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SITE AND DEVELOPMENT INFORMATION

Property Address:  2309 South Jackson Street, Seattle, WA 98144 

   
Project number: #3022791  
 
The project site is located at the southeast intersection of S. Jackson 
St and 23rd Avenue S. in the Central Area of Seattle. 

The site is 158,619 SF (3.64 acres). It is bounded by S. Jackson St. 
on the north; 23rd Avenue S. on the west; S. King St. and 24th Avenue 
S on the south, and an adjacent property on the east, home to the 
Greater Mt. Baker Baptist Church.

Current uses on the site include surface parking, Red Apple Market 
grocery store, and the Promenade strip mall which houses Bank 
of America, Boost Mobile, Taco del Mar, and the City of Seattle 
Neighborhood Resource center.

The site topography is gently sloping from north to south with grade 
varying from El. 297’ at the high point on S. Jackson St. down to 
approximately El. 276’ at the southwest corner. 

The site is zoned NC3-65, with NC3P-65 along S. Jackson Street. It is 
located in the 23rd & Union-Jackson Residential Urban Village, and is 
served by frequent transit.

The site is included in the 23rd Avenue Action Plan and Urban Design 
Framework documents prepared by the Department of Planning and 
Development and issued in June 2015.

The project proposal is for a 7 story mixed use development of Type V 
over Type I construction. 

It will include approximately (530) residential units above 
approximately 38,500 SF of commercial use along S. Jackson ST and 
23rd Avenue S. Though commercial tenants are yet to be determined, 
it is assumed they will range in size from <1000 SF to as much as 
25,000 SF.

Residential and commercial parking will be provided within the 
structure, on four levels, totaling approximately 530 stalls. 

(6) departure requests are anticipated at this time.

ZONING MAP 

SITE ZONING
• The site is primarily zoned NC3-65, with NC3P-65 zone along S. 

Jackson Street, a principal pedestrian street. It is located in the 
23rd & Union-Jackson Residential Urban Village. It is served by 
frequent transit.

• Neighboring zoning is NC3-65 to the west, NC3P-65 to the west, 
north and east along S. Jackson Street, NC2-40 to the southeast, 
and LR-2 to the south.

USES
• Proposed non-residential, residential, and parking uses are permitted 

outright.

BUILDING HEIGHT
• 65’ structure height is allowed. 
• Maximum allowed height for West Building- 352’-9”.
• Maximum proposed height for West Building- 351’-8”. 
• Maximum allowed height for East Building- 354’-11”.
• Maximum proposed Building height for East Building- 351’-8” 

(-3’-3”).

FLOOR AREA RATIO
• Maximum allowable FAR for all uses: 4.75
• Maximum allowable FAR for residential uses: 4.25 
• Proposed FAR for all uses: 3.77
• Proposed FAR for residential uses: 2.90

SETBACKS
• Non-Residential uses- None required
• Residential Uses- Dwelling units located at street level to be set back 

10’ minimum from sidewalk.

SETBACKS PROVIDED
• East (Neighboring Property): Setback varies from ~17’ to 22’
• South (S. King ST and 24th Avenue S): Setback varies from ~10’ 

to 15’
• West (23rd Avenue S) : Setback varies from ~3’ to 17’
• North (S. Jackson St): Setback varies from ~11’ to 62’. N
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14 Turning Passion into Action

DRAFTGOALS
a. The Central Area is a community proud of its culture, heritage, and diversity of people and places. This richness 

derives from the fact that this neighborhood has always been a place of welcome and it has been, and continues to 
be the center of the African American community. 

b. The three community nodes along 23rd Ave at Jackson, Union and Cherry are each distinct with a different niche, 
but together they exhibit or demonstrate the shared identity of the Central Area. These community nodes together 
serve the diversity of cultures in the Central Area and continue to be home to those businesses and institutions that 
are central to the African American community:

 · 23rd and Jackson - Shopping Center: the Central Area’s shopping focal point, and a true “urban village.” 

 · 23rd and Union - Business/Restaurant Center: A small scale commercial hub serving the neighborhood, 
providing a range of residential housing types 

 · 23rd and Cherry - Community/Historic Center: A small scale community and commercial hub providing a variety 
of education, youth and other community activities

c. The Central Area is a community that provides inclusive opportunities for everyone to participate in community 
projects.

VISION DISCUSSION
The Central Area is a neighborhood that requires you to believe in it. It is an inclusive multicultural fabric—that welcomes 
all people, while it is also the heart of the region’s African American community. It has a wealth of cultural heritage—arts, 
schools, library and recreation, while it also has the neighborly feel of a village. It is authentic—a gritty urban fabric, while 
full of mature trees and historic architecture. It is layered—new and old; youth and elders; a single neighborhood with 
multiple business districts—and to those who are committed to it, its richness is revealed.

A DESTINATION WITH 
A UNIQUE IDENTITYA

“I LOVE THE CULTURAL DIVERSITY 
AND DON’T WANT TO LOSE THAT”
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22 Turning Passion into Action

DRAFT
VISION DISCUSSION
The Central Area is unique in that it has multiple discreet business districts, including 23rd Ave at Union, Cherry and 
Jackson. Working together they can provide a broad spectrum of the community’s goods and services, including healthy 
foods. These districts have different characters and have the opportunity to strengthen and solidify as distinct nodes that 
also work together to clearly proclaim the Central Area identity.

A GREAT 
BUSINESS COMMUNITYC

GOALS
a. The Central Area is a culturally and ethnically diverse and economically strong community. Its business districts 

provide the goods and services needed for the multicultural community who live, work, worship and shop there.

“IT IS A GOOD LOCATION FOR 
BUSINESS & A GOOD LOCATION TO 
SERVE THE COMMUNITY”
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18 Turning Passion into Action

DRAFT
VISION DISCUSSION
The Central Area is rich in community assets. It has visual and performing arts programs; a continuum of educational 
facilities; and multiple business districts including some major employers. It is also a community with people from many 
different backgrounds. The opportunity here is to have the assets serve and reflect the community; and for communities 
to have meaningful connections with each other. 

CONNECTED PEOPLE 
AND COMMUNITYB

GOALS
a. The Central Area is a connected and caring community that nurtures and supports all its members especially the 

children, youth and the elderly, and provides programs and services needed by its diverse community. 

b. The Central Area has strong schools with excellent programs and strong enrollment with no achievement gap, 
providing opportunities for all students to succeed and have bright futures.

c. The Central Area is a neighborhood in which the community, community-based organizations, service organizations, 
education/training institutions and the City work together to create pathways to meaningful employment for all its 
youth. 

d. To support cultural diversity, there is improved access to education and employment training opportunities for all, 
especially for its diverse youth.

e. All Central Area youth are empowered and have strong leadership skills.

f. The Central Area has vibrant commercial districts with diverse economic opportunities for area residents, including 
career-path family-wage jobs for its residents.

g. The Central Area has strong entrepreneurship that creates jobs and grows the local economy for the benefit of its 
residents.

h. The Central Area has strong organizations and local leaders who work to anchor the cultural diversity of this 
neighborhood.

“IT FEELS GOOD TO BE 
CONNECTED TO A COMMUNITY”

P
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y
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26 Turning Passion into Action

DRAFT
VISION DISCUSSION
The Central Area neighborhood has an inviting street network that safely connects key destinations for transit riders, 
bicyclists and pedestrians. A principle arterial, 23rd Avenue, runs north-south and moves people and goods within and 
beyond the Central District. The intersections of 23rd Avenue with Union Street, Cherry Street, and Jackson Streets are 
identified as places that play important roles in the community. While we strive to accommodate and balance the needs 
of a variety of users throughout the neighborhood, improving the safety and the walkability of the connections to the 
three nodes along the corridor is paramount to their success.

LIVABLE STREETS 
FOR ALLD

GOALS
a. A community where residents, workers, students and visitors can choose from a variety of comfortable and 

convenient modes of transportation including walking, bicycling, and transit and where our reliance on cars for basic 
transportation needs is minimized or eliminated.

b. The neighborhood has an efficient and effective network of transit including linkages to the proposed East Link light 
rail station that supports land use goals and adequately serves the community.

“I WILL WALK MORE IF THERE ARE 
MORE DESTINATIONS AND A SAFER 
WALKING ENVIRONMENT”

P
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22 Turning Passion into Action

DRAFT
VISION DISCUSSION
The Central Area is unique in that it has multiple discreet business districts, including 23rd Ave at Union, Cherry and 
Jackson. Working together they can provide a broad spectrum of the community’s goods and services, including healthy 
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also work together to clearly proclaim the Central Area identity.
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OPPORTUNITIES

STARBUCKS

WALGREENS

GREATER MT. BAKER 
BAPTIST CHURCH

23RD AVE S.

24TH AVE S.

25TH AVE S.
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TECHNOLOGY 
CENTER

Commercial Node
Establish a sense of place and unique 
identity of the 23rd and Jackson node.

CS2 CS3
Community Gathering & Celebration
Provide a lively space for planned and 
spontaneous community gathering

CS2 PL1

Residential Courts and Garden Space
Increase native landscaping and provide 
opportunity for community garden areas.

D
C3

Consolidate Vehicular Access
Minimize pedestrian path interruptions 
and traffic strain on busy streets and 
residential neighbors.

D
C1

Encourage Through-Block Connections
Create an open, inviting path with “eyes 
on the street” for community & resident 
access.

CS2 PL1
Activate Street-Level Street-Facing Facades
Provide attractive pedestrian amenities 
amid entries to facilitate movement and 
rest along the right-of-way.

CS2 PL3
Complement Adjacent Residential Scale
Respond to adjacent height, bulk, and 
scale of mulit- or single family residences.

CS2 PL3

Create diverse spaces for sales and 
services
Concentrate varied new commercial area 
opposite the established businesses on 
S. Jackson Street and along the improved 
23rd Avenue S.

D
C2 CS2 CS1

BUS STOP LOCATION
Support an efficient and effective network 
of transit that supports land use goals and 
serves the community.

PL4

Micro-Retail
Provide opportunities for small and micro 
retail businesses that activate public open 
space.

CS2 CS3 PL1 PL3 23RD AVENUE ACTION PLAN PRIORITIES

SEATTLE DESIGN GUIDELINE

N
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MASSING AND SITE CONCEPT | DESIGN RESPONSE

OPTION C - PREFERRED C

PROGRESSION OF BUILDING MASSING
Based on early community outreach the applicant determined that 
three significant uses should be provided in the project:

•  Maintain a large grocery store with loading dock on site; 

•  Provide a public gathering space on S. Jackson St

•  Provide pedestrian access through the block, preferably aligned 
with 24th Avenue S. 

