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SITE HISTORY & CONTEXT [3.0]

The project site is a two-block tract between 10th Avenue South and 12th Avenue South, and South 
Jackson Street and South Main Street in Seattle, Washington. The area in which the site is located is 
adjacent to Seattle’s Historic International District, to the Southwest, and to the Yesler Terrace Master 
Planned Community, to the North.  

As much of the local population is from Southeast Asia and the Pacific Rim, collectively, this wider 
neighborhood context is also referred to as the International District or the ID, for short. The original 
Asian Plaza was established on the site in the mid-1980s, replacing the old Connors Furniture and 
Appliance Store.

The site has been at the crossroads of a number of historic transitions within the City. During the early 
half of the twentieth century, the site was considered part of ‘Nihonmachi’ (Japan-town). This namesake 
continued up to and through the second world war.  Following the War, and into the 50’s and 60’s the 
neighborhood became known more broadly as part of ‘ID’.

Jazz music had particular importance in this part of Seattle, due to a variety of dinner clubs and 
musicians that lived in the area. The Southeast corner of 12th and Jackson was home to the iconic 
Black and Tan Jazz Club, which is now the site of the Khang Hoa Duong convenience store.

Currently, the site is known as the commercial and retail home to a number of immigrants from 
Southeast Asia and the Pacific Rim (China, Japan, Vietnam, Philippines, etc). In 2008 business and 
community members south of Jackson Street gathered together with the Seattle Department of 
Planning and Development to develop visionary goals for the community, as published in the ‘Little 
Saigon Public Realm Design Report’.

Social / Community goals within the Little Saigon Public Realm Design Report include building more 
affordable family and senior housing, advocating for more direct pedestrian/transit connections and to 
develop more open space and parks. Economic goals include building more affordable commercial / 
retail space, developing centralized parking and creating more opportunities for micro-enterprise, and 
higher density development.

Future neighborhood goals identified for the area include the reinforcement and repair of pedestrian 
connections between streets, as well as the creation of public plazas and positive outdoor spaces.  
This project seeks to reinforce those goals by utilizing the space between buildings to create publicly 
accessible pedestrian connections to the newly completed Yesler Terrace Hill Climb.

This project also seeks to strengthen the adjacent neighborhood context, by creating a strong sense 
of place, without resorting to literal iconography or the symbolic forms of any one neighborhood or 
historic period  By creating publicly accessible outdoor plaza space, and pedestrian connections within 
the boundaries of the site, this project will serve as a physical link between Yesler Terrace and the 
International District.  The project’s open spaces and right-of-way development will serve to bridge the 
Nihonmachi and Little Saigon neighborhoods, while meeting the broader requirements of the Seattle 
Design Guidelines.



BLANK PAGE



URBAN ANALYSIS



12TH & JACKSON Early Design Guidance
05.11.16

5

VICINITY MAP  |  NEIGHBORHOODS + NATURAL FEATURES [5.0]
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VICINITY MAP  |  TRANSIT PATTERNS [5.0]
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VICINITY MAP  |  ARCHITECTURALLY NOTABLE EXISTING STRUCTURES [5.0]
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602-608 South Jackson St.

VICINITY MAP  |  EXISTING STRUCTURES AND USES PHOTOS [5.0]
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Green Spaces:

VICINITY MAP  |  COMMUNITY NODES & LANDMARKS [5.0]
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VICINITY MAP  |  COMMUNITY NODES & LANDMARKS [5.0]
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VICINITY MAP  |  SITING PATTERNS [5.0]
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LAND USE SUMMARY [6.0]
Project Information

The following list is a summary of basic project data

Property Address: 1032 South Jackson St, Seattle, WA 98104
 1046 /South Jackson St, Seattle, WA 98104

Parcel Number(s): 1032 S. Jackson St: 8591900145 (80,568 SF)  
 1046 S. Jackson St.: 8591900155 (31,462 SF) 

Combined Lot Area: 112,030 SF

Zone: DMR/C 65/65-85  
 (Downtown Mixed Residential/Commercial:  
 Residential/Commercial 65; 
 Residential/Incentive Height 65-85)

Zoning Map: 117

Urban Center or Village: Chinatown/International District  
 (Urban Center Village)

Downtown Overlay: South Downtown (Map 1A)

Mapped ECA: 40% Steep Slope; Known Slide Area;  
 Potential Slide Area

23.49.008  DMR/C 65/65-85 Structure Height Limits
The base height limit is 65 feet, and it is applicable height limit for all structure,  
except that the applicable height limit is 85 feet if the applicant qualifies for extra 
floor area under Section 23.49.023 and Chapter 23.58A. No non-residential or  
live-work units allowed above 65 feet.

23.49.009A Required Street-level Uses
According to Map 1G of the Land Use Code at least one of the following uses  
are required at street level along S Jackson St. and 12th Ave S.:

a. General sales and services;
b. Human service uses and childcare facilities;
c. Retail sales, major durables;
d. Entertainment uses;
e. Museum, and administrative offices within a museum expansion  

space meeting the requirements of subsection 23.49.011B1h;
f. Libraries
g. Elementary and secondary schools;
h. Public atriums;
i. Eating and drinking establishments;
j. Automotive sales and services;
k. Marine sales and services; and
l. Animal shelters and kennels.

Street-level Uses Standards per 23.49.009B
A minimum of 75% of each street frontage at street-level. 
The remaining street frontage may contain other permitted uses and/or  
pedestrian or vehicular entrances.  
 

