street 

level in one tower. Parking for 350 vehicles 

to be provided below grade in each tower.

 1001 John St

Project #3020563: Design Review, early 

design guidance for a 40 story podium 

building with 430 apartment units. Parking 

for 260 vehicles will be located within 

the structure. Existing building to be 

demolished.

 970 Denny Way

Project #3018935: Land Use Application 

to allow a 40-story apartment building 

containing 468 apartment units above 

retail space. Parking for 367 vehicles to 

be provided. Existing structures to be 

demolished. 
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 1200 Stewart

Project #3020943: Design Review Early 

Design Guidance proposal for two 

38- story towers containing 892 residential 

units above a 2 story podium. Parking for 

970 vehicles located below grade. Existing 

structures to be removed.

 221 Minor St N

Project #3012798: Land Use Application 

to allow a new seven-story building with 

264 residential units located above 4,234 

sq. ft. of ground level retail. Parking for 

264 vehicles to be provided below grade. 

Review includes demolition of existing 

39,000 sq. ft. structure.

 1200 Howell St

Project #3021813: Design review early 

design guidance application to allow 

a 41 story building containing 364 

residential units above 2,700 square feet 

of commercial space. Parking for 275 

vehicles to be provided in two stories 

above commercial space and two stories 

below grade.

 1901 Minor Ave

Project #3019625: Land Use Application 

to allow two, 39-story towers above an 

8-story podium, containing 706 residential 

units above 8,936 sq. ft. of retail at ground 

level. Parking for 424 vehicles will be 

located in a below-grade garage. Existing 

building 4,846 sq. ft. building to be 

demolished.

 300 Boren Ave N

Project #3012675: Land Use Application 

to allow two offi ce towers (one, 12-story 

and one, 13-story, 800,000 sq. ft.) with 

4,000 sq. ft. of retail at street level. Parking 

for up to 1,120 vehicles will be provided 

below grade. Review includes demolition 

of 85,000 sq. ft. of existing structures.

 300 Terry Ave N

Project #3013982: Land Use Application 

to allow a 15-story structure containing 

283 hotel rooms with 11,000 sq. ft. of 

conference facilities and 7,300 sq. ft. of 

restaurant space. Existing structures to be 

demolished. 

 1920 Terry Ave

Project #3019542: Land Use Application 

to allow a 13-story, 419,069 sq. ft. research 

building (Seattle Children's Research 

Institute). Parking for 201 vehicles to be 

provided below grade. 

 1823 Minor Ave

Project #3004848: Land Use Application 

to allow a 40-story mixed use building 

containing 366 residential units, above 

3,906 sq. ft. of retail at ground level. 

Parking for 350 vehicles to be located 

within the structure.

 1255 Harrison St

Project #3019339: Land Use application 

to allow a 7-story apartment building 

containing 385 units above retail space. 

Parking for 317 vehicles to be provided. 

Existing structure to be demolished.

 1812 Boren Ave

Project #3016574: Land Use Application 

to allow one, 37-story residential structure 

containing 410 units and one, 11-story 

offi ce building containing 307,296 sq. 

ft. of offi ce, and 2,056 sq. ft. of ground 

level retail. Parking for 547 vehicles to be 

provided below grade. Existing structure 

and surface parking to be demolished.

 1007 Stewart St

Project #3016095: Land Use Application 

to allow a 21-story structure containing 

356,289 sq. ft. of offi ce and 5,669 sq. ft. 

of commercial. Parking for 309 vehicles 

to be provided below grade. Existing 5 

story storage warehouse of 76,624 sq. ft. 

to remain; other existing structures to be 

demolished.

 116 Fairview Ave N

This existing 13-story building consists 

of retirement apartments along with 

ground level retail.

107

1613

118

1714

129

1815
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2219

2825

2320

2926

2421

3027

 1930 Boren Ave

This existing 2-story commercial building 

consists of offi ces and a service center.

 1916 Boren Ave

This existing 3-story commercial building 

consists of offi ces.

 2015 Boren Ave

 Raisbeck Performance Hall, with its Ned 

& Kayla Skinner Theater, is the principal 

performance venue at Cornish’s Main 

Campus in downtown Seattle. Displaying 

the charm and craftsmanship of a bygone 

era, Raisbeck is the setting for small scale 

theater productions.

 1020 Virginia St

Built in 1929 the 2-story building (the 

Annex) sits next to Raisbeck Performance 

Hall, and houses classrooms and design 

studios for the Cornish School of Art 

Performance Production Department.