Placing these large uses on the site resulted in two separate 
residential buildings above the concrete podium. This basic massing 
was approved at the EDG 1 Meeting, May 10th, 2016. At the EDG 2 
meeting July 26th, 2016 the Board approved the height, bulk and 
scale of the project and allowed it to proceed to Recommendation.

RESPONSE - MASSING

1) Response- Two residential buildings are placed around and through the site to create three  
    significant open spaces- north courtyard, south courtyard, and mid-block open space. These  
    three courtyards provide light and air to every apartment, outdoor space for residents and        
    the public, and significant breaks in the building facades along the site perimeter.

2)  Response- The east building is delineated as three segments. Vertical gaskets that divide       
      the building into three distinct forms are now wider and deeper, identified by a distinct color  
     and high level of transparency. The building is angled away from the neighboring property so  
     that the building setback increases as it approaches the lower intensity zone. 

     The west façade is differentiated by an alternating pattern of two distinct vocabularies             
     A  and B. The three ‘A’ forms are more vertical and step in height to follow the sloping grade            
    of the sidewalk. They sit closest to the sidewalk edge. ‘B’ represents a more highly modulated  
     residential pattern that is set back and acts as infill between the ‘A’ projections. 

      The northwest façade has been inflected inward, giving more space and a sense of        
      enclosure to the plaza. The new form aligns with the meeting room on the other side of the  
     mid-block and accentuates the restaurant located at ground level. The masonry base of the  
     façade is a continuation of the commercial vocabulary along 23rd. The angled upper floor         
     is set back, relating to the east building, and providing a unifying visual connection across          
     the mid-block open space. To the west it repeats at Levels 4 and 5, punching through to       
     create a signature form at the building corner.

                     Physically separating these three forms into multiple, viable buildings will result in 
narrow courtyards with minimal windows creating dark and potentially unsafe exterior spaces. 
Separating buildings requires additional circulation which is complex and inconvenient for 
residents. Energy efficiency would be significantly reduced. If additional courtyards between the 
buildings are provided, it will erode the significant public-facing plazas and setbacks throughout 
the site.

To emphasize the division into three distinct but connected building forms, color, material and 
detail are varied from segment to segment to add movement and interest to the façade.

3) Response-

4) Response-                     Four building vocabularies are utilized in the project, each has multiple  
variations. 

The commercial vocabulary includes brick piers with storefront infill for a highly transparent 
street front facade.

The apartment vocabulary along street facing facades includes brick, accent panel infill, and 
projected bays. Metal cladding and fiber cement panels are used at upper levels and interior 
courtyards. The townhouse vocabulary includes brick, fiber cement, overhanging roofs and 
stoops.The fourth vocabulary includes special detailing that occurs at resident amenity spaces, 
plaza retail, and along the 24th Avenue connector. It includes signature elements including 
practical art, patterned screens, colorful glazing, and unique mullion patterns that reflect 
neighborhood cultural influences. 

ADDITIONAL BOARD GUIDANCE - MASSING
(Taken from the Second EDG Report dated 8/25/16)

1) Guidance- the Board directed the applicant to design with            
     intent to capture daylight and sun on open spaces and for  
     units across the proposal 

2) Guidance- Provide additional variation in building size,     
     form, orientation and use.

3) Guidance- The Board determined that the east building  
     is too monolithic and expects to see the form broken into  
     smaller buildings.

4) Guidance- A better building hierarchy needs to be       
    developed to communicate a townhouse vocabulary, an  
    apartment vocabulary, commercial vocabulary etc. that is  
    both separate and related. 

    ALSO

     Limit the number of building vocabularies- readjust the      
    design approach for greater unity without monotony.

5) Guidance- The architect is depending too much on slight  
     changes in materials to mitigate the regularized bulk of      
     the large building forms.

5)  Response- Vertical and horizontal modulation of the facades is provided by recessed        
    gaskets, change  in wall plane, and variation at the roof edge. As secondary detail has been  
    developed, change in material is always supported by a pronounced change in plane and      
    does not rely on superficial surface treatment.

PERTINENT DESIGN GUIDELINES:

CS1-B-2 Daylight and Shading

CS2-D-1 Existing Development and Zoning

CS2-D-3 Zone Transitions

CS2-D-4 Massing Choices

DC2-A-1 Site Characteristics and Uses

CS2-B-2 Connection to the Street
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MASSING AND SITE CONCEPT | PLACEMAKING
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OVERLAPPING FUNCTIONS/INTERGENERATIONAL

RAD LABS POCKET PARK, SAN DIEGO

SLABTOWN MARKETPLACE,  PORTLAND

CHOPHOUSE ROW, SEATTLE

ODIN APARTMENTS,  SEATTLE

POLYMORPHIC KINETIC INSTALLATION 

BELFIELD HOMES, PHILADELPHIA ,  ONION FLATS

300 IVY,  SAN FRANCISCO, CA .STACKHOUSE,  SEATTLE EXPO APARTMENTS,  SEATTLE
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MASSING AND SITE CONCEPT| BUILDING FORM

POLYMORPHIC KINETIC INSTALLATION 

EXPO APARTMENTS,  SEATTLE
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23RD AVENUE S.

25TH AVENUE S.

NC3P-65 NC2-40

Greater Mount Baker 
Baptist Church

N

ALIG
N

ED

Increase angle for increasing 
setback toward lower 
intensity zones.

Further emphasis of 
segmented building form 
with wider and deeper 
gaskets.

Linear East building defines 
the Mid-Block Open Space.

Residential amenity 
HUB activates the 24th 
Connector.

Establish a strong 
commercial street edge 
while providing modulation 
and interest at pedestrian. 
level.Rhythmic pattern of 

alternating forms.

Small Retail 
Pavilions provide 
street activation and 
reduction in scale 
along the street.

Undulated North 
facade frames the 
Jackson Street 
Plaza, provides 
visual connection to 
the East building.  

Residential lobby 
and meeting room 
activate the plaza 
and the 24th 
Connector.
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DESIGN GUIDANCE RESPONSE



Study the pedestrian edge along S. Jackson St. Provide alternate 
sketch concepts for retail in this area.
Demonstrate opportunities for a strong sense of place to develop in 
publicly accessible open spaces.
Revise north building form on S. Jackson to better respond to the 
plaza.

Provide further definition of Meeting Room program.

Demonstrate building transparency along 23rd Ave. S. and S. 
Jackson St.

S. JACKSON ST.

Demonstrate building transparency along 23rd Ave. S. and S. 
Jackson St.

Redesign the southwest building corner to reduce height and 
respond to grade.

23RD AVE. S.

Provide details of the Mid-Block open space, including pedestrian 
transitions from public to private.

MID-BLOCK

EAST

Respond to neighboring lower intensity zones, specifically along 
the east property line.

Show hierarchy of street connections for commercial, residential 
and community use. 

ENTRIES

12
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Items below are a summary of Board Guidance provided  in the 
Second Early Design Guidance Report issued for the Second Early 
Design Guidance Meeting was held on 7/26/2016.
See appendix for complete documents.
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DESIGN GUIDANCE RESPONSE | ENTRIES AND WAYFINDING

BOARD GUIDANCE 

ENTRIES AND WAYFINDING
1) Guidance- The Board wants to see main             
    residential entries that are identifiable.

2) Guidance- Present a full ensemble of            
    entry hierarchy and way finding.

 
RESPONSE

ENTRIES AND WAYFINDING
1) Response- The primary residential entry is located at the  
     north end of the East Building, adjacent to the S. Jackson  
     plaza and the Mid-Block Open Space. It will be marked         
     by distinctive signage and lighting, and afford a secure and  
     recognizable front door for residents.

2) Response-                      Material and color, signage and lighting will  
be used to differentiate primary and secondary residential 
entries from commercial entries.

Grocer entries are characterized by signature storefront 
mullion pattern with specialty glazing, and unique canopies.

Secondary retail entries will be differentiated from the 
grocer though use of varied signage, canopies and storefront 
specific to each tenant.

Parking and loading entries are located to minimize conflicts 
with vehicles and non-motorists, and utilize signage and 
lighting to increase safety and visibility.

Townhouse entries along S. King Street are setback from the 
sidewalk with raised stoops, landscaped yards, and more 
finely scaled details that provide privacy for residents and 

interest for passersby.

EN
TR

IES 
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LEGEND

L1 RETAIL

L1 LARGE RETAIL L1 COMMERCIAL

23RD AVE. S.
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L1 UNITS

L1 UNITS

L3 UNITS

L3 UNITS

L2 UNITS

L2 LOBBY

L3 MTG.
RM.

L2 UNITS

L1 UNITS

L2 
RESIDENTIAL 

AMENITY

L2
 R

ET
AI

L 
M

EZ
Z. GROCERY ENTRY 

FROM PARKING

PERTINENT DESIGN GUIDELINES:

CS2-D-5 Respect for Adjacent Sites                 
PL3-A-1.d Individual Entries                                    

PL3-A-4 Ensemble of Entries                              
DC1-B-1 Access Location and Design             
PL3-A-1.c Common Entries

RESIDENTIAL

COMMERCIAL

LOBBY /  AMENITY

RETAIL PARKING

RESIDENTIAL PARKING

LOADING DOCK

BIKE ENTRY

RETAIL LOBBY

ENTRY TYPE

PRIMARY RESIDENTIAL ENTRY

GATE AT  24TH CONNECTOR 
(AFTER HOURS)

SECONDARY RESIDENTIAL ENTRY

RES.AMENITY

TOWNHOUSE UNITS

GROCER MAIN ENTRY

RETAIL PAVILION ENTRY

RETAIL SECONDARY ENTRY

USES
LEGEND

PUBLIC

PUBLIC RIGHT OF WAY

EXTERIOR SPACE TYPE

SEMI-PUBLIC

SEMI-PRIVATE

PRIVATE



PERTINENT DESIGN GUIDELINES - EAST:

CS2-D-1 Existing Development and Zoning

CS2-D-3 Zone Transitions

CS3-A-2 Contemporary Design

DC2-A-2 Reducing Perceived Mass

DC2-B-1 Façade Composition

DC2-C-1 Visual Depth and Interest

BOARD GUIDANCE - EAST
1) Guidance- The Board directed the applicant to further develop upper level   
     transitions at the zone change from NC3-65 to NC2-40 on the east side of  
     the building and to make the transition to the lower zone more evident.

2) 

3) Guidance- The Board noted that one cannot see the planned or          
    perceived activity at the Jackson Street open space if one drives from the     
     East. The Board suggested the applicant review this project approach and       
    make alterations as necessary.

