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The mixed-use proposal includes one 6-story structure of 
commercial office, and one 6 story structure with an 8-story 
residential tower above, for a total of approximately 433,000 
SF of above-grade construction (approximately 313,500 
SF of Office use, approximately 110,900 of Residential, and 
approximately 7,960 SF of retail), and below grade parking 
for approximately 362 cars (88 of which are provided for 
residential units).  The project will have 79 residential units.  
Also provided will be approximately 16,100 SF of open space 
at grade, including a through-block woonerf connecting 
Terry Avenue North and Boren Avenue North at mid-block. 
Primary building entries will be from Valley and Mercer 
Streets.  Automobile entries will be from Boren Avenue North.  
Four loading berths and trash and recycling facilities will be 
accessible from the through-block woonerf.
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• Create a rich, diverse pedestrian environment 
with a variety of scales, active uses and 
characters of open spaces 

• Connect to and enhance existing neighborhood 
pedestrian, vehicular, transit and cycling 
circulation patterns 

• Create a gateway between the South Lake Union 
neighborhood and the lake front 

• Respond and contribute to the established urban 
density pattern in a thoughtful manner 

• Create flexible, active open space and ground 
floor commercial tenant opportunities that add 
vitality to the project site as well as surrounding 
community 

• Locate all parking and building services at the 
alley or below grade 

• Maximize development potential

PROGRAM:

• (1) 6-story structure, (1) 14-story 
structure

• 313,500 SF Office
• 110,900 SF Residential
• 7,960 SF Retail
• 362 Parking Spaces
• 16,100 SF Open Space 
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application pending. 
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Mixed-Use Proposal

#3020512;  EDG on 9/16/15, MUP 
application pending. 

#3017401 MUP application ACTIVE & 
#3022086 EDG#1 on 11/18/15: 

#3017398 MUP application ACTIVE & 
#3022087 this EDG#1. 

#3017484 MUP application ACTIVE”. 
BLOCK 37

3017484 – MUP active
BLOCK 31

3022087
BLOCK 25 EAST

3020512
BLOCK 25 WEST

3022086

Note: Not Current Proposed Massing

Lakefront Blocks | Masterplan
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EDG Comments

EDG 2: View looking south from Lake Union Park

EDG 2: View looking west on Mercer Street

1. 3-Block Massing Options & Design 
Concept

•	 Endorsement of elevated “pier” concept 
with staggered “container” forms beneath

•	 Support the massing of two distinct 
quarters as viewed from Mercer Street

•	 Support the evolution of the curved 
residential form

•	 Encourage increased legibility of the 
curved “hull” form and expressed massing 
reveals

2. Ground Floor & Landscape
•	 Support for the multi-story container 

forms on Terry Avenue

•	 Encourage development of the north-
south corridor and increase its presence 
as viewed from Valley Street

•	 Support for the outdoor “public room” at 
the plaza on the northwest corner

•	 Explore a second canted column on Terry 
Avenue

•	 Continue development of the elevated 
boardwalk along Valley Street

•	 Integrate access stairs and ramps into the 
design

•	 Explore all possible materials for the 
boardwalk walking surface

•	 Maintain the pedestrian scale at Boren 
Avenue, extending into the through-
block

•	 Develop the Mercer facade with 
pedestrian scale, interest and the ability 
to provide future access doors

3. Through-Block Connection
•	 Support for the plan configuration

•	 Encouraged abundant lighting, relief, 
public art and pedestrian scale elements  
throughout

•	 Encouraged light, transparent materials 
for the bridges; create interesting bridge 
soffits

•	 Suggest shifting the west bridge 10-15 
feet west to increase the width of the 
central light well

4. Podium Massing and Articulation
•	 Develop the Valley Street massing to 

enhance the “floating” quality of the pier; 
study setting back the lower facade an 
additional 5-10 feet.

•	 Continue the distinctive treatment of the 
façade treatment across the full length of 
the “pier”

•	 Continue to develop and enhance 
vertical reveals on all frontages and 
between horizontal masses at levels 3 
and 4

5. Residential Box & Character
•	 Support of the overlapping engagement 

of the residential form with the podium 
at the southwest corner

•	 Continue to develop the smooth 
materiality of the residential form

•	 Use varying opacity and transparency to 
accentuate the distinctive “hull” form

6. Preliminary Materiality
•	 Support the use of bold colors to 

accentuate the massing forms

•	 Priority should be given to ensure clearly 
legible layering and depth of elements

•	 Encourage additional atypical materials 
to differentiate the project form others in 
South Lake Union

•	 Emphasis on pedestrian scale lighting 

around all sides of the project
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Floor Plan Comparison | EDG  &  Recommendation

EDG #2 Level 1 Floor Plan Proposed Floor Plan
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Graphite Design Group
1809 7th Avenue, Suite #700
Seattle, WA 98101
206.224.3335
www.graphitedesigngroup.com

City Investors XI, LLC
505 5th Ave S., Suite 900
Seattle, WA 98104
206.342.2000
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•	 Transformer and electrical rooms relocated to level P1

•	 ADA van parking relocated from woonerf to P1, replaced with bldg. mgmt. office

•	 Bike storage consolidated to provide additional exterior space at woonerf

•	 Loading dock reconfigured to provide two smaller openings at woonerf

•	 Ramps and stairs removed from city property north of PL at Valley per SDOT

Lease Space



625 Boren Ave N | West DRB | Design Recommendation | September 21st, 2016 | SDCI #3022087 A-10

Lakefront Blocks | Overall View
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See page 85 for complete floor plan dimensions. 
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Ground Floor & Site Plan
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5’ band scoring with raked finish

MIDBLOCK VEHICULAR PAVING

Dark pultruded fiberglass 

DECKING

‘BOARDWALK’ FINISH

2’  Scoring with medium etched finish, 
square pattern 2x2, 4x4, and 8x8 per plan.