Not counted in street frontage are:
a. Frontage of any exterior public open space that qualifies for a floor area 

bonus (whether it receives bonus or not);
b. Any eligible lot area of an open space TDR site;
c. Any outdoor common recreation area required for residential uses; or
d. Any open space required for office uses.

Required street-level uses shall:
a. Abut a public open space that meets the eligibility criteria of the Down-

town Amenity Standards; or
b. Be located within 10 feet of the property line.  When sidewalk widening 

is required by Section 23.49.022, the 10 feet shall be measured from the 
line established by the new sidewalk.

23.49.010 General Requirements for Residential Uses 
Common recreation area is required for new development with more than 20  
dwelling units.
Common recreation area shall meet the following:

a. Min 5% of the total GFA in residential use, excluding any area for  
residential use gained through voluntary agreement for housing under 
Section 23.49.015.

b. Shall not exceed the area of the lot.
c. Shall be available to all residents.
d. May be provided at or above ground level.
e. Max 50% may be enclosed.
f. Min dimension of 15 feet, except for open space for landscape setback 

area at street level, which shall have a minimum horizontal dimension of 
10 feet.

g. No common recreation area shall be less than 225sf.
h. Common recreation area as open space at street level shall be counted 

twice to determine the total size of common recreation area.
i. In mixed use projects, the Director may permit a bonused public open 

space to satisfy a portion of the common recreation area requirements,  
provided that the space meets the standards of this section, and the Director 
finds that its design, location access and hours of operation meet the 
needs of the residents.

j. Parking areas, driveways and pedestrian access, (except for accessible 
pedestrian access) shall not be counted as common recreation area.

k. Common recreation areas abutting green streets: According to Map 1B S 
Jackson St and 12th Ave S are not green streets but principal arterials.

23.49.011 Floor Area Ratio (FAR)
Lot Size = 111,653 SF (combined); 80,217 SF west lot only.
Base FAR = 2.5 = 279,132 SF (combined); 200,542 SF west lot only
Max FAR = 4.0 = 446,612 SF (combined); 320,868 SF west lot only.
See also, 23.49.032 – Additions of chargeable floor area with existing structure;  
which allows combined site with existing structures counted towards chargeable,  
as applicable.

Site Coverage by Height Range per 23.49.158 
65 feet or less in height = no limit in lot coverage

Greater than 65 feet to 85 feet = 75% (or 83,739 sf of lot coverage for both lots;  
50,162 sf for the west lot only)
FAR Exempt Uses per 23.49.011B 

The following are exempt from chargeable floor area, but not limited to  
(see 23.49.011.B):

1. Residential Use
2. Floor area below grade
3. Street Level Uses with a minimum floor to floor height of 13 feet; with a  

minimum depth of 15 feet; and overhead weather protection is provided  
per 23.49.018.

4. Child care
5. Human service use
6. Live-work units
7. Performing arts theaters
8. Parking area for residential uses.
9. Area for public benefit feature on the lot where the feature is located.
10. Public restrooms
11. Shower facilities for bicycle commuters.

23.49.019 Parking Quantity
Per 23.49.019.A No parking, either long-term or short-term, is required for  
properties in this zone.
Residential Accessory Use Parking is unregulated in the South Downtown Zone, 
and is therefore established by the Owner’s program.
Parking for general sales and service uses and for eating and drinking establishments 
is limited to a maximum of 2 parking spaces per 1,000 square feet.
Bicycle Parking Quantity per 23.49.019E 
(= Approx. 156 Bicycles)

23.49.022 Minimum Sidewalk Width

According to Map 1C, 18 feet of sidewalk width is required along S. Jackson St. 
(which has a transit stop). 15 feet of sidewalk width is required along 12th Avenue 
South (which does not have a transit stop).Green Factor / Landscaping

Per 23.49.031, in South Downtown, a lot on which there is new construction  
of 20,000 square feet or more in gross floor area shall meet a minimum Green  
Factor score of 0.30.

Per 23.49.162.F.1, Street trees are required along S. Jackson St. & 12th  
Ave South.
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LAND USE SUMMARY [6.0]
23.49.162.B.2.i  Facade Setback Limits

Per Map 1b & 1f, 10th Ave S, 12th Ave S, S. Main St and S. Jackson St. are not 
designated as Green Streets therefore Green Streets setbacks do not apply.  12th 
Ave and S. Jackson St. are designated Principal Arterials, according to Map1B.

12th Ave S. and S. Jackson St. are class I pedestrian streets according to map 
1B. These streets shall have a minimum of 25 feet of facade height unless all 
portions of structures are lower according to 23.49.162.A.

Facade setback limit along property lines at 12th Ave S. and S. Jackson St.:

1. No setback limits to façade height up to 15 feet above sidewalk grade 
per 23.49.162.B.1.b.(1)

2. Between elevations 15 feet and 35 feet the façade shall be within 2 feet 
of the property line per 23.49.162.B.1.b.(2); except in cases where exteri-
or public open space, satisfying Downtown Amenity Standards (whether 
it receives a bonus or not), shall not be considered (/defined as) a set-
back, per exception (i).

3. If façade is 15 feet or less, it should be located within 2 feet of the  
property line.

4. General limits regarding setback at property lines not requiring façades 
are found in 23.49.162.B.2.

5. Additional conditions are found in 23.49.162.
6. No portion of structure above 65 feet shall be located within 20 feet of 

street intersection lot line per 23.49.164.C.2.