Guidance- The Board directed the applicant to create a stronger more        
meaningful and recognizable “gasket” form on the east building and/or     
separate the east building into two or three buildings to reduce the bulk and      
scale.

RESPONSE - EAST
1)  Response- The linear form of the building resulted from aligning the mid-block open space 24th  
     Avenue. It presents a narrow facade to both S. Jackson and S. King Street. The linear form of the  
     building resulted from aligning the mid-block open space 24th Avenue. It presents a narrow facade  
     to both S. Jackson and S. King Street. The height of the east building is 3’ lower than zoning allows.  
     The building is setback significantly from the east and south property line to allow for landscaped  
     yards facing the low intensity zones. 

       The building is made up of three segments separated by gaskets. At the southeast segment the  
      building terraces back at Level 3 and Level 7, and the roofline changes to a deep overhang on the  
      east, south and west sides.

       At grade, the building base is characterized by a two- story townhouse vocabulary, with fine grain  
      detail of similar scale to the adjacent single family neighborhood. This vocabulary includes high  
      quality materials, projecting bays with overhanging roofs, and first floor entries with stoops. 

2) Response- The width and depth of the gaskets have been increased. The angle of the center  
     segment away from the property line is more pronounced. Color, material and detail are varied from  
     segment to segment to add movement and interest to the façade and to emphasize the division  
     into three distinct but connected building forms.

      Physically separating these three forms into multiple, viable buildings would result in narrow  
     courtyards with minimal windows which would be dark and potentially unsafe. The circulation  
     system becomes complex and inconvenient for residents. Energy efficiency would be significantly  
     reduced.

3) Response- The northeast segment of the building has been setback 10-12’ from S. Jackson St.  
    at the upper levels. The street level façade is set back an additional 2’, and is characterized by a  
    distinctive glazed wall that engages the pedestrian and leads them into the plaza beyond.

EAST BUILDING - EDG II,  JULY 26, 2016

EA
ST
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N

NC3P-65
NC2-40

SOUTH SETBACK
+/- 34’ (CURRENT)

+/- 27’ (EDG II)

SOUTH SETBACK
+/- 24’ (CURRENT)
+/- 17’ (EDG II)

GASKET
+/- 10’ (CURRENT)
+/- 5’ (EDG II)

GASKET
+/- 16’ (CURRENT)
+/- 11’ (EDG II)

CENTERSOUTHEAST NORTHEAST East building is 3’-3” lower 
than max. allowed zoning 
height.
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Overhanging roof has been added 
around the south, east and west to 
provide detail and modulation at the 
roof edge.

Deep color at recessed gasket 
typical

Roll-up door 
at Makerspace

Level 7 has been set back 4’ along 
the east side. Apartment terraces 
will be located along this edge.

Northeast building is setback 10’ 
from property line. 

Distinctive screen element and 
specialty glazing at base.
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4/22/2017

23RD & JACKSON
DRB - SETBACK DIAGRAMS - EAST & WEST

SCALE:  1/32" = 1'-0"W.100
1 SETBACK DIAGRAM - EAST

SCALE:  1/32" = 1'-0"W.100
2 SETBACK DIAGRAM - WEST
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EAST

EAST FACADE WITH SETBACK DIAGRAM

LEGEND

Level 7 Building Line

Townhouse Entries

Bike Entry

East Property Line

Footprint at Grade

Level 5 Building Line

KEY PLAN
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  NORTHEAST CORNER - EDG 2 - JULY 26TH, 2016

  NORTHEAST CORNER FROM S. JACKSON ST.

1 NC3P-65

Building bends away from 
neighboring property providing 
greater setback from the lower 
intensity zone.

Gasket color repeats at bay inset

Angled facade 
at west building 
beyond.

The building is set back 10’ 
from the property line at 
the upper levels. Additional 
cutaway and special 
detailing at the base engage 
patrons and pedestrians 
approaching from the east.

Narrow facade where 
building meets S. Jackson 
Street.

EA
ST

79’
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2

  SOUTHEAST CORNER - EDG 2 - JULY 26TH, 2016

VIEW FROM NEIGHBORING PROPERTY LOOKING NORTHWEST

25TH AVENUE S. LOOKING WEST

N

3
2

1
2

3

KEY PLAN

Overhanging roof has 
been added around the 
south, east and west 
to provide detail and 
modulation at the roof 
edge.
Level 7 has been set 
back 4’ along the east 
side. Apartment terraces 
will be located along this 
edge.

Deep color at recessed 
gasket typical

Two- story townhouse 
vocabulary provides  
scale and retail relating 
to the single family 
neighborhood. 

Resident terraces occur 
above and within the 
bays, activating the east 
facade. 

Recessed gasket in 
deep color provides 
strong vertical break in 
the building; overhangs 
modulates roof edge.

Projecting bay elements 
in contrasting color 
modulate the scale of the 
center building form. 

Deep color at gasket 
between bay and building 

Bicycle room entry, 
Makerspace, and 
resident outdoor space.

Modulation and detail 
scaled to relate to LR2 
zone across S. King 
Street.

Townhouse flats with 
individual patios, yards 
and entries.

NC2-40

EAST
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PERTINENT DESIGN GUIDELINES - MID-BLOCK:

CS2-B-2 Connection to the Street

CS2-B-3 Character of Open Space

CS2-D-3 Zone Transitions

CS2-D-4 Massing Choices

CS3-A-4 Evolving Neighborhoods

PL1-B-1 Pedestrian Infrastructuret.

PL1-B-3 Pedestrian Amenities

PL3-B-2 Ground Level Residential

PL3-B-4 Interaction

DC2-D-1 Human Scale

RESPONSE - MID-BLOCK
1)  Response- The mid-block open space provides significant benefit to the neighborhood. The wide separation   
      between buildings allows sunlight to penetrate the site.  The opening reinstates the visual connection from       
      north to south that was lost when 24th Avenue was vacated and the Promenade 23 shopping center was built.

       At the north, public access is provided from the Jackson St. Plaza. The south entry begins at the intersection  
      of 24th Avenue and S. King St. Since the second EDG, units that partially blocked view and access into the mid- 
      block have been removed. As a result the southern approach to the site is wide and welcoming, characterized  
      by extensive landscaping,  interactive street furniture, and playful steps and ramps.

       Multiple resident entries occur along the open space providing access to lobbies, amenity spaces, and ground  
      related units. This will activate the space and provide eyes on the street to improve neighborhood safety.

BOARD GUIDANCE - MID-BLOCK
1) Guidance- The Board directed the applicant to make many connections to  
      the street right of way and to create open space that is accessible, sunlit    
     and visible.  

4) Guidance- The Board asked to see more detail on the building forms       
    i ncluding balconies, ground level units and how they bring activity to the      
     ground plane, gardens, upper level modulation, rooftop uses or features,       
   etc. 

2) Response- Located within the mid-block the 24th Avenue Connector is open to the public during ‘park’ hours,  
     and provides an accessible route through the site. An ornamental pivot gate is located at the north entry, and a  
     sliding mesh gate is located at the south. 

      A series of wayfinding elements including signature pedestrian lights, platform benches, and special paving runs  
     the length of the connector.

      The primary resident amenity spaces are located on the the mid-block. They are highly recognizable due to      
      uniquely patterned, colorful glazing at the building base, with patterned cladding above. These actively used       
     spaces will contribute to public life by activating the open space and the adjacent streetscapes.

2)Guidance- The Mid-block open space should be visually recognizable as    
 a passageway, inviting and accessible to the public.  The Board anticipates      
 that the area will be open, not gated.

3) Response- Townhouses with stoops line the project perimeter at the south and east edges.

4) Response- The south facade features the townhouse vocabulary at its base, residential units with balconies at  
     mid-levels, and recessed terraces with overhanging roofs at the top. Ground related units throughout the project  
     have the opportunity for tenant yards and gardens.

3) Guidance- Create and expand townhouse stoops along King Street.

 WEST BUILDING, SOUTH - EAST CORNER - EDG II,  JULY 26, 2016 S. VIEW LOOKING NORTH - EDG II,  JULY 26, 2016M
ID

-B
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23RD & JACKSON
DRB - SETBACK DIAGRAMS - SOUTH &
NORTH

Secondry Residential Entry

South Property Line

Footprint at Grade

Level 5 Building Line

Townhouses with stoops line the 
project perimeter at the south 
and east edges.

Resident amenity space with 
uniquely patterned, colorful 
glazing at the building base, and  
patterned cladding above.

An overhanging roof has been 
added along  the south to 
provide detail and modulation at 
the roof edge.

Level 7 has been set 
back 4’ along the 
south side. Apartment 
terraces are located 
along this edge.

Units have been 
removed on the top 
floor, lowering the 
height at the corner 
approximately 10’.

A roof deck has been 
added at Level 7 to 
activate the corner
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NC2-40

Narrow facade (82’) 
where building meets S. 
King Street.
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SOUTH FACADE WITH SETBACK DIAGRAM

Townhouse Entries

Bike Entry

Residential Parking Entry

Loading Dock Entry
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  SOUTH VIEW AT EDG 2 - JULY 26TH, 2016

1

KEY PLAN

N

1

1

Level 7 has been set 
back 4’ along the 
south side. Apartment 
terraces are located 
along this edge.

An overhanging roof 
has been added 
along  the south to 
provide detail and 
modulation at the 
roof edge.

Townhouses with 
stoops line the 
project perimeter at 
the south and east 
edges.

Elevator provides 
accessible route

Resident amenity 
space with uniquely 
patterned, colorful 
glazing at the 
building base, and  
patterned cladding 
above.

Townhouse 
vocabulary continues 
through mid-block 
open space.

Ground related 
townhouses continue 
along 24th Avenue S.

Expanded planting 
and pedestrian 
amenities in right of 
way.

Specimen 
Tree.
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Bioretention planters 
thoughout the site 
tell a sustainability 
story, provide privacy 
between public 
path and resident 
terraces.

Wayfinding elements 
include lighting, 
specialty paving, 
platform benches 
and plantings.

Gracious grade 
transition at plaza 

Ornamental gate 
acts as practical 
art whether open or 
closed

Resident amenity 
space with uniquely 
patterned, colorful 
glazing at the 
building base, and  
patterned cladding 
above.

Mesh sliding gate 
disappears into 
landscape
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BOARD GUIDANCE - 23RD AVE. S.
1) Guidance- The Board directed the applicant to reduce the height of the              
     southwest corner of the building.  