 1000 Virginia St

On the same Main Campus block as 

Raisbeck Hall (2015 Boren Ave) and the 

Annex (1020 Virginia St), the Centennial 

Lab contains Art Department facilities, 

including senior studios, the L-Gallery and 

a smaller student-curated gallery. 

 2020 Terry Ave

This existing 7-story multi-family building 

consists of 107 apartments.

 1001 Lenora St

This existing 3-story industrial building 

consists of a light industrial facility.

 2200 Westlake Ave

This existing 18-story residential building 

consists of 260 condominiums.

 2025 Terry Ave

Cornish Commons, the new 20-story 

residence hall and academic at the corner 

of Terry Ave. and Lenora St. is Cornish's 

fi rst “ground up” project since the building 

of Kerry Hall in 1921. This building serves 

as aa residence hall, studio spaces, a 

fi reside lounge, and Student Life offi ces on 

the fi rst two fl oors.

 1000 Denny Way

This existing 8-story building consists of 

offi ces and ground level retail.

 2022 Boren Ave

This existing 1-story commercial building 

consists of a community nonprofi t center 

called the Recovery Cafe. 

 1000 Lenora St

The MCC is a large structure containing 

seven fl oors in all. It houses the offi ces of 

the departments of Theater, Performance 

Production, Art, Design, and Film + Media. 

All these departments hold classes in the 

building while making use of the other 

structures in the Main Campus. The MCC, 

the former Volker Building, is on the 

National Register of Historic Places.
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3431

4037

3532

4138

3633

4239

 1900 9th Ave

This existing 11-story medical building 

consists of medical offi ces for the Seattle 

Children's Research Institute.

 1800 9th Ave

This existing 16-story offi ce building 

consists of approx. 480,000 sq ft of 

premium offi ce space. 

 1915 Terry Ave

This existing 7-story offi ce building consists 

of approx. 275,000 sq ft. of offi ce space.

 2015 Terry Ave

Carbon 56 is a 4-story concrete and steel 

building with 56 contemporary urban lofts 

with fi ve different open fl oor plans.

 1800 Terry Ave

This existing 5-story offi ce building consists 

of offi ce space and it currently occupied by 

Seattle Vault Self Storage.

 1823 Terry Avenue

This existing 37-story multi-family property 

consists of 333 apartments.

 922 Virginia St

This existing 1-story masonry building is a 

parking structure.

 1100 Olive Way

This existing 2-story offi ce building consists 

of approx. 66, 000 sq ft of offi ce space. 

 1821 Boren Ave

This existing 14-story structure contains 

222 units of lodging (Hotel) with 285,553 

sq. ft. of offi ce space and 3,529 sq. ft. of 

retail space. Parking for 335 vehicles is 

provided below grade.

 1730 Minor Avenue

This existing 18-story offi ce building 

consists of approx. 400,000 sq ft of offi ce 

space.

 819 Virginia St

This existing 33-story apartment building 

consists of 253 condominium units. 

 1828 Yale Ave

This existing 1-story offi ce building consists 

of approx. 6,000 sq ft of space and is 

currently occupied by the Street Youth 

Legal Advocates Association.
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4643

5249

4744

5350

4845

5451

 224 Pontius Ave N

This existing 6-story multi-family property 

consists of 172 apartment units. 

 227 Yale Ave N

This existing 6-story development includes 

residences, offi ces and retail.  This building 

adds an intimate residential character to 

the community by lining the streets and 

alleys with townhouses at grade and 172 

apartments above.

 201 Boren Ave N

This existing 11-story building contains 

6,080 sq. ft. of retail at ground level 

and 328,815 sq. ft. of offi ce above in 

an environmentally critical area. Parking 

for 484 vehicles is provided within the 

structure.

 1020 John St

This existing 2-story offi ce building consists 

of 3,300 sq ft of offi ce space. 

 200 Terry Ave N

This existing 3-story recreational facility 

consists of an auditorium.

 333 Boren Ave N

This existing 12 story structure with 

517,319 sq. ft. of offi ce space and 16,403 

sq. ft. of retail space at ground level. 

Parking for 772 vehicles is provided within 

the structure. 

 214 Minor Ave N

This existing 1-story school building 

consists of a nursery school and other child 

service organizations.