23.49.164.D Maximum Widths and Depths

1. Buildings no greater than 65 feet =  250 feet maximum width.
2. Buildings greater than 65 feet = 120 maximum width.
3. Unconnected towers (above 65 feet) shall have a maximum coverage  

of 25,000 SF (ea. Tower) and be separated by a distance of Distance =  
20 feet minimum.

4. Towers taller than 45 feet (up to 85 feet), with mid-block corridor,  
will be separated at least = 45 feet min.

23.49.164 Maximum Width and depth allowable above 65 feet

Portions of structure greater than 65 to 85 feet shall have the following limits:

 Max width = 120 feet
 Max depth = 120 feet

There may be more than one portions of the structure over 65 feet where the 
above mentioned limits shall apply to each. These portions of structure above 65 
feet shall be separated by at least 20 feet.

Because the  housing option in the only way to increase the building height the  
additional levels over 65 feet shall:

1. Have stories that are not more than 25,000sf each or site coverage  
limitation, whichever is less.

2. Apply separately the 25,000sf limit to portions of the same structure  
that are not connected.

23.58A.014 Maximizing Allowable Height of 85 Feet

Residential uses are only allowed above the 65-foot height limit.

To take advantage of the maximum height of 85 feet, the project shall only  
provide housing bonus residential floor area. Payment option is not accepted  
per 23.58A.014A.

“Housing bonus residential floor area” means extra residential floor area  
allowed on condition that low-income housing be provided.

Housing bonus residential floor area: The greatest of the following shall apply.

1. 14% of the gross bonus residential area of affordable housing (or the  
 applicant may elect to provide 8% of the gross bonus residential area 
 affordable to households incomes no higher than 50% of median  
 income as defined in section 23.84A.025).
2. 300sf net residential sf.
3. Any minimum floor area specified in the provision of the zone.

 
LEED Silver rating per 23.49.023.F.  Pursuant to Chapter 23.58A, the applicant shall 
make a commitment satisfactory to the Director that the proposed development 
shall earn a LEED Silver rating or meet a substantially equivalent standard ap-
proved by the Director as a Type I decision. If such commitment is made, Section 
23.49.020 applies 

25.09.080 Development Standards for Landslide prone critical areas

Development in areas containing known slides or containing landslide-prone 
critical area shall:

A.  Determine whether the site contains landslide-prone critical areas.  This parcel 
has a number of localized slides which have been identified in the City of Seattle’s 
map overlay of historic/known slides, along the northwest existing rock retaining 
wall.

B. Site:

1. Completely stabilize all portions of the site that are disturbed or affected by 
the proposed development, ... including all on-site areas, adjacent properties and 
adjacent right-of ways that are disturbed or affected.

2.  The proposed development shall be limited and controlled to avoid adverse 
impacts and potential harm, and to provide safe, stable and compatible develop-
ment appropriate to the site conditions.  Other reasonable and appropriate solu-
tions to provide site stability may be required by the Director.  This may include 
imposing conditions concerning the type and method of construction that reflect 
the specific constraints of the site.

E.  An applicant seeking to renew a permit for new development in a land-
slide-prone area must submit a letter of certification from the current project 
Geo-technical Engineer of record, stating that the Geo-technical Engineer has 
reviewed the site within sixty (60) days preceding submittal of the letter; and any 
changes in the site have been accounted for within the report or final design.

Seattle Streetcar

The city of Seattle Streetcar runs adjacent to the property along South Jackson  
St. Eventually, the Streetcar will be linked to the South Lake Union line by way of 
Pioneer Square and the Waterfront.

Source: http://www.seattlestreetcar.org/network.htm
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VICINITY MAP  |  ZONING, OVERLAYS + PROJECT DATA [6.0]

PROJECT ADDRESS:
1032 South Jackson St., Seattle, WA   98104
1046 South Jackson St., Seattle, WA   98104

KING COUNTY PARCEL NUMBERS: 
8591900145 (West Parcel / Phase 1)
8591900155 (East Parcel / Phase 2)

SITE AREA:
80,568 SF (West Parcel / Phase 1)
31,462 SF (East Parcel / Phase 2)
Combined Lot Area: 112,030 SF

ZONING CLASSIFICATION (per Map 117):
DMR/C 65/65-85
Downtown Mixed Residential/Commercial: 65’
with Incentive Residential Height: 65’-85’

URBAN CENTER OR VILLAGE:
International District (Urban Center Village)
Adjacencies to:
Nihonmachi District (Japan-Town) / Yesler Terrace

Downtown Overlay District:
South Downtown (per Map 1A)

Maximum Chargeable FAR: 4.0 
(see exemptions 23.49.011B)

Mapped ECA:
40% Steep Slope; Known Slide Area; 
Potential Slide Area

STREET CLASSIFICATIONS:
South Jackson Street:
Principal Arterial (other than Principal Transit Street)
Class I Pedestrian Street
18’ Sidewalk width, due to transit stops
Property Line Facades Required (outside of Historic District 
review, per Map 1H)
Street Level Uses Required (per Map 1G)
No view corridors 

12th Avenue South:  NA  - (Phase 1)

10th Avenue South: NA; Note 22% grade, 
Dead-Ends at base of Yesler Terrace Hillclimb
No view corridors

South Main Street: NA; 
Forms south boundary of Yesler Terrace Masterplan
No view corridors

12th Avenue South:  NA - (Phase 2)
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VICINITY MAP  |  ZONING HEIGHTS [6.0]
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VICINITY MAP  |  PROPOSED BUILDINGS [6.0]
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PERTINENT DESIGN GUIDELINES [7.0]*

 CS1 NATURAL SYSTEMS & SITE FEATURES

 CS1-C.1 Land Form:

 Use the natural topography and/or other desirable land forms or features to 
inform the project design.