2) Guidance- The Board wants to see a highly transparent building proposal 

     on both 23rd and Jackson to support an active pedestrian environment and 

    s ense of openness between the commercial uses and public realm.

RESPONSE- 23RD AVE. S.
1) 

 

Response- Two apartments were removed on Level 7 at the southwest corner and          
converted to a 1400 SF resident roof deck. The building height at this corner has been 
reduced approximately 10’.

3) Guidance- The vertical building hierarchy above the first and second levels 

     needs to be more fully developed and distinguishable.

Response- The 23rd Avenue S. façade is characterized by a high level of transparency.     
The commercial vocabulary is made up of a rhythymic pattern of brick piers with      
storefront glazing infill, forming a strong pedestrian oriented street edge. 71% of the  
façade is transparent with no blank walls >10’ wide.

5) Response- Brick and metal cladding are used extensively along street facades and  
     pedestrian walkways. Fiber-cement panel is used primarily at walls and courtyards  
     internal to the project.

6) Response- Brick is the primary material proposed for the base of the building,      
     extending typically to 30-40 feet above grade.

Response- The ‘B’ vocabulary has projecting bays with overhanging roofs that add         
 detail and modulation at the upper levels. This material palette and detailing references   
the townhouse vocabulary proposed for S. King Street.

Response- The building is characterized by brick cladding at the commercial base           
which extends to include the lower 2-3 levels of apartments. The top edge of the        
brick steps to follow the grade, and the floors above are set back, creating horizontal    
modulation and reducing the apparent scale of the building.

4)

3)

4) Guidance- The Board asked to see more detail on the building forms including            
    balconies, ground level units and how they bring activity to the ground plane, 

     gardens, upper level modulation, rooftop uses or features, etc. 

6) Guidance- The Board would like to see brick at the lower levels.

5) Guidance- The Board directed the applicant to use high quality materials 

    throughout the proposal. 

2)

PERTINENT DESIGN GUIDELINES - 23RD AVE. S. :

CS2-A-1 Sense of Place

CS2-A-2 Architectural Presence 

CS3-A-4 Evolving Neighborhoods

PL3-C-1 Porous Edge

PL3-C-2 Visibility 

DC1-A-1 Visibility

DC2-A-2 Reducing Perceived Mass

DC2-B-1 Façade Composition 

DC2-C-1 Visual Depth and Interest

DC4-A-1 Exterior Finish Materials

SOUTH-WEST CORNER - EDG II,  JULY 26, 2016
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23RD & JACKSON
DRB - SETBACK DIAGRAMS - EAST & WEST

SCALE:  1/32" = 1'-0"W.100
1 SETBACK DIAGRAM - EAST

SCALE:  1/32" = 1'-0"W.100
2 SETBACK DIAGRAM - WEST
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GASKETGASKETGASKET

GASKET

A2A1 B1 B2 A3

• Light Brick masonry cladding.
• Highly transparent storefront.

• Warm Brick masonry cladding.
• Bays with overhanging roofs.
• Highly transparent storefront.

• Light Brick masonry cladding.
• Highly transparent storefront.

• Warm Brick masonry cladding.
• Bays with overhanging roofs.
• Highly transparent storefront.

• Light Brick masonry caldding.
• Highly transparent storefront.

Stepped horizontal 
datum of 
streetfront facade.

Upper floors set 
back above brick 
base typical, 
dimension varies

Vertical modulation and 
alternating building 
vocabularies break 
up long facade while 
maintaining a strong 
street edge. 

Units have been 
removed on the top 
floor, lowering the 
height at the corner 
approximately 10’.

An Overhanging 
roof has been 
added around the 
south and west to 
provide detail and 
modulation at the 
roof edge.

A roof deck has 
been added at 
Level 7 to activate 
the corner

Main Grocer Entry

LEGEND

Retail Secondary Entry

Setback

Level 7 Building Line

West Property Line

Footprint at Grade

Level 5 Building Line

Unique corner 
element.
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OPEN TO 
COURTYARD

KEY PLAN

WEST FACADE WITH SETBACK DIAGRAM

Varied setbacks break up the 
building facade, provide eddies for 
activity along the sidewalk 

Significant Break Between
North and South Buildings

23R
D

 AVE. S.
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”
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  SOUTHWEST VIEW - EDG 2 - JULY 26TH, 2016

1
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1,42

KEY PLAN
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An overhanging roof has been 
added around the south and west 
to provide detail and modulation at 
the roof edge.

Level 7 has been set back 4’ along 
the south side. Apartment terraces 
will be located along this edge.

Units have been removed on the 
top floor, lowering the height at the 
corner approximately 10’.

A roof deck has been added at 
Level 7 to activate the corner

Line of roof at EDG



2 3

4

PRIMARY GROCER ENTRY ON 23RD AVENUE S. RETAIL ENTRY, 23RD AVENUE S. AND S. KING ST. INTERSECTION

GROCER TERRACE, ALONG 23RD AVE. S. 

Primary 
Grocer Entry

23R
D

 AVE. S.
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BOARD GUIDANCE -  S. JACKSON ST.
1) Guidance- The Board agreed with the public that this site should be designed for the  
     community of users it now serves including and not limited to the following spaces:  
     a large ground level area for a grocery, many smaller commercial areas for mid-    
     size commercial and interesting retail building forms that would accommodate micro  
     commercial and kiosks for commercial uses as well. 

5) Guidance- The design should include an outdoor location for music performance which  
      could include a specific area, overhead weather protection and electricity. 

6) Guidance- The Board directed the applicant to use high quality materials throughout the  
    proposal. 

7) Guidance- The Board would like to see brick at the lower levels.

RESPONSE -  S. JACKSON ST.
1) 

2) Guidance- The Board wants to see an exploration of larger facades on Jackson     
    above the first level to further announce and articulate the building.

3) Guidance- The Board wants to see a highly transparent building proposal on       
    both 23rd and Jackson to support an active pedestrian environment and sense of      
    openness between the commercial uses and public realm.

4) Guidance- Create and further develop a stronger corner at 23rd and Jackson. 

2)

4) Response-

Response- The buildings along S. Jackson have a strong architectural presence that provides the backdrop  
for the activity in the S. Jackson St. Plaza. The four-story brick clad base of the west building has been 
undulated to better frame the retail plaza and to open the aperture into the mid-block. The commercial 
vocabulary used along 23rd Avenue continues onto the north façade. At the upper levels color and pattern 
are used to differentiate the apartment vocabulary.  The uppermost floor is angled back,  decreasing the 
height of the building above the street and reducing the shadow cast along S. Jackson St. The east building is 
characterized by a simplified apartment vocabulary at upper floors, supported by an angled feature wall at its 
base. The base is characterized by uniquely patterned and colorful glazing that marks resident lobby, leasing 
and amenity spaces.

Response- The project has been designed to accommodate a variety of retail uses including a large grocer 
with loading dock, three mid-size retail spaces including a restaurant, and three micro-retail pavilions. 

                     At the intersection of 23rd and Jackson the building is setback from the corner to allow a generous  
space for pedestrian flow and circulation. The grade transition between the Jackson St, Plaza and 23rd has been 
designed to incorporate seating and plantings to define the corner as an active and lively gathering space. A 
projecting, angled bay extends at level 4-5 to mark the corner and provide additional overhead protection. The 
dark cladding and angle of the bay relate to the upper floor and provide contrast and interest against the light 
brick. Level 6 and 7 terrace back above the bay. An overhanging roof above the corner reduces height and scale.

  

3) Response- The commercial vocabulary along S. Jackson is made up of a rhythmic pattern of brick piers with  
       storefront glazing infill, providing a sense of openness between the plaza and the retail uses. 71% of the      
      façade  is transparent with no blank walls >5’ wide.

5) Response- A raised platform stage frames the east edge of the plaza. Electricity will be provided. Seasonal      
    overhead protection may be provided by a removable fabric canopy as needed.

6) Response- Brick, glazed storefront, and metal cladding are used extensively along street facades. Multi-     
    colored  accent panels are used as infill in brick facades. Fiber -cement panel is used sparingly at upper levels.

7) Response- Brick is used extensively at the first four levels of the west building. 

PERTINENT DESIGN GUIDELINES: 
 
CS2-A-2 Architectural Presence

CS2-B-2 Connection to the Street

CS2-C-1 Corner Sites

CS3-A-4 Evolving Neighborhoods

PL1-A-2 Adding to Public Life

PL1-B-2 Pedestrian Volumes

PL1-B-3 Pedestrian Amenities

PL1-C-2 Informal Community Uses

PL1-C-3 Year-Round Activity

PL3-C-1 Porous Edge

PL3-C-2 Visibility

PL3-C-3 Ancillary Activities

DC1-A-1 Visibility

DC1-A-4 Views and Connections

DC2-A-1 Site Characteristics and Uses

DC2-B-1 Façade Composition

DC2-D-1 Human Scale

DC2-D-2 Texture

DC2-E-1 Legibility and Flexibility

DC3-C-2 Amenities/ Features

DC4-A-1 Exterior Finish Materials

PL1-C-2 Informal Community Uses

RETAIL CORNER AT 23RD AND JACKSON - EDG II,  JULY 26, 2016JACKSON ST. PLAZA - EDG II,  JULY 26, 2016
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23RD & JACKSON
DRB - SETBACK DIAGRAMS - SOUTH &
NORTH

PR
OP

. L
IN

E

PR
OP

. L
IN

E

NORTH FACADE WITH SETBACK DIAGRAM

Special mullion 
pattern and glazing 
variation at grocer 
entry. 

Terraced setback of 
level 6 and 7

Projecting bay at 
corner

Commercial 
vocabulary of with 
four-story brick 
base continues 
from 23rd AvenueSpecial mullion 

pattern and glazing 

at restaurant. 

Gracious grade 
transition  from S. 
Jackson Plaza to Mid-
Block 

Overhanging roof

Micro-retail Pavilions with 
sheltering canopy

Undulated North facade 
frames the Jackson Street 
plaza.

Angled upper floor 
relates to east Building. 

Amenity vocabulary 
characterized by 
angled base with 
unique pattern and 
colorful glazing

Colorful glazing with 
special pattern.

23R
D

 AVE. S.
S. JACKSO

N
 ST.