PEDESTRIAN PAVING

2’ bands with heavy etched finish 12” band scoring w/ medium etch

4”x 12” Wood kick at north edge of 
boardwalk

MIDBLOCK PEDESTRIAN PAVING

12” wide perforated metal planks

BOARDWALK KICK

‘GANGWAY’ FINISH

Option 1 - 12” wide etched concrete 
bands 2-3 depths in random pattern
(At public and private portions)

Option 2 - 12” wide pultruded plank 
paving  (At private portions only. 
Option 1 to be used in public ROW)

Landscape Details

Materials
Landscape Design
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BALLAST

Type 1 paver

PAVING

Type 2 paver in contrasting tone/texture 
to Type 1

6” CIP concrete band

FLUSH BAND BETWEEN PAVING AREAS

CIP CONCRETE PLANTER CURB

PLANTERDark pultruded fiberglass 

DECKING

Landscape Details

Level 7 Materials
Landscape Design
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Boardwalk Paving Diagram

Option 1

Field- On Structure and in Grade

12” wide CIP Concrete Scoring Bands, 
with Integral Color and Etched Finish

Charcoal Pultruded Fiberglass with 
1 1/2” members

12” Wide Perforated Metal Planks

Focal Areas Gangways

OPTION 1

Landscape Design

BLOCK 31
3022087

BLOCK 25 EAST
3020512

BLOCK 25 WEST
3022086
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Boardwalk Paving Diagram

Option 2

Field- In Grade Field- On Structure

12” wide CIP Concrete Scoring Bands, 
with Integral Color and Etched Finish

Charcoal Pultruded Fiberglass with
1 1/2” members

12” Wide Perforated Metal Planks

Gangways

OPTION 2

Landscape Design

BLOCK 31
3022087

BLOCK 25 EAST
3020512

BLOCK 25 WEST
3022086
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Boardwalk Paving Diagram

Option 3

Field- In Grade Field- On Structure

16” wide CIP Concrete Scoring Bands, 
with Integral Color and Etched Finish

16” x 12’  Precast Concrete Planks  
Laid Out in Decking Stagger Pattern

Charcoal Pultruded Fiberglass with
1 1/2” members

12” Wide Perforated Metal Planks

Focal Areas Gangways

OPTION 3

Landscape Design

BLOCK 31
3022087

BLOCK 25 EAST
3020512

BLOCK 25 WEST
3022086
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5’ band scoring with raked finish

VEHICULAR PAVING

Dark pultruded fiberglass 

DECKING

2’ Scoring with medium etched 
finish, square pattern 2x2, 4x4, and 
8x8 per plan

PEDESTRIAN PAVING

2’ bands with heavy etched finish

4” x 12”  Wood kick at north edge of 
boardwalk

MIDBLOCK PAVING BOARDWALK KICK

O
‘BOARDWALK’ FINISH

3 Options for 
Configuration on the 
Previous Pages

12” wide perforated metal planks

‘GANGWAY’ FINISH

12” band scoring w/ medium etch

Landscape Details

Materials
Landscape Design
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3020512

BLOCK 25 WEST
3022086
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Tofino Sportworks Bike RacksStreetlife Rough And Ready Topseat Concrete wall/wier

“Log Jam” seating element

Concrete planter wall

Landscape Details

Site Furnishings
Landscape Design

BLOCK 31
3022087
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View looking southeast at Valley Street and Terry Avenue N.

Overall Massing | View Looking Southeast 
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View looking south at Boren Avenue N. and Valley Street

Overall Massing | View Looking East 
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View from Lake Union Park looking southeast
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Street Level Design | Valley Street 
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Plaza at Terry Avenue N. and Valley Street

Street Level Design | Terry Ave & Valley St Corner
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(Section cut lines located on page 28)

Design Study:  Outboard Columns
At EDG, the Board recommended studying the feasibility of adjusting the northernmost 
column line such that they would be seen “in the round” below the pier element above.

This proposition was studied and ultimately not pursued, with the applicant favoring 
increasing the level 4-5 cantilever to the north for more pronounced, dramatic massing, 
achieving the Board’s goal of emphasizing the pier element, albeit in a different manner.

While possible aesthetically, freestanding columns would be purely decorative as inboard  
columns are still required structurally.  Additionally, the second line of columns diminished 
the legibility of the  “container” under-story elements along the boardwalk.

Design Study:  Additional Canted Column
At EDG, the Board recommended studying the addition of a second canted column 
below the pier element at levels 4-5.

Similar to the outboard columns, while feasible, a secondary column would be purely 
decorative in nature as it is not required structurally.

The applicant also feels that the second column adds an unwanted compositional 
element to the corner that has the effect of making the public plaza feel more recessed 
and less open to the corner of Terry and Valley.  The singular column maintains the 
more desired open quality of the plaza, as illustrated on the previous page.

The north facade draws its inspiration from the 
forms of the lake, including the elevated, linear 
structure of a pier and the slender, angular 
forms of boat masts
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Aerial view at Terry Avenue N and Mercer Street
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Street Level Design | Terry Avenue North
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Terry Avenue North looking northeast

Street Level Design | Terry Avenue North
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(Section cut lines located on page 32)
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Terry Avenue North looking north
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Street Level Design | Mercer Street 



Mercer Street looking west
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Boren Avenue N. looking south

Street Level Design | Boren Avenue
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Boren Avenue N. looking west at mid-block

Street Level Design | Boren Avenue
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Woonerf looking east

Street Level Design | Woonerf



Interior stairs and openings illustrated at bridges are 
preliminary and subject to design evolution. To be 
coordinated with tenant. 
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Street Level Design | Woonerf



Design Concept

The woonerf is conceived of as a linear, 
three-dimensional “inside-out” volume; the 
inverse of a more traditional building form

Key surfaces such as loading dock doors, flex 
spaces, bridge soffits and walls that would 
otherwise be blank are knit together with a 
common vocabulary of colored, “pixelated” 
modules that combined provide continuity 
and scale

The repetition of pattern and color allow 
interweaving of openings, changes of plane 
and programmatic interventions to populate 
the woonerf while creating a holistic three-
dimensional environment

Building on the colors and hues of the 
surrounding context, the pixelated palette 
references the changing environment and 
light quality of Lake Union.