 CS1-C.2 Elevation Changes:

 Use the existing site topography when locating structures and open spaces 
on the site. Consider “stepping up or down” hillside to accommodate significant 
changes in elevation.

CS1 Response:

Design of the multi-level plaza works with the site’s existing topography to 
create a direct pedestrian connection via urban plaza for S. Jackson Street, S. 
Main Street, and Yesler Terrace via the 10th Ave. S. hillclimb. Working with the 
significant existing grade of the site, massing will respond to the transition in 
height and density from the north to the south. The urban plaza pedestrian 
connection provide access the existing transit ‘hub’ at 12th Ave S and S Jackson 
Street, serviced by bus, bike lanes, and trolley. Uses undesirable at the street 
edge (service, parking, mechanical, etc) will be buried into the existing topog-
raphy and away from pedestrian view. This design guideline response is also 
applicable to the Yesler Terrace design guideline CS-1 Natural Systems and 
Site Features

CS2  URBAN PATTERN & FORM
 
CS2-D.3 Zone Transitions:

 For projects located at the edge of different zones, provide an appropriate 
transition or complement to the adjacent zone(s). Parcels should create a step 
in perceived height, bulk and scale between the anticipated development 
potential of the adjacent zone and the proposed development.

CS2 Response:

Massing of the towers provides north-south transition between high-density 
(Yesler Terrace) and mid-density (International District/Little Saigon). This  
design guideline response is also applicable to the Yesler Terrace design 
guideline CS2 Urban Pattern and Form.

CS3  ARCHITECTURAL CONTEXT & CHARACTER

 CS3-B.1 Placemaking:

 Explore the history of the site and neighborhood as a potential place-making 
opportunity. Look for historical and cultural significance, using neighborhood 
groups and archives as resources.

CS3 Response:

The architectural concept will reinforce the rich existing texture of the  
International District’s commercial spaces by providing a commercial edge  
not only along S Jackson Street & S Main street, but also along the urban  
plaza provided by all three schemes. A variety of materials and scales of 
massing will help to reinforce the urban features of the existing surrounding 
neighborhood. This design guideline response is also applicable to the  
Yesler Terrace design guideline CS3 Urban Pattern and Form.

PL1  CONNECTIVITY 

PL1-A.1 Enhancing Open Space: 

Design the building and open spaces to positively contribute to a broader 
network of open spaces throughout the neighborhood. Consider ways that 
design can enhance the features and activities of existing off-site open 
spaces. Open space may include sidewalks, streets and alleys, circulation 
routes and other open areas of all kinds.

PL1-B .1 Pedestrian Infrastructure: 

Connect on-site pedestrian walkways with existing public and private pedestrian 
infrastructure, thereby supporting pedestrian connections within and outside 
the project.

PL1 Response:

The proposal will promote inviting and usable open space providing a  
direct pedestrian junction for S. Jackson Street, S. Main Street, the 10th Ave. 
S. Hillclimb, to connection via an urban plaza. This design guideline response 
is also applicable to the Yesler Terrace design guideline PL1 Open Space 
Connectivity and PL2 Walkability.

PL3  STREET-LEVEL INTERACTION 

PL3-C.1 Porous Edge:

Engage passersby with opportunities to interact visually with the building 
interior using glazing and transparency. Create multiple entries where possible 
and make a physical and visual connection between people on the sidewalk 
and retail activities in the building.

PL3 Response:

Sidewalk and urban plaza related spaces will be open to the general public, 
protected from the elements, festively lit, and engaging to the public it seeks 
to serve.  This design guideline response is also applicable to the Yesler  
Terrace design guideline PL-3 Street-Level Interaction.

PL4  ACTIVE TRANSPORTATION

PL4-A.2 Connections to All Modes:

 Site the primary entry in a location that logically relates to building uses and 
clearly connects all major points of access.

PL4 Response:

The urban plaza pedestrian connection provides access the existing transit 
‘hub’ at 12th Ave. S. and S. Jackson Street, serviced by bus, bike lanes,  
and streetcar. 

DC1  PROJECT USES & ACTIVITIES

 DC1-A.4 Arrangement of Interior Uses 

 Views and Connections: Locate interior uses and activities to take advantage 
of views and physical connections to exterior spaces and uses, particularly 
activities along sidewalks, parks or other public spaces.

 DC1-C.1 Parking and Service Uses

 Below-Grade Parking: Locate parking below grade wherever possible. Where 
a surface parking lot is the only alternative, locate the parking in rear or side 
yards, or on lower or less visible portions of the site.

DC1 Response:

Commercial spaces along the interior will spill out into and activate the urban 
plaza.  Floors above the plaza step back to allow for solar penetration into the 
plaza and to provide territorial views out of the project. Parking and service 
facilities are located entirely below grade within the proposal, utilizing the 
steep slope of the site.  Project proposes to replace three existing curb cuts 
on S Jackson Street with two on S. Jackson Street and one on S. Main Street. 
Primary vehicular access is provided off S. Main Street.

*Although this proposal will be formally informed by the Seattle City-Wide Design, the guidelines addressing the adjacent Yesler Terrace Master Planned Community are also included in this response. 
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DC2  ARCHITECTURAL CONCEPT
 
 DC2-A.2  Reducing Perceived Mass: 

Use secondary architectural elements to reduce the perceived 
mass of larger projects. Consider creating recesses or indentations 
in the building envelope; adding balconies, bay windows porches, 
canopies or other elements; and/or highlighting building entries.