Retail Secondary Entry
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N

Primary Grocer Entry

Primary Residential 
Entry

Retail Lobby

Retail Pavilion Entry

Retail Parking Entry

LEGEND

Level 7 Building Line

West Property Line

Footprint at Grade

Level 5 Building Line

KEY PLAN



NORTH WEST CORNER - EDG 2 - JULY 26TH, 2016

1
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Change in roof form  
reduces height and scale

Terraced setback of level 
6 and 7

Projecting, angled bay 
marks corner, provides 
additional overhead 
protection

Micro-Retail Pavillions and 
canopy reduce building 
scale at plaza

Undulating north wall 
frames plaza

Due to dark color 
and angle, upper 
floor recedes to 
reduce apparent 
scale

Prominent grocer entry
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2

11

2

2

KEY PLAN

23R
D

 AVE. S.
S. JACKSO

N
 ST.

Jackson St. Plaza will be 
activated by neighborhood 
gatherings and informal 
community uses including 
bus stop, performances, 
seasonal markets and 
kiosks.

Gracious grade transition  
from S. Jackson Plaza to 
Mid-Block 

Resident lobby, leasing 
and amenity space with 
uniquely patterned, 
colorful glazing 
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MOYO RESTAURANT,  CAPE TOWN, TSAI  DESIGN STUDIO

OLVERA STREET, 

LOS ANGELES

POTENTIAL DOORS AND WINDOWS TO BE USED ALONG RETAL MEWS

EL MERCADO DE SAN MIGUEL, 

MADRID,  SPAIN

MICRO-RETAIL PAVILIONS AND CANOPY

RETAIL 
PAVILION 3

(2 RETAILERS)

RETAIL 
PAVILION 2

(4 RETAILERS)

RETAIL 
PAVILION 1
(1 RETAILER)

MICRO-RETAIL PAVILIONS

RETAIL MEWS STUDY

S.
 JA

CK
SO

N
 S

T.

Micro-Retail Pavilions are designed for 
flexibility to fit different sizes and types of 
tenants. 

Cladding and storefront is designed to be 
customizable for each unique tenant.
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VIEW FROM MEWS LOOKING EAST VIEW FROM MEWS LOOKING EAST

VIEW FROM PLAZA LOOKING WEST VIEW FROM PLAZA LOOKING WEST
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RESIDENTIAL ABOVE

GROCER
MEZZANINE

GROCER
MAIN FLOOR

ENTRY AT 
S. JACKSON ST.

GROCER SECTION PERSPECTIVE

GROCER ENTRY ON 23RD AVE. S.
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Grocer Entry

Grocer Entry

Line of 
Sidewalk at 
23rd Ave. S.
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3D Plan View of Grocer Space
04/07/2016

2309 S. JACKSON ST.  SEATTLE, WA 98144

RETAIL PARKING 
ACCESS

AT GRADE ENTRY 
ALONG S. JACKSON 
STREET

AT GRADE ENTRY ALONG 
23RD AVENUE S.

RETAIL 
MEWS GROCER 

MEZZ.

POTENTIAL 
GROCER

MICRO-RETAIL PAVILIONS

S. Ja
ckson St.

23rd Ave
. S

.

23R
D

 AVE. S.
S. JACKSO

N
 ST.
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RESPONSE - MEETING ROOM
1) Response-                      The primary use of the meeting room is as a resident amenity 

adjacent to the main entry lobby. It will be used as a lounge, meeting space, 
and event space. Use of the room will be curated by building management, 
and it will be available by reservation for sanctioned events by the community. 
Examples of appropriate meeting uses would be Design Review Board, or 
Central Area Land Use Review Committee Meetings.

Moving the restaurant to the east side of the plaza would isolate the 
restaurant form retail activity, and minimize access to the meeting room 
by building residents and staff. The proposed configuration offers the best 
opportunity for activation of these spaces as well as the adjacent public plaza.

BOARD GUIDANCE - MEETING ROOM
1) Guidance- Provide further definition of Meeting Room         
     program:

The board suggested moving the community room use to the 
main north façade retail area and locating a lively retail use 
such as a restaurant or cafe at the signature small box space 
or some other use that will be open and create activity for 
long hours of the day.  
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Transit Facility Standards
• 120’ curb space 
• Two 10’ x 12’ ADA Pads
• Single shelter
• Tree canopy must clear 14’
• Minimum 6’ wide rear door clearance
• 3’ setback from curb for all objects

NEW RENDERING TO FOLLOW

STAFF GUIDANCE 
In MUP Correction 1 staff 
suggested that additional 
planting should be added along 
S. Jackson Street. 

RESPONSE
Bus zone criteria are provided 
by King County Metro, and 
preclude adding planting along 
the bus loading zone.

BUS LOADING ZONE DETAIL

23R
D

 AVE. S.
S. JACKSO

N
 ST.
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DEPARTURE REQUESTS



Development Standard:
 23.47A.008.A.3 Street-level street-facing facades shall be located 
within 10 feet of the street lot line, unless wider sidewalks, plazas, or 
other approved landscaped or open spaces are provided.

Request / Proposal:
Approve proposed voluntary setback from street lot lines along 23rd 
Avenue S., S. Jackson Street, and 24th Avenue S. in excess of 10’-0”.

Justification:
This departure is requested to enhance the character of the pedestrian 
environment at a prominent corner of the neighborhood. Proposed 
setbacks along 23rd Avenue S. vary from 3’-7” to 17’-8” and along S. 
Jackson Street from 12’-1” to approximately 82’-10” from the street lot 
line. The additional distance from the building facade will accommodate 
a variety of landscape, hardscape, seating, entry and weather protection 
options.  The setback along S. King Street will provide clearance and 
visibility for pedestrians adjacent to loading and residential parking 
driveways.  Proposed setbacks along S. King Street vary from 4’-7” to 
12’-10” between 23rd Avenue S. and 24th Avenue S, and from 12’-4” 
to 16’-0” between 24th Avenue S. and the east property line.  Proposed 
setbacks along 24th Avenue S. vary from 10’-11” to 12’-7”.

Supporting Design Guideline:  
CS3 B.2 Urban Pattern and Form - Connection to the Street
PL1.C.2 Informal Community Uses

DEPARTURE 1 
BASIC STREET LEVEL REQUIREMENTS

Development Standard:
 23.47A.008.C.1 - Requires that 80% (minimum) of a structure’s street-
level frontage width along a principal pedestrian street shall be occupied 
by approved uses. The remaining 20 percent of the street frontage may 
contain other permitted uses and/or pedestrian entrances.

Request / Proposal:
Allow 41% of street level frontage to include uses not listed in 
23.47A.008.C.1 including public plaza, through block access, residential 
lobby, and leasing offices, commercial parking entry, landscaped side 
yard and resident access.

Justification:
Proposed uses are compatible with the pedestrian designation and will 
provide street activation and additional space for pedestrian traffic flow 
and volume due to commercial uses, the bus stop, and the seasonal 
community events.

Supporting Design Guideline:  
PL1 A.2 Network of Open Spaces - Adding to Public Life:
Seek opportunities to foster human interaction through an increase in 
the size and/or quality of project-related open space available for public 
life. Consider features such as widened sidewalks, recessed entries, 
curb bulbs, courtyards, plazas, or through-block connections, along 
with place-making elements such as trees, landscape, art, or other 
amenities, in addition to the pedestrian amenities listed in PL1.B3. 
 
Supporting Design Guideline: 
PL1 A.2 Network of Open Spaces-Adding to Public Life
PL1 C.2 Informal Community Uses

DEPARTURE 2
STREET FRONTAGE USES

1 2

Development Standard:
 23.47A.032.A.2a - In pedestrian designated zones, if access is not 
provided from an alley and the lot abuts two or more streets, access to 
parking shall be from a street that is not a principal pedestrian street.

Request / Proposal:
Allow parking to be accessed from South Jackson Street, a principal 
pedestrian street.

Justification:
This departure is requested to enhance pedestrian safety by maintaining 
an uninterrupted 875’-0” pedestrian perimeter along S. Jackson Street and 
23rd Avenue S. Garage access to retail parking from an arterial rather than 
a neighborhood street aids in wayfinding for retail patrons and reduces 
commercial impacts on the adjacent low rise neighborhood. This location 
provides maximum convenience for retail patrons, which helps ensure 
success of the retailers. In turn, successful retail activates the pedestrian 
experience along the street

Supporting Design Guideline:  
PL1 B.2 Walkways and Connections - Pedestrian Volumes

DEPARTURE 3
PARKING LOCATION AND ACCESS

3
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Development Standard:
23.54.030.F.2.b.2 - For two way traffic, the maximum width of curb cuts 
is 25 feet, except that the maximum width may be increased to 30 feet if 
truck and auto access are combined.

Request / Proposal:
Allow a curb cut in excess of 30 feet on South King Street, an access 
street. 

Justification:
One 65 foot combined curb cuts in proposed for loading access and 
residential parking entry/exit. Applicant was directed by SDOT (Emily 
Ehlers, Elizabeth Sheldon, Trevor Partap, and John Merek) at a meeting 
on 9/13/2016, to provide a single combined curb-cut on S. King Street 
with sufficient width to accommodate loading entry, residential garage 
entry and exit. The result is an uninterrupted sidewalk and planting strip 
along 23rd Avenue and improved pedestrian safety.

Supporting Design Guideline:  
DC1 B.1 Access Location and Design

DEPARTURE 4
CURB CUT WIDTHS

4

Development Standard:
23.47A.008 C 4.c -  Overhead weather protection. The overhead weather 
protection must be provided over the sidewalk, or over a walking area 
within 10 feet immediately adjacent to the sidewalk.

Request / Proposal:
Approve proposed setback of weather protection from street lot line 
along S. Jackson Street in excess of 10’-0” from the adjacent sidewalk.

Development Standard:
23.47A.008.D.2 - Where residential uses are located along a street-
level street-facing facade, the floor of a dwelling unit located along the 
street-level street-facing facade shall be set back atleast 10 feet from 
the sidewalk.

Request / Proposal:
Allow the side wall of one townhouse to be set back 4’-9” from the 
property line at S. King Street.

Justification:
Per Departure Request #1, the street-level street facing facades along 
S. Jackson St., a Principal Pedestrian Street, is proposed to be setback 
>10’ from the street lot line. Overhead weather protection is provided 
along this façade that meets all requirements of 23.47A.008 C 4 except 
the dimension from the street lot line.

Supporting Design Guideline:  
CS1-B-2 Daylight and Shading
CS2-B-3 Character of Open Space
PL1-C-2 Informal Community uses
PL3-C-3: Ancillary Activities

Justification:
The townhouses along 24th Avenue and S. King Street provide 
a consistent width and rhythmic pattern that relates to low-rise 
development to the southeast. The front wall of all the townhouses are 
set back a minimum of 10 feet to allow for stoops and front yards. The 
side wall of the last townhouse is expressed to frame the ground level 
residences at the corner, maintain the rhythem of the townhouse bays, 
and provide a buffer from adjacent parking and commercial uses.