Inspired by other environmental 
installations, such as Spencer Finch’s 
installation The River that Flows Both Ways 
at Manhattan’s High Line, the intent is to 
infuse the woonerf with the color and light 
quality the lake which, while not visible 
from the woonerf, is always present. The 
graphic quality of the pixels is also a nod to 
the work in the digital realm being done by 
the companies that have chosen South Lake 
Union as their home

Woonerf looking east
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Street Level Design | Woonerf
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Specific opening shown are speculative and 
subject to change.
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21 Wall section perspective -
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Wall section perspective -
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Wall section perspective -
Residential balcony

Residential Tower
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Design Study:  Tower Massing
At EDG, the Board recommended further study of the residential tower massing, suggesting techniques 
be explored to accentuate the towers verticality and curved form.  In response the applicant studied a 
number of different concepts to achieve this goal:

1.  Code-compliant rectilinear massing 2. EDG 2 Massing 3. Tapered massing

This option was studied but not pursued as 
it results in a squat, truncated form.  

Importantly this strategy also does not 
work with the residential program, as even 
a modest taper results in a loss of more 
than 15% of the floor area at upper floors.

4. Preferred massing

The preferred massing accentuates the 
tower’s verticality through pronounced 
vertical reveals on all 4 sides and 
uniformity of skin treatment.

The resultant form achieves both the 
desired form and program goals.

L14: 11,000 SF

L7: 12,500 SF
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Materials

1
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4
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Material Palette
                                                        
Vision Glass

• Low-E Glass
• Office Glazing
• Residential Glazing

Spandrel Glass 
• Opaque Low-E Glass

Metal 1
• Wall Panels
• Storefront Framing
• Resi. Window Wall

Metal 2
• Wall Panels
• Curtain Wall Framing
• Curtain Wall Panels

Metal 3
• Stainless Steel
• Hardware and Site       

Furnishings

Metal 4
• Natural Steel
• Podium Accents

Profiled Metal Panels
• Horizontal Orientation
• Colors: Metal 2

Metal Siding
• Horizontal Orientation
• Color: Metal 1

Composite Metal
• Soffits

Cast-in-Place Concrete
• Site Walls
• Site Paving (Scored)
• See A-16 for site info.

Paving Units
• Roof Terrace Paving

Composite Wood Panels
• “Pier” Soffit

Perforated Metal Panel
• Tower Roof Screen

 

14  

See Pages 76-95 for all Plans and Elevations.
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Metal Panels (matching translucent glass at sim)

Metal Panels
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See Pages 76-95 for all Plans and Elevations.
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Vision Glass

Spandrel Glass 
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Profiled Metal Panels

Composite Metal

Cast-in-Place Concrete

Paving Units

Composite Wood Panels
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IDENTITY
The lighting will reflect and support the unique architectural features of the Block 25 East project 
and help distinguish it from its neighboring office and retail spaces while maintaining a consistent 
city-wide urban quality.  

COMFORT
Differing levels of light and their effects will be tailored to match the ambiance of each area, with 
careful selection of light levels and visual lighting elements. 

SAFETY
In addition to its aesthetic qualities, the lighting will also provide the necessary amount of light for 
office workers and visitors to navigate safely through the premises.

MAINTENANCE
A combination of long-lasting lamp sources like LEDs, and appropriately located fixtures means 
lowering the long-term maintenance costs. Low energy sources will be utilized throughout the 
site, which, together with a control system, will reduce energy use on an ongoing basis.

ENERGY
The lighting will be compliant with Washington state code as well as local Seattle code; and will 
help achieve LEED Platinum certification for the project.

LIGHTING DESIGN CONSIDERATIONS

Lighting Design
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SITE LIGHTING 
RENDERING

Lighting DesignLighting DesignLighting Design
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RESIDENTIAL TOWER CROWN
Shielded floodlights externally illuminate the nautically 
inspired crown for long-distance visibility and to emphasize 
site identity. 

BOARDWALK
A rhythm of multi-head post top luminaires provide general 
lighting at the pedestrian level and also uplight the soffit 
overhang to support the “understory” aesthetic.

CANOPIES AND ENTRIES
Linear downlights recessed in the entry canopies and soffits 
add brightness as cues for main entry points into the building.

Lighting DesignLighting DesignLighting Design
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WOONERF
Catenary-mounted linear fixtures suspended between the 
bridge connections provide both decorative and functional 
light, and the aesthetic motif is continued on the underside 
of the bridge connections. Lit bollards signal and guard 
entryways.

LANDSCAPE 
Bench seating with a warm underglow give the landscape a 
nighttime presence and create a welcoming environment. 

Lighting DesignLighting DesignLighting Design
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A rhythm of multi-head post top luminaires provide general lighting at the pedestrian level and also uplight the soffit 
overhang to support the “understory” aesthetic.

BOARDWALK

Lighting DesignLighting Design
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Linear downlights recessed in the entry canopies and soffits add brightness as cues for main entry points into the building.

CANOPIES AND ENTRIES

Lighting DesignLighting Design
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Concealed luminaires backlight perforated panels of the nautically inspired crown for long-distance visibility and to emphasize site identity. 

Concealed LED fixture

Back surface painted with 
white finish to increase 
amount of light reflected 

Perforated panel

RESIDENTIAL TOWER CROWN

Lighting DesignLighting Design
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LED underlighting brings focus to the “Log Jam” seating as a visual feature, and other free-floating benches carry the 
underlit scheme throughout.

LANDSCAPE

Lighting DesignLighting Design
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The lighting strategy takes cues from the architectural forms on the various dimensions of the horizontal paving material, 
to the vertica loading dock doors, to the underside of the bridges overhead.

WOONERF

Lighting DesignLighting Design
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WOONERF

A-14609 Fairview Ave N | East DRB | Design Recommendation | Date TBD  | DPD # 3020512

The linear pattern continues in between and on both sides of the bridge connections via catenary-mounted linear fixtures at varied heights.

WOONERF OPTION 1: PATTERNED CATENARY

Lighting DesignLighting Design



625 Boren Ave N | West DRB | Design Recommendation | September 21st, 2016 | SDCI #3022087 A-66A-15609 Fairview Ave N | East DRB | Design Recommendation | Date TBD  | DPD # 3020512

Building-mounted cool color temperature projectors create an indoor/outdoor atmosphere.