 1215 Thomas St

This existing building is a historic church 

built in 1215. It is occupied by Immanuel 

Lutheran Church.

 2407 1st Ave

This existing 1-story offi ce building consists 

of offi ces including the Low Income 

Housing Institute.

 111 Yale Ave N

This existing 6-story multi-family property 

consists of 127 apartment units. 

 133 Pontius Ave N

3 Story Residential Building built in 1916 

with 35 Units (28 studios, 7 one bedroom).

This building serves households earning 

40% and 50% of area median income.

 207 Pontius Ave N

This existing 6-story hotel property is 

tenanted by Scca House and the Seattle 

Cancer Care Alliance.
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Appendix B
Site Analysis
This project has analyzed the existing site in its existing 
state and context. 

This chapter details this research and includes conceptual 
images as part of its response. 

Site Area
The site contains approximately 24, 459 sq ft  

with approx. 171 feet of frontage on Denny Way,

approx. 192 feet of frontage on Fairview Ave,

approx. 256 feet of frontage on and Virginia Ave,

approx. 32 feet of frontage on Boren Ave, and

approx. 30 feet of frontage on Minor Ave.

Topography
The site is located on a plateau. It slopes up from South to 

North by approx 4 feet. From East to West its slope is much 

less signifi cant, at less than 1 foot. 

Parking
Vehicular Access to below-grade parking levels will be located 

on Virginia Street. 

Tree Survey
No Exceptional trees are present on the site. 

Existing Buildings
The lot is occupied by a two-storey offi ce building with retail on 

and a 24 space parking lot on the west side.

Boundaries
The principal arterial streets are Fairview Ave. and Denny Way 

(Class II Pedestrian Streets). Transit routes are along both 

Fairview Ave. and Denny Way.

SITE
Lot Area: 24,459 sf
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This is a copy of the site survey conducted as part of 

our site analysis.
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The text highlighted indicates all site ROW 

dimensions, and spot elevations at property corners.

The following page depicts how the existing zoning 

envelope code would be applied to our site. 
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The text highlighted indicates all site ROW 

dimensions, and spot elevations at property corners.

The following page depicts how the existing zoning 

envelope code would be applied to our site. 
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Early Concepts

Sketches
The sketches generated for this project primarily studied the overall 

form and the relationship of the building to the triangular site.

Plan Studies
Various programming considerations were studied in plan to review 

tower placement, confi guration and building effi ciency.

Sketch Models
Several sketch models were produced to three dimensionally 

explore the concepts of form and effi ciency. Additionally, a site 

model was built to explore themes involving the site's surrounding 

context and Seattle in general.

Studies
Following these 2D and 3D Studies (and our urban analysis) our 

team decided to focus our 3 design proposals on exploring:

• The proposal's relationship to the  2 distinct urban grids 

adjacent to the site

• Building a strong connection to the outdoors (through access 

and views)

• Generating visual interest to set a strong design precedent in 

an emerging area

Appendix C
EDG Design Rationale
Prior to choosing three options several schemes were 
explored through modeling and drawing.

The following sketches were driven by 3 major factors: 
creating visual interest, effi ciency of program and 
relationship to context.
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C.03 Major Infl uences/Themes
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Calculate Setbacks Maximize Podium to Provide Ample Amenities Develop Effi cient Core and Tower Confi guration

Consider Neighborhood Enhance Pedestrian Experience
(Developing an Experience with Form and Program)

Enhance Resident Experience
(Connecting to Exterior with Balconies)

Consider Urban Context Highlight Urban Grid Have Relationship to Grid Inform Form

Design Goals

Based on the early concepts and a more rigorous 

exploration our team came to several design goals 

for the project. Although each proposal is a unique 

exploration - the following drivers/aspects are common 

among them:

• All residents should have access to ample daylight 

and fresh air

• Territorial Views will be exploited

• "Outdoor Experience" will be embraced by having 

balconies accessible to ALL units

• Distinctiveness: against SAMENESS

• Best of its class type of amenities, tailored for 

renters of this neighborhood (will be provided at 

the roof top and podium)

• Substantial landscaping at the roof top and podium

• Podium to have architectural expression derived 

from the tower

• Tower form will be grounded at the corner of Denny 

way and Fairview

• Development will be conceived as a destination in 

the neighborhood

• Inner form of the Tower will remain consistent 

• Building will respond to the surrounding urban grid

• Ground plane (due to the rapidly developing nature 

of this area) will be carefully considered
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