Supporting Design Guideline:  
PL3 B.1 Residential Edges - Security and Privacy
PL3 B.2 Residentail Edges-Ground-Level Residential

DEPARTURE 6
OVERHEAD WEATHER PROTECTION

DEPARTURE 5
RESIDENTS AT STREET LEVEL REQUIREMENTS

65

DEPARTURE REQUESTS | SUMMARY

39



40
DESIGN REVIEW BOARD23RD & JACKSON - SDCI #3022791



41

LANDSCAPE CONCEPT



A fractal is a natural phenomenon that exhibits a repeating 
pattern that displays at every scale known as  evolving 
symmetry and are seen extensively throughout nature. 

Fractals are also embedded in African architecture, 
textiles, art, and religion, even music. 

With fractals as a point of inspiration, how can we create a form language 
across the site that is rich, layered, rhythmic and scalable?

Break down into two simple forms 
that can repeat at different scales 

And repeating angles that create 
a rhythm across the the site

Fractal Forms by 
Mathematical Artist, 
Hamid Yeganeh

N

PATTERN

L2 L1

L2 L3

L2 L1

L3 L2

L2 L1

L2
L3

L4 L3

LANDSCAPE CONCEPT| PATTERN

Three Women ,  P icasso,  1980

Afr ican Wedding Blanket

Texture in Afr ican Craf tsmanship

Fractal  Model  for  Ba-Vi l lage

Fractal  Patters,  Montessor i

Mokulek Vi l lage

Logone-Bir in i  Cameroon
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LANDSCAPE CONCEPT| LANDSCAPE SITE PLAN

L2 L1

L2 L3

L2 L1

L3 L2

L2 L1

L2
L3

L4 L3

  EAST BUILDING

  WEST BUILDING

PERTINENT DESIGN GUIDELINES
CS2-B-3- Character of Open Space

PL1-C-1-Selecting Activity Areas

PL1-C-2- Informal Community Uses

PL1-C-3- Year-Round Activity

DC3-B-1-Meeting User Needs

D3-B-4-Multifamily Open Space

DC3-C-2-Amenities/ Features

DC4-D-1Landscape- Choice of Plant 
Materials

DC4-D-2Landscape- Hardscape Materials

DC4-D-3Landscape- Long Range Planning

DC4-D-4Landscape- Place making
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L2 L1

L2 L3

L2 L1

L3 L2

L2 L1

L2
L3

L4 L3

“Pollinator Pathway” 24th Connector        
A green public/private pedestrian corridor with 
native plantings, bioretention, and fruit trees that 
attract butterflies and  birds. Additional amenities 
include hummingbird feeders, street libraries, and 
hillside “scramble”

Private Residential Edge
•  Private residential stoops. 

•  Transparent fenced green space.

•  Outdoor work space. 

•  Transparent wire fencing with planting at 

         the base - along edge of property.

King St Streetscape
• Tree-lined pedestrian 

sidewalk. 

S. King Sunspace
• Intimate gathering space with 

seating.

• Grade transitions through series 
of ramps and steps.

• Townhome stoops.

Residential Courtyards
Private courtyard with densly planted 
green space  and residential patios.

23rd Pedestrian Streetscape-
• Tree- lined pedestiran sidewalk  with low plantings.
• Retail activity.
• Bioretention planting.

Retail Mews and Pavilions
• Open flexible public space with differentiated 

‘fractal’ paving retail activity.

• Retail activity.

• Bioretention planters.

Jackson Street Plaza
• Raised stage/seating for public use. 

• Grade transitions through series of 
ramps and steps amongst bioretention 
planting.

Retail Garage Entry

Residential Garage and 
Loading Dock

N

LANDSCAPE CONCEPT | LANDSCAPE DETAILS

S.
 J

A
CK

SO
N

 S
TR

EE
T

S.
 K

IN
G

 S
TR

EE
T

23RD AVENUE S.



L2 L1

L2 L3

L2 L1

L3 L2

L2 L1

L2
L3

L4 L3

S.
 J

AC
K

SO
N

 S
TR

EE
T

S.
 K

IN
G

 S
TR

EE
T

LANDSCAPE PLAN - EAST PROPERTY LINE

Fence

Transparent wire fence with planting at its 
base continuous along this property line. Wire Mesh GateTownhome Stoops

Outdoor Workspace

Makerspace / Space for residents 
to work on bikes.

L2 L1

L2 L3

L2 L1

L3 L2

L2 L1

L2
L3

L4 L3

Grocer Entry 
on 23rd Ave. S. Vase Shaped Trees.

Allow for high visibility 
of ground level retail.

23RD  AVENUE S.
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LANDSCAPE PLAN - 23RD AVENUE WEST

Planting.
Soft, welcoming, low, and 
hardy plants.

Exceptional Tree to be removed. 
Pursuant to SMC 25.11.080, a 
departure will not result in tree 
preservation. The tree is not a 
good candidate for preservation.

Retail Spillout Space.SCL standard 
pedestrian light 
poles. Typical of (4).

N
N
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Private Residential Edge
•  Private residential stoops. 

•  Transparent fenced green space.

•  Outdoor work space. 

•  Transparent wire fencing with planting at 

         the base - along edge of property.
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LANDSCAPE PLAN - 24th CONNECTOR
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Cantilever Gate
Transparent and hidden 
within landscape when 
open.

Hillside “Scramble”Street Libraries, Typ.

Pollinating and fruiting 
plants continuous 
through Mid-Block 
pathway. 

Hummingbird Feeders, Typ.

Sloped Artificial Turf Areas 
Residential Patios

Sloping meandering 
path

Cascading 
Bioretention Planters

Wood Seating
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LANDSCAPE CONCEPT| LANDSCAPE DETAILS

L2
L1

L2
L3

L2
L1

L3
L2

L2
L1

L2L3

L4
L3

47

Bike Racks.

Differentiated Paving with ‘Fractal’ pattern
Continuous through Mid-Block Open Space to North Retail Plaza.

LANDSCAPE PLAN - S. KING STREET

Exceptional Tree to be 
removed.
Pursuant to SMC 
25.11.080, a departure 
will not result in tree 
preservation. The tree is 
not a good candidate for 
preservation.

Grocery 
Loading Entry

Residential Garage 
and Loading Entry.

Townhome Stoops.

Townhome Stoops.

Community Stoop
Seating and gathering space, typical.

Specimen Trees (2)
Replacement trees for Exceptional Tree to be removed. 

Sloped walkways
Walkway is less than 5% slope 
and require no handrails

Community Amenity
Pollinating and fruiting plants continuous through Mid-Block pathway

Cantilever Gate
Transparent and hidden within 
landscape when open

Townhome Entry

23
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N
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S.

L2
L1

L2
L3

L2
L1

L3
L2

L2
L1

L2 L3

L4
L3

Seating/Stage Platform
Extended Curb Bulb with Planting
Soft, welcoming, low, and  
hardy plants.

Handrails at ADA Accessible Ramps
Top (2) runs require handrails

Ornamental Pivot Gate folds against wall

Sloped Walkways
First run at less than 5% slope and require 
no handrails

Bus Shelter 
for Bus Stop.

Flexipave tree trench

Stair transition

Permeable Paving Bands
Collect stormwater runoff

Differentiated Paving
‘Fractal’ pattern that runs 
continuous through Midblock 
Open Space to S. King Street

LANDSCAPE PLAN - S. JACKSON STREET

N

N

S. KING STREET
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N

Tofino Sportworks Bike Racks

Streetlife Podium Isles Seating

LANDSCAPE CONCEPT | SITE FURNISHINGS

Pivot Gate with Decorative Panels

NORTH GATE

Electric Crow - Flint Black Wings, Walden Triangle, Barbra 
Earl Thomas

Marion West Apartments garage door by Nikki McClure

Cantilever Gate with Omega Fence

L2 L1

L2 L3

L2 L1

L3 L2

L2 L1

L2
L3

L4 L3

NORTH GATE LOCATION SOUTH GATE LOCATION
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Porous Paving

Standard City of Seattle 2’ x 2’  
scoring 

Fractal Scoring with medium etched 
finish, pattern as shown on plan

PLAZA PAVING

PEDESTRIAN PAVINGPATIO PAVING

Flexi pave Artifical Turf

Pedestal pavers

N

L2 L1

L2 L3

L2 L1

L3 L2

L2 L1

L2
L3

L4 L3

Flexipave

Porous Paving

‘Fractal’ 
paving pattern

Standard 2’ x 2’ scoring
in R.O.W.

Bioretention Planting

Seating

Artificial Turf

LANDSCAPE CONCEPT | PAVING
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L2 L1

L2 L3

L2 L1

L3 L2

L2 L1

L2
L3

L4 L3

N

Magnolia virginiana 
‘Moonglow’ Moonglow sweet 
bay magnolia

Ulmus Allee parvifolia  
‘Emerll’

Malus domestica
Apple

Amelanchier x grandiflora 
‘Autumn Brilliance’
Autumn Brilliance 
Serviceberrry

Pyrus pyrifolia
Asian pear

Amelanchier alnifolia
Saskatoon serviceberry

Cercidiphyllum japonicum
Katsura tree

Quercus garryana
Garry oak

Cornus nuttallii
Pacific dogwood

LANDSCAPE CONCEPT | TREE PLANTING CONCEPT
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L2 L1

S.
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23RD AVENUE S.

L2 L3

L2 L1

L3 L2

L2 L1

L2
L3

L2 L1

L4 L3

Helleborus ‘Ivory prince’
Ivory prince hellebore

Juncus patens ‘Elk Blue’
Elk Blue California gray rush

FI
EL

D

Liriope ‘Big Blue’
Big Blue lilyturf

Carex obnupta
Slough Sedge

Iris douglasiana
Douglas iris

AC
CE

N
TS

Camassia quamash
Common camas

ST
RU

CT
UR

E

Cornus sericea ‘Flaviramea’
Yellowtwig dogwood

Juncus ensifolius
Swordleaf rush

Myrica gale
Bog myrtle

Spiraea douglasii
Rose spiraea

Physocarpus capitatus 
‘tilden park’
Pacific ninebark

N

LANDSCAPE CONCEPT | BIORETENTION PLANTING
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L2 L1

L2 L3

L2 L1

L3 L2

L2 L1

L2
L3

L4 L3
Mahonia nervosa
Dwarf Oregon grape
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TS