WOONERF OPTION 2: PROJECTED MOONLIGHT

Example patterns; projectors can be focused to increase or 
decrease pattern resolution as desired

Lighting DesignLighting Design
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Lit bollards signal entryways along the path of travel between the North and South buildings.

WOONERF 

Lighting DesignLighting Design
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Signage
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1

Valley Terry

Mercer Mercer and Boren

Description:  Hung from canopy or 
wall adhered.  Three-dimensional relief 
letters in stainless steel or powder-
coated metal. (Note: final retail signage 
is subject to retailer’s requirements 
and will be reviewed by owner for 
consistency with building design).

Description:  Pin-mounted to facade 
or landscape monument.  Three-
dimensional relief letters in stainless 
steel, powder-coated metal or 
illuminated channel letters. (Note: final 
commercial building identity is subject 
to tenant’s requirements and will be 
reviewed by owner for consistency with 
building design).
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Design Departures

Required:
1. Upper level setbacks in the SM-SLU 85/65-160 zone 
requires 15’ setback above 45’ minimum.  

Request:
Allow for a reduction of the required 15’ setback 
for a portion of residential tower facade.

Proposed:
Levels 5-14 encroach from 0’ to 2’ into the 45 
foot setback along Terry Ave N. for 61’.   The 
approximate area requested for departure is 640 
SF in plan.

Rationale: 

The proposed tower shape is a unique sculptural 
opportunity to engage a different design for Block 
31 against the other two adjacent residential 
towers.  To emphasize the curved facade based 
on tower placement, we are requesting a portion 
of the tower beyond the 15’ setback in exchange 
for not building within allowable area as shown in 
diagram 1.  

Applicable Design Guidelines:
CS2 A.1:  Sense Of Place, creates gate way to 
community.
CS2 A.2:  Architectural Presence, the first three 
floors contribute to the street edge. 
DC2 A:  Massing, Response to site and Reduce 
Perceived Mass.

Departure 1A (SMC 23.48.012.B.1): 
Upper-Level Setback

120 sq ft
Unbuilt area within 
allowable area due to 
curved facade form

Mercer Street

Te
rr

y 
Av

en
ue

Pr
op

er
ty

 L
in

e

15
’ s

et
ba

ck
 

58 sq ft
Built beyond 15’ Terry Ave 

upper level setback

13’-0”

60’-0”

15’-0”

Diagram 1: Tower Setback Encroachment

Proposed Tower:
- 2’ over 15’ setback
- Sculptural curve shape opens toward Lake Union and Downtown
- Unique design to Lakefront Blocks

Code Compliant Tower:
- Compliant with 15’ upper level setback
- Typical shape does not open toward Lake Union or Downtown
- Similar tower to other Lakefront Blocks

110’-0”

97’-0”
North / South Facade Width 

corner to corner

125’-0”
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Required:
B. Upper Level setbacks in the SM 85/160 Zone
1.  Portions of a strucre above 45 feet in height shall 
set back a minimum of 15 feet from street lot lines 
abutting Valley Street, Westlake Ave North, Terry Ave 
North, Boren Ave North, and Fairview Ave North.

Request:
Allow for an encroachment into the required 
setback area above 45’ as measured vertically 
from the curb line parallel to Valley St

Proposed:
Levels 4-5 encroach 4’-7” into the 45’ setback 
along Valley St for 220’-3”.  The approximate area 
requested for departure is 2,036 SF in plan.

Rationale: 

The proposed podium design, influenced by 
a waterfront ‘pier’ metaphor, is enhanced by a 
greater projection of levels 4 & 5 over the floors 
below and beyond the 6th floor setback above.  
This massing strenthens the overall porportional 
composition of the project and enhances its 
relationship to the nearby waterfront.  The 
encroachment area does not add additional view 
or daylight obstruction beyond what would be 
represented in a code-compliant alternative.

Applicable Design Guidelines:
CS2 A.1: Sense of place, creates gateway to 
community.
CS2 A.2: Architectural Presence, the first three 
floors contribute to the street edge.
DC2 A Massing, Response to hte site and reduce 
perceived mass.
DC2 B.1: Facade Composition 

Departure 1B (SMC 23.48.012.B.1): 
Upper Level Setback

Proposed encroachment area:
L4 1,018 SF
L5 1,018 SF
TOTAL 2,036 SF

15’

4’
-7

”

Level 4-5 Floor Plan

Design Departures
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Design Departures

Required:
3.  In the SM-SLU 85/65-160 zone, on blocks bounded 
by Valley Street, Mercer Street, Westlake Avenue 
North, and Fairview Avenue North, the maximum 
facade width for portions above the podium height 
is 105 feet along the general east/west axis of the site 
(perpendicular to the Avenue)

Request:
Allow for a width of 110 feet for the tower along 
the east/west axis.

Proposed:
Build a tower that is 110 feet wide at the middle of 
the curve and reduce the width on the north and 
south facades to help express the curve.

Rationale: 

Allowing the proposed will enhance the curved 
shape for the tower which will differentiate itself 
from adjacent blocks.  It will enhance the skyline 
without encroaching on the general principles 
and philosophies of the code’s provision.  
Reducing the width of the north & south facades 
will trade off with the 110 feet width of the 
proposal and provide a curved tower that does 
not exceed footprint area requirements of the 
zone. In addition, the 110 feet width will not occur 
for the entire tower, which will percieve itself 
as a reduced mass rather than a larger width.  
Allowing this provision will help enhance the 
skyline with a unique shape that reduces itself 
looking either toward downtown from the lake or 
from south lake union toward the lake.

Applicable Design Guidelines:
CS2 A.1. Sense Of Place, creates gateway to 
community.
CS2 A.2. Architectural Presence, the first three 
floors contribute to the street edge. 
DC2 A Massing, Response to site and Reduce 
Perceived Mass.
DC2 B.1. Facade Composition. 