 DC2-D.1 Human Scale:  

Incorporate architectural features, elements, and details that are 
of human scale into the building facades, entries, retaining walls, 
courtyards and exterior spaces in a manner that is consistent with the 
overall architectural concept. Pay special attention to the first three 
floors of the building in order to maximize opportunities to engage 
the pedestrian and enable and active and vibrant street front.

 DC2-D.2 Texture: 

Design the character of the building, as expressed in the form,  
scale, and materials, to strive for a fine-grained scale, or “texture,” 
particularly at the street level and other areas where pedestrians 
predominate.

DC-2 Response

Proposal seeks to use the resultant of the ‘negative space’ created 
by the public urban plaza to inform the massing and proportions of 
the towers, thus providing a coherent architectural concept. This 
design guideline response is also applicable to the Yesler Terrace 
design guideline DC2 Architectural Concept and DC3 Open  
Space Concept.

DC3  OPEN SPACE CONCEPT

DC3-B.3 Connections to Other Open Space: 

 Site and design project-related open spaces should connect with, 
or enhance, the uses and activities of other nearby public open 
space(s) where appropriate. Look for opportunities to support uses 
and activities on adjacent properties and/or the sidewalk.

DC3 -C.1 Reinforce Existing Open Space:

 Where a strong open space concept exists in the neighborhood, 
reinforce existing character and patterns of street tree planting,  
buffers or treatment of topographic changes. Where no strong  
patterns exist, initiate a strong open space concept, where  
appropriate, that other projects can build upon in the future.

DC3 Response:

The site’s prominent location at the junction of the International  
District, Yesler Terrace and Central District, and 10th Ave. S.  
hillclimb provides a unique opportunity for memorable place.  
This design guideline response is also applicable to the Yesler  
Terrace design guideline DC1 Project Uses and Activities, DC2  
Architectural Concept and DC3 Open Space Concept.

DC4  EXTERIOR ELEMENTS AND FINISHES
 
DC4-D.2 Hardscape Materials: 

Use exterior courtyards, plazas, and other hard surfaced areas  
as an opportunity to add color, texture, and/or pattern and enliven 
public areas through the use of distinctive and durable paving  
materials. Use permeable materials wherever  possible.

DC2-D.4 Place Making: 

Create a landscape design that helps define spaces with significant 
elements such as trees.

DC4 Response:

The urban plaza utilized by all three schemes will contain substantial, 
significant landscaping, hardscaping, and public outdoor area.

PERTINENT DESIGN GUIDELINES [7.0]

Harbor Steps Apartments
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ADDITIONAL STUDIES [7.0]

LITTLE SAIGON PUBLIC REALM DESIGN, 
2008 

Study By Atelier Dreseitl For:

Vietnamese American Economic Development  
Association (VAEDA)  

Seattle Department of Planning & Development (DPD) 

PEDESTRIAN CROSS-BLOCK CONNECTIONS NORTH/SOUTH AND EAST/WEST CORRIDORS 

URBAN NODE / PLAZA AT 12TH & JACKSON PUBLIC SPACE / INCENTIVE: HEIGHT INCREASES 
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LEGAL DESCRIPTION:

LOTS 1 THROUGH 9, 
INCLUSIVE, AND LOTS 11 
THROUGH 18, INCLUSIVE, ALL 
IN BLOCK 4 OF TERRY'S 4TH 
ADDITION TO THE CITY OF 
SEATTLE, ACCORDING TO THE 
PLAT THEREOF RECORDED IN 
VOLUME 2 OF PLATS, PAGE 54, 
RECORDS OF KING COUNTY 
AUDITOR;

EXCEPT THE SOUTH 15 
FEET OF LOTS 1 THROUGH 
9, INCLUSIVE, CONDEMNED 
IN KING COUNTY SUPERIOR 
COURT CAUSE NO.56407 
FOR JACKSON STREET, AS 
PROVIDED BY ORDINANCE 
NO. 15291 OF THE CITY OF 
SEATTLE;

SITUATE IN THE CITY OF 
SEATTLE, COUNTY OF KING, 
STATE OF WASHINGTON.
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SITE  |  ACCESS OPPORTUNITIES & CONSTRAINTS [5.6]
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L01 +17.5’  
(168.5’)

L03 +40’  
(191’)

+26’
(177’)

+29’
(180’)

+31’
(182’)

+38
(189’)

+47.5’
(198.5’)

+52.5’
(203.5’)

+0’
(151’)

L05 +57’
(208’)

L02 +27’  
(178’) L02 +27’  

(178’)

L01 +10’  
(161’)

(198.5’)
Vehicular Traf�c

Bus

Street Car

Bike Lane

Pedestrian Pathway
existing

Pedestrian Pathway
proposed

Vehicle Access
existing to remain

Vehicle/Loading Access
existing to be removed

Primary Vehicle Access
proposed

Vehicular Hotel Access
proposed

Vehicle/Loading Access
proposed

Pedestrian Access
existing to remain

Pedestrian Access
proposed

Rockery
existing to be removed

Steep Slope +40%
existing to remain

S Main Street +20% Slope
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SITE | PROPOSED [4.0]
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PHASE 1 (CURRENT PROJECT):

CONSTRUCTION START -  2018
CONSTRUCTION END -  2020

FUTURE PHASE 2:

ANTICIPATED START - 2026  
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SITE  |  PHOTOS [5.7]

SITESITE

SITESITE

VIEW FROM SE CORNER VIEW FROM SW CORNER

VIEW FROM NE CORNER VIEW FROM NW CORNER
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STREETSCAPE | S JACKSON [5.4]
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STREETSCAPE  |  S MAIN ST [5.4]

RETAIL12TH AVE S SITEFUTURE PHASE 2 HILL CLIMB

SEATTLE DELI 12TH AVE SYESLER TERRACECONSTRUCTION IN PROGRESS

FACING NORTH

FACING SOUTH

SITE

SITE
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S JACKSON STHILL CLIMB DONG HING MARKET WAREHOUSESITE

PAVED LOTWAREHOUSE HILL CLIMB S JACKSON ST PACIFIC RIM CENTER

FACING WEST

STREETSCAPE  |  10TH AVE S [5.4]

SITE

SITE

FACING EAST



12TH & JACKSON Early Design Guidance
05.11.16

31

STREETSCAPE  |  EXISTING TO REMAIN [5.4]

VIET-WAH GROCERY HELPING LINK GREATEST WESTERN SECURITY
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SITE  |  SHADOW STUDY SCHEME A [5.7]*
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SITE  |  SHADOW STUDY SCHEME B [5.7]*
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SITE  |  SHADOW STUDY SCHEME C [5.7]*

10AM

E
Q

U
IN

O
X

S
U

M
M

E
R

 S
O

LS
TI

C
E

W
IN

TE
R

 S
O

LS
TI

C
E

12NOON 2PM

N
N

N
N

N

NN

N



12TH & JACKSON Early Design Guidance
05.11.16

37

PROGRAM DIAGRAMS  |  URBAN DESIGN DRIVERS: OPPORTUNITIES AND CONSTRAINTS [8.0]

STEEP SLOPE UTILIZATION
Replace existing rockery retaining wall with engineered solution that makes better use of the steep slope.

HILL-CLIMB CONNECTION 
Reinforce pedestrian connections between Yesler Terrace development to north and the International 
District to the south and west by connecting at L02 and L03.

TRANSIT CONNECTION
Provide pedestrian connection through site from hillclimb to transit stops near 12th Ave S & S Jackson.

HOTEL VISIBILITY
Hotel program located as a prominent site element, visible from 12th Ave S. & S. Jackson. Intended to 
anchor development mid-block once Phase 2 is constructed.

PEDESTRIAN / VEHICULAR ACCESS
Utilizing the site topography, reinforce multiple points of pedestrian access at S. Jackson St., L02 Plaza, 
L03, and L05 Plaza. Primary Vehicular access off S. Main St at L04. Vehicular access off of S. Jackson 
St. to include loading access (as in existing) and hotel access.

SITE HISTORY / TENANTS
Restore Viet-Wah grocery along S. Jackson St.

CONNECTED OPEN SPACE / PLAZA
Create plaza at sidewalk/hillclimb edges as means of activating the site and adjacent open space at 
L01, L02, L03 and L05. Connect childcare outdoor play space to green space created by S. Main St. 
street improvement.

S MAIN/ YESLER TERRACE
S Mains Street sits ±45' higher than Jackson Street, resulting in the opportunity to create an upper 
level plaza opportunity on S Main Street, and short-term parking for Childcare.  Coordination with 
SDOT is underway.  See page 8 for existing S Main Street conditions. See pg 62 for Landscape 
Architecture concepts.
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PROGRAM DIAGRAMS  |  FORM DRIVERS [8.0]

N
N

N
N

N

NN

N

PEDESTRIAN ACCESS
Explore 3-point and 4-point pedestrian access solutions that utilize and reinforce the existing site 
topography and context.
  

FIGURE / FIELD
Use the positive/negative space relationship of the plaza and adjacent connections to inform the tower 
footprints. Develop (3) and (4) tower solutions that work within the DMR/C 65/65-85 Zoning Envelope.

DATUM +178.00
Establish an ideal terrace elevation that allows relatively fl at pedestrian access across the plaza, from 
S. Jackson Street to the Yesler Terrace Hillclimb.

OBLIQUE REFERENCES
Rotate the upper facades of Towers A & B to take advantage of views along 10th Avenue S. and S. 
Jackson Street.  

TERRACED CONNECTIONS
Activate the site at multiple edges and on multiple fl oor levels by providing pedestrian connections to 
adjacent sidewalks on S. Main Street, S. Jackson Street, 10th Avenue S. and the Yesler Terrace Hillclimb. 

SCHEME A

SCHEME B

SCHEME C (PREFERRED) 
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PROGRAM DIAGRAMS  |  FORM DRIVERS [8.0]

PROGRAM STACKING
Utilizing the slope of the site, locate programmatic elements not requiring daylight 
underground and/or against the retaining wall. Theater tucked into NE corner of site 
but still maintains a presence at L02 Plaza.  Mechanical, storage and parking areas 
interleaved between Hotel and Grocery use. 

HOUSING 
Create additional density by maximizing housing uses above grade. Maximize the  
zoning envelope with housing uses above the hotel house, between 65’ - 85’.

POROSITY 
Activate the external and internal edges of the site by providing commercial retail uses 
at grade (S. Jackson St. / L01 & S. Main St. / L05) and off plaza levels L02 and L03.