Lonicera pileata
Privit honeysuckle

Rhaphiolepis umbellata ‘Minor’
Dwarf Yeddo hawthorn

ST
RU

CT
UR

E

Elymus glaucus
Blue wild rye

Sidalcea oregana ‘Brilliant’
Brilliant prairie mallow

Deschampsia caespitosa
Tufted hair grass

Cornus sanguinea ‘Midwinter Fire’
Midwinter Fire dogwood

Gaultheria shallon
Salal

Blechnum spicant
Deer fern

LANDSCAPE CONCEPT| STREETSCAPE PLANTING

N



53

L2 L1

L2 L3

L2 L1

L3 L2

L2 L1

L2
L3

L4 L3

LANDSCAPE CONCEPT | POLLINATOR PATHWAY

Cynara cardunculus
Cardoon

FI
EL

D

Vaccinium ovatum
Evergreen huckleberry

Echinacea purpurea
Purple coneflower

AC
CE

N
TS

Lavandula angustifolia
English lavender

ST
RU

CT
UR

E

Vaccinium x ‘Sunshine Blue’
Sunshine Blue evergreen 
blueberry

Rubus idaeus
Dwarf raspberry

Schizostylis coccinea
Kaffir lily

Fragaria chiloensis
Coastal strawberry

Rubus calycinoides ‘Emerald 
Carpet’Emerald Carpet raspberry

Mahonia nervosa
Dwarf Oregon grape

Carex divulsa
Berkeley sedge

N
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L2 L1

L2 L3

L2 L1

L3 L2

L2 L1

L2
L3

L4 L3

LANDSCAPE CONCEPT | RESIDENT COURTYARD PLANTING

Helleborus ‘Ivory prince’
Ivory prince hellebore

FI
EL

D

Liriope ‘Big Blue’
Big Blue lilyturf

Carex obnupta
Slough Sedge

Iris douglasiana
Douglas iris

AC
CE

N
TS

Iris foetidissima
Gladwin Iris

ST
RU

CT
UR

E

Cornus sericea ‘Flaviramea’
Yellowtwig dogwood

Ophiopogon jaburan ‘Vittatus’
Giant Striped Mondo Grass

Mahonia nervosa
Dwarf Oregon grape

Blechnum spicant
Deer fern

Camassia quamash
Common camas

Carex oshimensis 
‘Evergold’ Evergold sedge

N
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BUILDING PLANS AND SECTIONS



SCALE:  1" = 100'-0"W.90
2 w - level 2 Copy 9

GR
OC

ER
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EZ
Z.

RETAIL PARKING

SMALL RETAIL

MEETING ROOM

MAKER SPACE / BICYCLEBIKE ENTRY

RES. AMENITY

MID-BLOCK OPEN 
SPACE

OPEN TO RETAIL 
BELOW

RETAIL

RESTROOMS

PUBLIC 
PLAZA

RETAIL PARKING 
ENTRY/EXIT

OPEN TO 
LOADING 
BELOW

POTENTIAL RESTAURANT

S.
 J

AC
K
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N
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TR

EE
T

S.
 K
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G
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T

23RD AVENUE S.

2/28/2017

23RD AND JACKSON
DRB PLANS - L1 AND 2

SCALE:  1" = 100'-0"W.90
1 w - level 1 Copy 3

SCALE:  1" = 100'-0"W.90
2 w - level 2 Copy 9

RETAIL PARKING

GROCER

LOADING DOCK

LOADING 
ENTRY/EXIT

RES. PARKING 
ENTRY/EXIT

RETAIL RETAIL

S.
 K

IN
G

 S
TR

EE
T

23RD AVENUE S.

TOWNHOUSES

TOWNHOUSES

LEASING OFFICE
RES. LOBBY

BIKE ENTRY
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LEVEL 1 PLAN
EL. +283’

LEVEL 2 PLAN
EL. +292’

BUILDING PLANS AND SECTIONS | LEVEL 1 - 2 PLANS



2/28/2017

23RD AND JACKSON
DRB PLANS - L3 AND L4-7

SCALE:  1" = 100'-0"W.89
1 w - level 3 Copy 7

SCALE:  1" = 100'-0"W.89
2 w - level 7 Copy 7

UNIT 
TERRACES 
(GREEN)

RES. 
AMENITY 
OUTDOOR 
SPACE AT 
L 4

ROOFS AT L4

UNIT TERRACE 
AT L3

RES. AMENITY

RES. AMENITY

S.
 J
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K
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T
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G
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T

23RD AVENUE S.

MID-BLOCK OPEN 
SPACE

RES. AMENITYOPEN TO BELOW

SOUTH 
COURTYARD

NORTH 
COURTYARD

S.
 J
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K
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N
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T

S.
 K
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T

23RD AVENUE S.

OPEN TO BELOW

RES. TERRACE

UNIT 
TERRACES

RES. TERRACE

UNIT TERRACES

23
R

D 
A

VE
S. KING ST.

24
TH

 A
VE

S. KING ST.

JACKSON ST.

THROUGH BLOCK CONNECTION

NW RES. LOBBY

RES. AMENITY

COMMUNITY RM.

POTENTIAL RESTAURANT MEZZ.

WEST RES.

EAST RES.
COURTYARD

COURTYARD

BUILDING
STEPS IN
AT L7

BALCONY
AT L5 & L7

BALCONY
AT L6

BUILDING
STEPS IN
AT L6-L7

BUILDING
STEPS IN
AT L6-L7

BUILDING
STEPS IN
AT L7

BUILDING STEPS
OUT AT L5-6

BUILDING
STEPS BACK
AT L7

BUILDING
STEPS OUT
AT L5-L7

BUILDING
STEPS OUT
AT L6-L7

BUILDING
STEPS BACK
AT L5-L7

DRAFT 07/07/2016

23RD AND JACKSON
LEVEL 3&4

CIRCULATION

OUTDOOR

BACK OF HOUSE

PARKING

TOWNHOUSES

COMMERCIAL

LOBBY /  AMENITY

RESIDENTIAL
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BUILDING PLANS AND SECTIONS | LEVEL 3-7 PLANS

LEVEL 3 PLAN
EL. +302’

LEVEL 7 PLAN
(LEVEL 4-6 SIMILAR)



PARKING

RESIDENTIAL

COMMERCIAL

䄀倀倀刀伀堀⸀ 㔀㈀ᤠ 倀唀䈀䰀䤀䌀 匀倀䄀䌀䔀
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PL PL

S JACKSON ST. S KING ST.

GROCER 
MEZZ.

GROCER

N-S LONGITUDINAL GROCER SECTION

N-S LONGITUDINAL MID-BLOCK OPEN SPACE SECTION

WALGREENS

WALGREENS
S KING ST.

PL PL

KEY PLAN

RETAIL PARKING

RESIDENTIAL PARKING

S JACKSON ST.

AT GRADE RETAIL PARKING ENTRY 
ALONG EAST PROPERTY LINE (BEYOND)

MID-BLOCK OPEN SPACE

292’ 302’

SOUTH COURTYARDNORTH COURTYARD

WOOD 
TECHNOLOGY

CENTERLOADING DOCK

1

2

3 4
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BUILDING PLANS AND SECTIONS | N-S SECTIONS

N

2

1
EXISTING GRADE 



3 4STREET SECTION AT S. JACKSON STREET STREET SECTION AT SOUTH KING STREET

RETAIL PARKING

RESIDENTIAL PARKING
RESIDENTIAL PARKING

RESIDENTIAL PARKING RESIDENTIAL PARKING

WALGREENS

S JACKSON ST.

PL PL

S KING ST.

MID-BLOCK 
OPEN SPACE

MID-BLOCK OPEN SPACE
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BUILDING PLANS AND SECTIONS | N-S ENLARGED SECTIONS

EXISTING GRADE 

EXISTING GRADE 



BACK OF HOUSE

PARKING

RESIDENTIAL

COMMERCIAL

LOBBY

E-W CROSS SECTION

23RD AVE. S

PL

LOADING

SOUTH COURTYARD

RESIDENTIAL PARKING

RESIDENTIAL PARKING

MID-BLOCK
OPEN SPACE NC2-40 ZONING

NC3P-65 ZONING
BEYOND

PL

PL PL

11’

9’ AVG. 20’ 

(VARIES)

4’

11’ 6’

RETAIL PARKING

3

KEY PLAN

2

1

3TOWNHOUSE SECTION AT 24TH 
AVENUE S.

TOWNHOUSE SECTION AT EAST PROPERTY LINE

NC2-40 ZONING

NC3P-65 ZONING
BEYOND

MID-BLOCK 
OPEN SPACE

RESIDENTIAL 
PARKING
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BUILDING PLANS AND SECTIONS | E-W SECTIONS

1

N

2



NC3P-65

KEY PLAN
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PARKING

RESIDENTIAL

COMMERCIAL

BUILDING PLANS AND SECTIONS | E-W SECTIONS

POTENTIAL GROCER

RESIDENTIAL PARKING

RESIDENTIAL PARKING

RETAIL PARKING

RETAIL PARKING

MID BLOCK
OPEN SPACE

PL

NC2-40 ZONING

NC3P-65 ZONING 
BEYOND

AVERAGE 
GRADE PLANE

EXISTING GRADE 

NORTH COURTYARD

23RD AVE. S

PL 5

AVG. 60’ (VARIES)

MID-BLOCK OPEN SPACE

SEMI-
PUBLICPRIVATE PRIVATE

4’- 6” TO JACKSON ST. GRADE

16’ TO KING ST. GRADE

KEY PLAN

5

4

CROSS SECTION AT MID-BLOCK 
OPEN SPACE

RESIDENTIAL PARKING

RESIDENTIAL PARKING

RETAIL PARKING

RETAIL PARKING

MID-BLOCK 
OPEN SPACE

E-W CROSS SECTION

4

N



62
DESIGN REVIEW BOARD23RD & JACKSON - SDCI #3022791



63

FACADE CONCEPT
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DETAIL OF A BEADED NECKLACE WORN BY A 

TRIBAL WOMAN FROM KENYA

TRADITIONAL AFRICAN BEADS AFRICAN PATTERN

EARLY AMERICAN AND AFRICAN- AMEICAN TEXTILES

TRADITIONAL AFRICAN PATTERNS

LOOKING AT THE HUB FROM THE MID-BLOCK OPEN SPACE 

LOOKING AT THE MEETING ROOM FROM S.  JACKSON ST.

LOOKING AT THE NORTH PLAZA AND RETAIL PAVILIONS

FACADE CONCEPT | COLOR

FACADE INSPIRATION THROUGH AFRICAN CULTURE:

•  Acknowledging and recognizing the African (and African- American) experience through the context of 

architecture: Seeking out symbolic meanings, colors and inspiration for design: Seek subtle ways in 

which they can be woven into the design of both the landscape and the building. 