Departure 2 (SMC 23.48.013.E.3): 
Maximum Facade Width

Mercer Street
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110’-0”
Proposed Tower Width at 

Curve Apex

Maximised Code 
Compliant 105’ x 120’ 
Tower footprint above 45’

Code Compliant Tower:
-105’ width
- Linear view toward lake

Proposed Tower:
-110’ width at center
- 97’ width at north / south facades
- Curve opens corner towards lake

Proposed Curved Tower 
footprint above 45’

105’-0”
Code Compliant Tower Width

97’-0”
North / South Facade Width 

corner to corner
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Design Departures

Departure 3 (SMC 23.54.035): 
Minimum Facade Height

45
’

18
’-9

”

8’-5”

Required:
2a. On Class 1 Pedestrian Streets, the minimum height 
for street-facing facades is 45 feet.

Request:
Allow for a portion of the facade on Valley Street 
to be less than 45 feet high.

Proposed:
An 8’-5” wide portion of the north facade that is 
18’-9” high.

Rationale: 

Recessing the second & third floors allows the 
retail & ‘pier’ elements to be more prominent, 
creating a more unique building massing. 

Applicable Design Guidelines:
CS2 A.2:  Architectural Presence, the first three 
floors contribute to the street edge. 
DC2 A:  Massing, Response to site and Reduce 
Perceived Mass.
DC2 B.1:  Facade Composition. 
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Graphite Design Group
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www.graphitedesigngroup.com
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505 5th Ave S., Suite 900
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LEVEL 1-
FLOOR PLAN

A-111

Design Departures

Required:
1. Street level facades on that portion of Terry Ave 
between Mercer Street and Valley Street shall be set 
back an average of 10’ from the lot line.  In addition all 
street level facades on Valley Street within 50’ of Terry 
Ave shall be set back an average of 50’ from the lot 
line.

Request:
Allow for a reduction of the required 50’ setback 
along Valley Street.

Proposed:
Open space of approx 47’ x 55’ with the long 
dimension parallel to Valley Street.

Rationale: 

The proposed rectangular plaza more effectively 
engages Terry Avenue North, enhancing it’s use as 
a festival street and pathway to South Lake Union 
Park.  This engagement with Terry Avenue N. also 
better compliments the large open space plaza 
across the street on Block 31.

Applicable Design Guidelines:
CS2 A.1:  Sense Of Place, creates gate way to 
community.
CS2 A.2:  Architectural Presence, the first three 
floors contribute to the street edge. 
DC2 A:  Massing, Response to site and Reduce 
Perceived Mass.

Departure 4 (SMC 23.48.0314.c): 
Plaza at Terry & Valley50’

50
’

Proposed Plaza Area~ 2,500 sf (approx 47’ x 55’) 

Proposed Departure Area~223 sf

55’
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Valley St

Retail

Retail

Required Plaza Area = 2,500 sf  (50’ x 50’)

47
’
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Design Departures

370 cars in & out per day (residential & commercial) 
4 service vehicle spaces
2 ADA van spaces
3 Flex car spaces

Site Plan - Code Compliant Option:
One 2-way curb cut (24’ max width)
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Area of shared 
vehicle/pedestrian access

Valley St

Dedicated pedestrian 
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Design DeparturesDesign Departures
Departure 5 (SMC 23.48.034.E.1): 
Parking and loading location, access and curbcuts 

Required:  
E. Curb cut width and number

1. Permitted access shall be limited to one two-way 
curbcut. In the event the site is too small to permit 
one two-way curbcut, two one-way curbcuts shall be 
permitted. 

Request:
Allow for 3 curb cuts

Proposed:
One 24’ two-way curbcut at Boren Avenue N, one 
12’ one-way curbcut at Boren Avenue N, one 12’ 
one-way curbcut at Terry Avenue N.
• Service vehicle spaces distributed to serve 

commercial, residential & retail
• Below grade allocation:  
•  - 88 spaces (residential)
•  - 282 spaces (commercial)
• Commercial spaces serve office and retail 

use
• Peak office trips: AM & PM
• Peak service trips: Early AM

Rationale: 

Allowing three curbcuts allows for functional 
separation of service and parking vehicle access 
points, which in turn allows for a design solution 
that does not require automobiles to utilize the 
woonerf to access the below-grade parking 
structure.  The code-compliant solution, with a 
single two-way curbcut where the woonerf meets 
Boren Avenue N., would result in a degraded 
pedestiran environment at the cross-block 
pedestrian connection due to the high volume of 
service vehicles and automobiles accessing the 
space.

Applicable Design Guidelines:

CS2 B.1. Site Characteristics
CS2 C.3. Full Block Sites
PL1.B.2 Pedestrian Volumes

Site Plan - Proposed Option:
One 2-way curb cut (24’ max width) &
Two 1-way curb cuts (12’ width)
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3 Flex car spaces
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DESIGN ARCHITECT

OWNER

CONSULTANT

SEAL

Graphite Design Group
1809 7th Avenue, Suite #700
Seattle, WA 98101
206.224.3335
www.graphitedesigngroup.com

City Investors XI, LLC
505 5th Ave S., Suite 900
Seattle, WA 98104
206.342.2000

ISSUED / REVISED

DPD# 3022087
625 Boren Ave N

DATE

Block 31

BOMA SET 2.1.16

1

F

2 3 4 5 6 7 8 9 10

E

D

C

B

A

LEVEL 1-
FLOOR PLAN

A-111SCALE:
0

Required:
1. Width and Clearance. Each loading berth shall be 
not less than ten (10) feet in width and shall provide 
not less than fourteen (14) feet vertical clearance.

Request:
Allow for a reduction of the required 14’ loading 
berth height clearance

Proposed:
Loading spaces with a minimum overhead 
clearance of 11’-3” to 12’-1”.

Rationale: 

Allowing for lower overhead clearance at the 
loading dock permits the loading dock opening 
to be below the second floor datum line, which 
is an important scale-enhancing element of the 
design at the through-block woonerf.  To maintain 
14’ of clearance the loading dock opening would 
extend into the second floor, breaking this datum, 
resulting in an oversized scale element in the 
woonerf and thus out of context with the desired 
pedestrian character.