12TH & JACKSON Early Design Guidance
05.11.16

40

S JACKSON@L01

S MAIN@L05

HILLCLIMB

@L02 + L03

PHASE 2PHASE 2PHASE 2PHASE 2
@L02

MASSING CONCEPTS [8.0]

SCHEME B

S JACKSON@L01

S MAIN@L05

HILLCLIMB

@L02 + L03

S JACKSON@L01

S JACKSONS JACKSON@L01

S MAIN@L05

HILLCLIMB

@L02 + L03

SCHEME A SCHEME C (PREFERRED)

CS1-C.1/C.2 TOPOGRAPHY - Works with existing topography to 
accommodate elevation changes.

CS2-D.3 ZONE TRANSITIONS - Stepped massing from Yesler Terrace 
to the ID, provides vertical transition between neighborhoods.

PL3-C.1 STREET-LEVEL INTERACTION - Site edge treatment at levels 
L1-L5 promotes ‘porous retail edges’

DC2-A.2 ARCHITECTURAL CONCEPT; MASSING - Plaza terraces

DC3-B.3 OPEN SPACE CONCEPT - Connections to other open spaces.  
Looks for opportunities to support uses and activities on adjacent properties 
and/or the sidewalk.

NO DEPARTURES REQUESTED

PL4-ACTIVE TRANSPORTATION - Design incorporates design features 
that facilitate active forms of transportation. Connects pedestrians to bus 
and trolley stops.

DC1 PROJECT USES & ACTIVITIES - Arrangement of interior uses takes 
advantage of views and physical connections to exterior spaces.

DC2-D.1 ARCHITECTURAL CONCEPT; TEXTURE - Texture of the 
architectural detailing/massing along S. Jacksons Street provides a fi ner 
grained scale and texture at the street level.

DC3-B.3 OPEN SPACE CONCEPT - Connections to other open spaces.  
Looks for opportunities to support uses and activities on adjacent properties 
and/or the sidewalk.

NO DEPARTURES REQUESTED

CS3.B1 ARCHITECTURAL CONTEXT & CHARACTER; PLACEMAKING -
Contribute to the architectural character of the neighborhood. Explore the 
history of the site and neighborhood as a potential place-making opportunity.  
Connects Yesler Terrace with the ID at the corner of 12th and Jackson.

PL4-ACTIVE TRANSPORTATION - Design incorporates design features 
that facilitate active forms of transportation. Connects pedestrians to bus 
and trolley stops.

DC3-C.1 REINFORCE EXISTING OPEN SPACE - Design reinforces the 
character and patterns of the existing open space along the 10th Ave. S. 
Hillclimb and (future) Phase 2 plaza.

NO DEPARTURES REQUESTED
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S JACKSONS JACKSON@L01

S MAIN@L05

HILLCLIMB

@L02 + L03

SCHEME A  |  MASS & FORM [8.0]

L02
L01L03

L05

L02 L01

L03

L05

L04

12TH AVE S

10TH AVE S

S. M
AIN ST

L5

S. JACKSON ST

L1

PUBLIC URBAN PLAZA

L1-L5

TOWERS

OPPORTUNITIES
Topography & Open Space Connections - Design of the plaza works with the site’s existing topography to create a direct 
pedestrian connection (stairway) from S. Jackson Street (a Class 1 Pedestrian Street), to the new Yesler Terrace Master 
Planned Community (S. Main St.) & Hillclimb (10th Ave. S.).

Site Repair - Design of the north retaining wall, serves to stabilize the hill (a known slide area), which is currently supported 
by an existing rock retaining wall. The existing slope is a relic of the 1908 ‘Jackson Regrade’, which lowered existing grades 
by 70’-85’.

Zone Transitions - Massing of the towers provides an east-west transition between residential and commercial zones, 
while providing a north-south transition between high-density to mid-density zones.  

Gateways - The massing of the building along S. Main Street serves as a metaphorical gateway between the Yesler Terrace 
and ID neighborhoods, while avoiding iconography.

Porous Edges - Confi guration of the plaza and stairways promote porous edges along South Jackson Street, South Main 
Street and 10th Avenue South.

Plaza Terraces - Design maximizes the use of interlocking terraces that form a central plaza.

CONSTRAINTS
Minimum Facade Height - Scheme may require a Departure Request from the minimum façade height of 25’, as referenced 
in SMC 23.49.162A (pending plaza defi nition/interpretation by DRB/Director).

Facade setback limits - Setbacks along South Jackson Street are generally limited between elevations 15’ and 35’, to less 
than 2 feet from the property line (per SMC 23.49.162.B.1.b.(2)). This is true for all new development, except in cases where 
exterior public open space, satisfying Downtown Amenity Standards, which are not considered (defi ned as) a setback (per 
exception (i)). This Scheme does not require a departure request from the 2’ facade setback limits (due to the Urban Plaza 
along S. Jackson Street), however the confi guration of this public amenity will need to be maintained/reviewed, as the 
design progresses.

Retail Use - Hotel Uses (Lodging) does not fall within a strict interpretation of Street Level Uses that are allowed by 
SMC 23.49.009A. This option minimizes the Hotel presence along S. Jackson St. in order to meet the requirement.