Applicable Design Guidelines:
CS2 A.1:  Sense Of Place, creates gate way to 
community.
CS2 A.2:  Architectural Presence, the first three 
floors contribute to the street edge. 
DC2 A:  Massing, Response to site and Reduce 
Perceived Mass.
DC2 B.1:  Facade Composition. 

Departure 6 (SMC 23.54.035): 
Loading Berth Requirements and Space Standards

1. Section Through Woonerf looking north

12’-1” 11’-3”

2. Section Through Woonerf looking south
12’-0”11’-10”

2

1

Design Departures

14’-0”
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Departure 7 (SMC 23.48.014): 
Retail Depth

Design Departures

Required:
E. Development standards for street level uses:

1. A minimum of 75 percent of each street frontage 
where street-level uses listed in subsection 
23.48.004.D.
2. The space occupied by required street-level uses 
shall have a minimum floor-to-floor height of 13 feet 
and extend at least 30 feet in depth at street-level for 
the street front facade.

Request:
Allow for a defeceit in the 75% frontge required to 
meet the min 30’ minimum depth dimension.  

Proposed:
65.2% frontage that meets the 30’ depth 
requirement.

Rationale: 
The overall retail frontage occupied by street-
level uses along the portion of Terry Avenue 
North designated as a Type 1 Pedestrian Street is 
100%, 25% greater than the minimum frontage 
required.  The proposed street-level use is retail.  
A conforming retail area with consistant 30’ 
depth would total 2,700 SF.  The proposed retail 
area fronting Terry Ave. N. is 5,375 SF, or 2,674 SF 
greater than the minimum.  The non-conforming 
street-level use is 21’-2” deep and contiguous with 
adjacent retail uses, making it functional for a 
wide varity of retailers.  

Applicable Design Guidelines:

CS2 A.1. Sense Of Place, creates gate way to 
community.
CS2 A.2. Architectural Presence, the first three floors 
contribute to the street edge.

Area that does not 
meet the 30’ depth

Length of Class I Street Frontage: 120’-0”

Min 75% to meet Street Level Use requirements:
 75% of 120’-0” =  90’-0”

Proposed:
 78’-3” / 120’-0” =  65.2%

Valley Street
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Retail

Retail

Retail
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Design Departures

Required:
F. Required Open area in the SM 58/160 zone
1(c) The open space has a minium dimension of 15’.

Request:
Allow for a defecit in the 60% area required to 
meet the minimum 15’ dimension.

Proposed:
An area of 6,983 sf that meets requirements A-D 
under section F.1.

Rationale: 

The total open area provided is greater than 
required, but some street level facades have 
been pulled closer to the property line in order to 
create a more engaging pedestrian experience & 
improved massing, leaving some setbacks below 
the 15’ min.

Applicable Design Guidelines:
CS2 A.1: Sense of place, creates gateway to 
community.
CS2 A.2: Architectural Presence, the first three 
floors contribute to the street edge.
DC2 A Massing, Response to hte site and reduce 
perceived mass.
DC2 B.1: Facade Composition 

Departure 8 (SMC 23.48.014.F): 
Required Open Area

15
’

114’

Proposed defecit in area 
that is min 15’ wide 
(only meets 3 of 4 criteria)
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Design Departure SummaryB31 MUP

Departure Request 1A:                    
Standard Request Proposed Rationale Applicable Design Guidelines 

23.48.012.B.1 Upper Level Setback Requirements
B. Upper Level setbacks in the SM 85/65-160 Zone

1. Portions of a structure above 45 feet in height shall set back a minimum 
of 15 feet from street lot lines abutting Valley Street, Westlake Avenue 
North, Terry Avenue North, Boren Avenue North, and Fairview Avenue 
North

Departure Request 1B:                    
Standard Request Proposed Rationale Applicable Design Guidelines 

23.48.012.B.1 Upper Level Setback Requirements
B. Upper Level setbacks in the SM 85/65-160 Zone

1. Portions of a structure above 45 feet in height shall set back a minimum 
of 15 feet from street lot lines abutting Valley Street, Westlake Avenue 
North, Terry Avenue North, Boren Avenue North, and Fairview Avenue 
North

Departure Request 2:                    
Standard Request Proposed Rationale Applicable Design Guidelines 

23.48.013.E.3 Upper Level Development Standards
E. Maximum Façade Width in the SM 85/65-160 Zone

3.  In the SM 85/65-160 zone, on blocks bounded by Valley Street, Mercer 
Street, Westlake Avenue North, and Fairview Avenue North, the maximum 
façade width for portions of structures above the podium height is 105 feet 
along the general east/west axis of the site (perpendicular to the Avenues

Allow for an encroachment into the 
required setback area above 45' as 
measured vertically from the curb 
line parallel to Terry Avenue N.

Levels 5-14 encroach from 0’ to 2’ into the 
45 foot setback along Terry Ave N. for 61’.   
The approximate area requested for 
departure is 640 SF in plan

The proposed tower shape is a unique sculptural opportunity to 
engage a different design for Block 31 against the other two 
adjacent residential towers of Blocks 37 and 25 W.  To emphasize 
the curved façade based on tower placement, we are requesting a 
portion of the tower beyond the 15' setback in exchange for not 
building within the allowable area as shown in diagram 1.

CS2 A.1. Sense Of Place, creates gateway to 
community.
CS2 A.2. Architectural Presence, the first three floors 
contribute to the street edge. 
DC2 A Massing, Response to site and Reduce 
Perceived Mass.
DC2 B.1. Facade Composition. 

Allow for a width of 110 feet for the 
tower along the east/ west axis

Build a tower that is 110 feet wide at the 
middle of the curve and reduce the width 
of the north and south facades to help 
express the curve

Allowing the proposed will enhance the curved shape for the tower 
which will differentiate itself from adjacent blocks 37 and 25.  It will 
enhance the skyline without encroaching on the general principles 
and philosophies of the code's provision.  Reducing the width of 
the north and south facades will trade off with the 110 feet width of 
the proposal and provide a curved tower that does not exceed the 
footprint area requirements of the zone.  In addition, the 110 feet 
width will not occur for the entire tower, which will perceive itself 
as a reduced mass rather than a larger width.  Allowing this 
provision will help enhance the skyline with a unique shape that 
reduces itself looking either toward downtown from the lake or 
from south lake union toward the lake.

CS2 A.1. Sense Of Place, creates gateway to 
community.
CS2 A.2. Architectural Presence, the first three floors 
contribute to the street edge. 
DC2 A Massing, Response to site and Reduce 
Perceived Mass.
DC2 B.1. Facade Composition. 

Allow for an encroachment into the 
required setback area above 45' as 
measured vertically from the curb 
line parallel to Valley Street.

Levels 4-5 encroach 4’-7" into the 45 foot 
setback along Valley St for 220'-3".   The 
approximate area requested for departure 
is 2,036 SF in plan

The proposed podium design, influenced by a waterfront "pier" 
metaphor, is enhanced by a greater projection of levels 5 and 6 
over the floors below and beyond the 6th floor setback above.  This 
massing strengthens the overall proportional composition of the 
project and enhances its relationship to the nearby waterfront.  The 
encroachment area does not  add additional view or daylight 
obstruction beyond what would be represented in a code-
compliant alternative.

CS2 A.1. Sense Of Place, creates gateway to 
community.
CS2 A.2. Architectural Presence, the first three floors 
contribute to the street edge. 
DC2 A Massing, Response to site and Reduce 
Perceived Mass.
DC2 B.1. Facade Composition. 

Departure Request 3:                    
Standard Request Proposed Rationale Applicable Design Guidelines 

23.18.014.A.2 Street Level Development Standards
B. Minimum Façade Height

On Class 2 Pedestrian Streets and Neighborhood Green Streets, the 
minimum height for street-facing facades is 25 feet
On Class 1 Pedestrian Streets, the minimum height for street-facing facades 
is 45 feet

Departure Request 4:                    
Standard Request Proposed Rationale Applicable Design Guidelines 

23.48.014.C Plaza at Terry

Departure Request 5:                    
Standard Request Proposed Rationale Applicable Design Guidelines 

SMC 23.48.034.E.1 Parking and loading location, access and curbcuts
E. Curbcut Width and Number

1. Permitted access shall be limited to one two-way curbcut. In the event 
the site is too small to permit one two-way curbcut, two one-way curbcuts 
shall be permitted. 

Departure Request 6:                    
Standard Request Proposed Rationale Applicable Design Guidelines 

23.54.035 Loading Berth Requirements and Space Standards
C. Standards for Loading Berths

1. Width and Clearance. Each loading berth shall be not less than ten (10) 
feet in width and shall provide not less than fourteen (14) feet vertical 
clearance.

Allow for a reduction of the required 
14' loading berth height clearance

Loading spaces with a minimum 
overhead clearance of 11’-3” to 12’-1”.

Allowing for lower overhead clearance at the loading dock permits 
the loading dock opening to be below the second floor datum line, 
which is an important scale-enhancing element of the design at the 
through-block woonerf.  To maintain 14' of clearance the loading 
dock opening would extend into the second floor, breaking this 
datum, resulting in an oversized scale element in the woonerf and 
thus out of context with the desired pedestrian character.

CS2 A.1. Sense Of Place, creates gate way to 
community.
CS2 A.2. Architectural Presence, the first three floors 
contribute to the street edge. 
DC2 A Massing, Response to site and Reduce 
Perceived Mass.
DC2 B.1. Facade Composition. 

Allow for 3 curb cuts One 24' two-way curbcut at Boren Avenue 
N, one 12' one-way curbcut at Boren 
Avenue N, one 12' one-way curbcut at 
Terry Avenue N.

Allowing three curbcuts allows for functional separation of service 
and parking vehicle access points, which in turn allows for a design 
solution that does not require automobiles to utilize the woonerf to 
access the below-grade parking structure.  The code-compliant 
solution, with a single two-way curbcut where the woonerf meets 
Boren Avenue N., would result in a degraded pedestiran 
environment at the cross-block pedestrian connection due to the 
high volume of service vehicles and automobiles accessing the 
space.

CS2 A.1. Sense Of Place, creates gate way to 
community.
CS2 A.2. Architectural Presence, the first three floors 
contribute to the street edge. 
DC2 A Massing, Response to site and Reduce 
Perceived Mass.
DC2 B.1. Facade Composition. 

Allow for a portion of the facade on 
Valley Street to be less than 45 feet 
high.

See A7/G005
An 8’-5” wide portion of the north facade 
that is 18’-9” high.

Recessing the second & third floors allows the retail & ‘pier’ 
elements to be more prominent, creating a more unique building 
massing.  

CS2 A.2. Architectural Presence, the first three floors 
contribute to the street edge. 
DC2 A Massing, Response to site and Reduce 
Perceived Mass.
DC2 B.1. Facade Composition. 

1. Street level facades on that portion of Terry Ave between Mercer Street 
and Valley Street shall be set back an average of 10’ from the lot line.  In 
addition all street level facades on Valley Street within 50’ of Terry Ave shall 
be set back an average of 50’ from the lot line.

Allow for a reduction of the required 
50’ setback along Valley Street.

Open space of approx 47’ x 55’ with the 
long dimension parallel to Valley Street.

The proposed rectangular plaza more effectively engages Terry 
Avenue North, enhancing it's use as a festival street and pathway to 
South Lake Union Park.  This engagement with Terry Avenue N. also 
better compliments the large open space plaza across the street on 
Block 31.

CS2 A.1. Sense Of Place, creates gateway to 
community.
CS2 A.2. Architectural Presence, the first three floors 
contribute to the street edge. 
DC2 A Massing, Response to site and Reduce 
Perceived Mass.
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Design Departure Summary

Departure Request 7:
Standard Request Proposed Rationale Applicable Design Guidelines 

23.48.014 Street Level Development Standards
E. Development standards for street level uses:

1. A minimum of 75 percent of each street frontage where street-level uses 
listed in subsection 23.48.004.D.
2. The space occupied by required street-level uses shall have a minimum 
floor-to-floor height of 13 feet and extend at least 30 feet in depth at street-
level for the street front facade.