Units

Hotel

Commercial

Theater

Childcare/Offi ce

Parking

Back of House

Plaza
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SCHEME A  |  MASS & FORM [8.0]

SITE
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SCHEME A  |  STREET + PLAZA LEVELS [8.0]
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SCHEME A  |  UPPER PLAZA LEVELS [8.0]
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SCHEME A  |  TYPICAL UPPER LEVELS [8.0]
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SCHEME A  |  TYPICAL UPPER LEVELS [8.0]
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SCHEME A  |  N/S SECTIONS [8.0]
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SCHEME A  |  PEDESTRIAN EXPERIENCE PERSPECTIVE [8.0]

SITE
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SCHEME B  |  MASS & FORM [8.0]

S JACKSON@L01

S MAIN@L05

HILLCLIMB
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PHASE 2PHASE 2PHASE 2PHASE 2
@L02

L02
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L02 L01

L01
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L05
L04
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S. M
AIN ST

L5

S. JACKSON ST

L1

PUBLIC URBAN PLAZA

L1-L5

TOWERS

OPPORTUNITIES
Topography & Open Space Connections - Design of the plaza works with the site’s existing topography to create a direct 
pedestrian connection (stairway) from S. Jackson Street (a Class 1 Pedestrian Street), to the new Yesler Terrace Master 
Planned Community (S. Main St.) & Yesler Terrace Hillclimb (10th Ave. S). 

Site Repair - Design of the north retaining wall, serves to stabilize the hill (a known slide area), which is currently supported
by an existing rock retaining wall. The existing slope is a relic of the 1908 ‘Jackson Regrade’, which lowered existing grades
by 70’-85’.

Gateways - The massing of the building along South Jackson Street serves as a metaphorical gateway between the Yesler 
Terrace and ID neighborhoods.

Plaza Terraces - Design addresses adjacent open spaces by creating terraces along the projects east and west edges.

CONSTRAINTS
Retail Use - Hotel Uses (Lodging) does not fall within a strict interpretation of Street Level Uses that are allowed by SMC 
23.49.009A.  This option minimizes the Hotel presence along S. Jackson St. in order to meet the requirement.

Connectivity / Walkways and Connections - Site pedestrian connectivity relies on the completion of (future) Phase 2 for 
the east connection to 12th and Jackson.

Views / Architectural Scale and Texture - Views from the west plaza may be blocked by the architectural bulk and scale 
of the adjacent housing project (to the west).

Units

Hotel

Commercial

Theater

Childcare/Offi ce

Parking

Back of House

Plaza
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SCHEME B  |  MASS & FORM [8.0]

SITE
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SCHEME B  |  STREET + PLAZA LEVELS [8.0]
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A

B C

SCHEME B  |  UPPER PLAZA LEVELS [8.0]
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SCHEME B  |  TYPICAL UPPER LEVELS [8.0]
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SCHEME B  |  TYPICAL UPPER LEVELS [8.0]
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SCHEME B  |  N/S SECTIONS [8.0]
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SCHEME B  |  PEDESTRIAN EXPERIENCE PERSPECTIVE [8.0]
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SCHEME C (PREFERRED)  |  MASS & FORM [8.0]
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L02 L01

L01

L01

L03

L05

12TH AVE S

10TH AVE S

S. M
AIN ST

L5

S. JACKSON ST

L1

PUBLIC URBAN PLAZA

L1-L5

TOWERS

OPPORTUNITIES
Connectivity / Walkways and Connections - Direct pedestrian connections from 12th Ave. S. and S. Jackson St. to the 
Yesler Terrace Hillclimb.

Project Uses and Activities - Arrangement of interior uses (hotel, restaurant, theater) helps to activate the Plaza Edges, 
bringing additional life and vitality to the central hillclimb. Edges of the through-block connectors are modulated to 
encourage interaction.

Hotel Visibility / Placemaking - Design of the upper building massing creates an opportunity for placemaking at the corner 
of 12th and Jackson, while being consistent with the Hotel Visibility programmatic goals.

Architectural Concept / Texture - Finer grained architectural detailing along S. Jackson St. and into the plaza, provides a 
more human sense of scale along the pedestrian corridors.

Reinforce Existing Open Space - Design of the plaza reinforces connections to existing open spaces  at both 12th Ave. S. 
and S. Jackson St. and the Yesler Terrace Hillclimb.

CONSTRAINTS
Minimum Facade Height - Scheme may require a Departure Request from the minimum façade height of 25’, as referenced 
in SMC 23.49.162A.

Urban Solution - Narrower internal courtyard and hillclimb will have fewer opportunities for landscape material and will be 
subject to increased internal shading.

Facade setback limits - Scheme exceeds the setback limits between elevations 15’ and 35’, which are greater than 2 feet 
from the property line (see SMC 23.49.162.B.1.b.(2)). This Scheme does not require a departure request from the 2’ facade 
setback limits (due to the Urban Plaza / exception (i)), however the confi guration of this public amenity along S. Jackson St. 
will also need to be maintained /reviewed, as the design progresses.

Units
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SCHEME C (PREFERRED)  |  MASS + FORM [8.0]
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SCHEME C (PREFERRED)  |  STREET + PLAZA LEVELS [8.0]
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SCHEME C (PREFERRED)  |  UPPER PLAZA LEVELS [8.0]
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SCHEME C (PREFERRED)  |  TYPICAL UPPER LEVELS [8.0]
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SCHEME C (PREFERRED)  |  TYPICAL UPPER LEVELS [8.0]
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SCHEME C (PREFERRED)  |  NORTH + SOUTH SECTIONS [8.0]
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SCHEME C (PREFERRED)  |  PEDESTRIAN EXPERIENCE PERSPECTIVE [8.0]
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LANDSCAPE ARCHITECTURE  |  CONCEPTS + IMAGERY [8.0]
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DEPARTURES [8.0]

NO DEPARTURES REQUESTED
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SCHEME SUMMARY [8.0]
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SCHEME SUMMARY [8.0]
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