Departure Request 8:                    
Standard Request Proposed Rationale Applicable Design Guidelines 

23.48.014 Street Level Development Standards
F. Required open area in the SM85/160 zone.

1(c). The open space has a minimum dimension of 15'

Allow for a defeceit in the 75% 
frontge required to meet the min 30' 
minimum depth dimension.  

65.2% frontage that meets the 30’ depth 
requirement.

The overall retail frontage occupied by street-level uses along the 
portion of Terry Avenue North designated as a Type 1 Pedestrian 
Street is 100%, 25% greater than the minimum frontage required.  
The proposed street-level use is retail.  A conforming retail area 
with consistant 30’ depth would total 2,700 SF.  The proposed retail 
area fronting Terry Ave. N. is 5,375 SF, or 2,674 SF greater than the 
minimum.  The non-conforming street-level use is 21’-2” deep and 
contiguous with adjacent retail uses, making it functional for a wide 
varity of retailers.  

CS2 A.1. Sense Of Place, creates gate way to 
community.
CS2 A.2. Architectural Presence, the first three floors 
contribute to the street edge. 

CS2 A.1. Sense Of Place, creates gate way to 
community.
CS2 A.2. Architectural Presence, the first three floors 
contribute to the street edge. 
DC2 A Massing, Response to site and Reduce 
Perceived Mass.

Allow for a defeceit in the 60% area 
required to meet the min 15' 
dimension.  

An area of 6,695 sf that meets 
requirements A-D under section F.1.  

The total open area provided is greater than required, but some 
street level facades have been pulled closer to the property line in 
order to create a more engaging pedestrian experience & improved 
massing, leaving some setbacks below the 15' min.

Departure Request 3:                    
Standard Request Proposed Rationale Applicable Design Guidelines 

23.18.014.A.2 Street Level Development Standards
B. Minimum Façade Height

On Class 2 Pedestrian Streets and Neighborhood Green Streets, the 
minimum height for street-facing facades is 25 feet
On Class 1 Pedestrian Streets, the minimum height for street-facing facades 
is 45 feet

Departure Request 4:                    
Standard Request Proposed Rationale Applicable Design Guidelines 

23.48.014.C Plaza at Terry

Departure Request 5:                    
Standard Request Proposed Rationale Applicable Design Guidelines 

SMC 23.48.034.E.1 Parking and loading location, access and curbcuts
E. Curbcut Width and Number

1. Permitted access shall be limited to one two-way curbcut. In the event 
the site is too small to permit one two-way curbcut, two one-way curbcuts 
shall be permitted. 

Departure Request 6:                    
Standard Request Proposed Rationale Applicable Design Guidelines 

23.54.035 Loading Berth Requirements and Space Standards
C. Standards for Loading Berths

1. Width and Clearance. Each loading berth shall be not less than ten (10) 
feet in width and shall provide not less than fourteen (14) feet vertical 
clearance.

Allow for a reduction of the required 
14' loading berth height clearance

Loading spaces with a minimum 
overhead clearance of 11’-3” to 12’-1”.

Allowing for lower overhead clearance at the loading dock permits 
the loading dock opening to be below the second floor datum line, 
which is an important scale-enhancing element of the design at the 
through-block woonerf.  To maintain 14' of clearance the loading 
dock opening would extend into the second floor, breaking this 
datum, resulting in an oversized scale element in the woonerf and 
thus out of context with the desired pedestrian character.

CS2 A.1. Sense Of Place, creates gate way to 
community.
CS2 A.2. Architectural Presence, the first three floors 
contribute to the street edge. 
DC2 A Massing, Response to site and Reduce 
Perceived Mass.
DC2 B.1. Facade Composition. 

Allow for 3 curb cuts One 24' two-way curbcut at Boren Avenue 
N, one 12' one-way curbcut at Boren 
Avenue N, one 12' one-way curbcut at 
Terry Avenue N.

Allowing three curbcuts allows for functional separation of service 
and parking vehicle access points, which in turn allows for a design 
solution that does not require automobiles to utilize the woonerf to 
access the below-grade parking structure.  The code-compliant 
solution, with a single two-way curbcut where the woonerf meets 
Boren Avenue N., would result in a degraded pedestiran 
environment at the cross-block pedestrian connection due to the 
high volume of service vehicles and automobiles accessing the 
space.

CS2 A.1. Sense Of Place, creates gate way to 
community.
CS2 A.2. Architectural Presence, the first three floors 
contribute to the street edge. 
DC2 A Massing, Response to site and Reduce 
Perceived Mass.
DC2 B.1. Facade Composition. 

Allow for a portion of the facade on 
Valley Street to be less than 45 feet 
high.

See A7/G005
An 8’-5” wide portion of the north facade 
that is 18’-9” high.

Recessing the second & third floors allows the retail & ‘pier’ 
elements to be more prominent, creating a more unique building 
massing.  

CS2 A.2. Architectural Presence, the first three floors 
contribute to the street edge. 
DC2 A Massing, Response to site and Reduce 
Perceived Mass.
DC2 B.1. Facade Composition. 

1. Street level facades on that portion of Terry Ave between Mercer Street 
and Valley Street shall be set back an average of 10’ from the lot line.  In 
addition all street level facades on Valley Street within 50’ of Terry Ave shall 
be set back an average of 50’ from the lot line.

Allow for a reduction of the required 
50’ setback along Valley Street.

Open space of approx 47’ x 55’ with the 
long dimension parallel to Valley Street.

The proposed rectangular plaza more effectively engages Terry 
Avenue North, enhancing it's use as a festival street and pathway to 
South Lake Union Park.  This engagement with Terry Avenue N. also 
better compliments the large open space plaza across the street on 
Block 31.

CS2 A.1. Sense Of Place, creates gateway to 
community.
CS2 A.2. Architectural Presence, the first three floors 
contribute to the street edge. 
DC2 A Massing, Response to site and Reduce 
Perceived Mass.
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P2 Plan
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P1 Plan
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 L1 Plan
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