65



EAST BUILDING - SOUTH ELEVATION

EAST BUILDING - EAST ELEVATION

WEST BUILDING

FACADE CONCEPT | EAST BUILDING

EAST BUILDING
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EAST BUILDING - NORTH ELEVATION

EAST BUILDING - WEST ELEVATION

WEST BUILDINGEAST BUILDING

FACADE CONCEPT | EAST BUILDING
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WEST BUILDING - EAST ELEVATION

WEST BUILDING - SOUTH ELEVATION

FACADE CONCEPT | WEST BUILDING
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WEST BUILDING - NORTH ELEVATION

WEST BUILDING - WEST ELEVATION

FACADE CONCEPT | WEST BUILDING
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WOOD-LOOK PANEL: PALE DECORATIVE PANELS:
GREY FRACTAL

BA

FIBER CEMENT PANEL: 
RAISIN

A

B

C

C

C

FF

Y

D

FIBER CEMENT PANEL: 
NIGHT OWL

D

H

G

E

X

E

FIBER CEMENT PANEL: 
NEBULOUS WHITE

CONCRETE: 
CAST IN PLACE

F X

VINYL WINDOW COLOR: 
WHITE

Y

MTL PANEL 12” AEP SPAN
& FLASHING:
CHAMPAGNE METALIC

G

STOREFRONT & MTL PANEL 
& FLASHING: 
DARK BRONZE ANODIZED

H

VINYL WINDOW COLOR: 
BLACK

INTEGRAL COLOR FIBER 
CEMENT PANEL: 
MATERIA MA-200

I

X

X

J

I

A

CONCRETE: 
CAST IN PLACE

F

F

STOREFRONT & MTL PANEL 
& FLASHING: 
DARK BRONZE ANODIZED

H

H

H

WOOD-LOOK PANEL:
DARK BROWN

J K

K

FIBER CEMENT PANEL: 
NEBULOUS WHITE

FACADE CONCEPT | EAST BUILDING MATERIALS
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KEY ELEVATION

KEY ELEVATION



BRICK COLOR MIX: 
FOREST BLEND

L

N

L

D

D M

FIBER CEMENT PANEL: 
NIGHT OWL

COOREGATED METAL:
NIGHT OWL

M N

BRICK COLOR MIX: LIMESTONE 
70% /CASTLE GRAY 15% / PEWTER 
15%

STOREFRONT & MTL PANEL 
& FLASHING: 
DARK BRONZE ANODIZED

H

H

INTEGRAL COLOR FIBER 
CEMENT PANEL: 
MATERIA MA-200

I

I

WOOD-LOOK PANEL: 
DARK BROWN

J

JJ

B

WOOD-LOOK PANEL: 
PALE

X

X

VINYL WINDOW COLOR: 
WHITE

Y

Y

VINYL WINDOW COLOR: 
BLACK

FACADE CONCEPT | WEST BUILDING MATERIALS
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FACADE CONCEPT | GLAZING

A

A C D

A B C

B

B

C

COATED GLASS:
BLUE-GREEN

COATED GLASS:
GOLD

COATED GLASS:
GREEN

FROSTED GLASS

D

D
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FACADE CONCEPT | EXTERIOR LIGHTING PLAN

Pedestrian Light Poles through Mid-block open space

Pedestrian Poles in R.O.W. 
Along 23rd Avenue

23rd Ave. S.

S.
 J

ac
ks

on
 S

t.

S.
 K

in
g 

St
.

Seattle City Light Standard Street Pole

Seattle City Light

STOCK CATALOG
Stock Class - Page:

Superseding:
Effective Date:

57-9
New
January 14, 2016

Streetlight Luminaires, Pedestrian 

Streetlight Luminaire, LED, Post-top, Traditional
Description: Traditional, post-top, LED luminaire, Cyclone Marina. Input voltage,

functional range, 60 Hz, 120 to 277 Vac. Accepts up to a standard plug type, 
locking, streetlight photocontrol. Pre-wired with a multi-pin photocell 
receptacle for controls-integrated streetlight photocontrol.
Post-top mounted on 4-in nominal pipe size tenon poles to provide light to 
pedestrian areas.

Matl. Std.: 5723.19
Stock Unit: EA
Stock No.: 013672

Streetlight Luminaire, LED, Post-top, Classic 
Description: Classic, post-top, LED luminaire. Input voltage, functional

range, 60 Hz, 120 to 277 Vac. Accepts a standard plug type, 
locking, streetlight photocontrol. Pre-wired with a multi-pin 
photocell receptacle for controls-integrated streetlight 
photocontrol.
Post-top mounted on 4-in nominal pipe size tenon poles to 
provide light to pedestrian areas.

Matl. Std.: 5723.11
Stock Unit: EA
Stock No. Color Description
013679 Black Serenade S56
013680 Dark Green Serenade S56
013681 Black K56 Cleveland
013682 Red K56 Cleveland

Streetlight Luminaire, LED, Post-top, Transitional
Description: Transitional, post-top, LED luminaire. Input voltage, functional range, 60 Hz, 120 to 277 

Vac. Accepts a standard plug type, locking, streetlight photocontrol. Pre-wired with a 
multi-pin photocell receptacle for controls-integrated streetlight photocontrol.
Post-top mounted on 4-in nominal pipe size tenon poles to provide light to 
pedestrian areas.

Matl. Std.: 5723.15
Stock Unit: EA
Stock No.: Color Description
013859 Black Urbanscape
013860 Gray Urbanscape

Serenade S56 K56 Cleveland
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L2 L3

L2 L1

L3 L2

L2 L1

L2
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L4 L3
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23RD AND JACKSON | LANDSCAPE PLAN
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UNIT SCONCE
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FACADE CONCEPT | EXTERIOR LIGHTING GLOW PLAN
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1
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4

Retail Signage

Residential Unit SignageSecondary Building Signage

Primary Building Signage
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FACADE CONCEPT | SIGNAGE PLAN



FACADE CONCEPT | CANOPY PLAN

L2 L1
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4
Retail Canopies at Gaskets
Channel frame with frosted glass. Glass infill 
canopy only at doors.

Retail Canopies at South-West Retail
Channel frame with corrugated metal roof infill 
and wood like soffit panels. 

Grocery Canopies at North-West and Middle of 
West Face of Building
Steel frame with under hung tapered T-bar frame 
with frosted glass and wood like panels.

Market Canopies
Tapered T-bar frame with tube steel purlins and 
corrugated/perforated corrugated roof.

Townhouse Roof Eave
Metal framed roof with standing seam roof, metal 
facia and wood like soffit panels. 

Meeting Room Trellis/Canopy
Tapered T-bar frame with tube steel purlin.
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L2 L1

L2 L3

L2 L1

L3 L2

L2 L1
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L4 L3
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BUILDING IN CONTEXT
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BUILDING IN CONTEXT | NORTH-EAST CORNER
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BUILDING IN CONTEXT | SOUTH-EAST CORNER
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BUILDING IN CONTEXT | SOUTH VIEW
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BUILDING IN CONTEXT | SOUTH VIEW
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BUILDING IN CONTEXT | SOUTH-WEST CORNER
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BUILDING IN CONTEXT | SOUTH-WEST CORNER
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BUILDING IN CONTEXT | NORTH WEST CORNER
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BUILDING IN CONTEXT | RETAIL MEWS
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BUILDING IN CONTEXT |NORTH VIEW
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BUILDING IN CONTEXT | NORTH VIEW
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BUILDING IN CONTEXT |PLAZA AND THROUGH BLOCK OPEN SPACE
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SECOND EARLY DESIGN GUIDANCE REPORT

City of Seattle 

 Department of Construction and Inspections 
        Nathan Torgelson, Director 

 

 
 

 
SECOND EARLY DESIGN GUIDANCE OF THE 

SOUTHEAST DESIGN REVIEW BOARD 
 

 

Project Number:    3022791 

Address:    2309 South Jackson Street  

Applicant:    Runberg Architects for Vulcan 

Date of Meeting:  Tuesday, July 26, 2016 

Board Members Present: Julian Weber, Chair 
    David Sauvion 

Sharon Khosla 
    Charles Romero 
 
Board Members Absent: Carey Dagliano Holmes 
 

DPD Staff Present: Holly J. Godard 

 

SITE & VICINITY  

Site Zone: Neighborhood Commercial 3 with a pedestrian 
overlay and 65 foot height limit. (NC3P-65) 

Nearby Zones: (North) Neighborhood Commercial 3 with a 
pedestrian overlay and 65 foot height limit (NC3P-65) 

  (South) Lowrise 2 (LR2) 
(East)  Neighborhood Commercial 2 40 
(West) Neighborhood Commercial 3 65 
 

 

Lot Area:  158,619 square feet, 3.64 acres. 

 

Current Development: 
Currently there is a Red Apple Market grocery, a strip mall with several commercial uses, Seattle 
Neighborhood Resource center and surface parking. 
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Surrounding Development and Neighborhood Character: 
Surrounding development is a mix of multifamily structures, institutions, commercial uses and single 
family homes.  
 
Access: 
Access is via 23rd Avenue, S. Jackson Street, or South King Street   
 

Environmentally Critical Areas: 
No Environmentally Critical Areas (ECA) are mapped at the site. 
 
 
PROJECT DESCRIPTION 

The project proposal is to build a 5-7 story mixed use project with approximately 570 residential units 
over approximately 38,500 square feet of commercial uses at ground level. Approximately 550 parking 
stalls are proposed within the structure. 

 

 SECOND EARLY DESIGN GUIDANCE July 26, 2016  

The packet includes materials presented at the meeting, and is available online by entering the 
project number at this website: 
http://www.seattle.gov/dpd/Planning/Design_Review_Program/Project_Reviews/Reports/defa
ult.asp.   

The packet is also available to view in the file, by contacting the Public Resource Center at DPD: 

Mailing 
Address: 

Public Resource Center 
700 Fifth Ave., Suite 2000 
P.O. Box 34019 
Seattle, WA 98124-4019 

Email: PRC@seattle.gov 

PUBLIC COMMENT 

The following comments were offered at the Second Early Design Guidance meeting. 

• Neighborhood input regarding the project has been positive so far. The project designers 
should consider ways this project can support youth and job opportunities in the area. 

• The proposed public room on the north side of the project would be a good place for the 
Central Area Youth Association (CAYA) to hold meetings now and then, including their cooking 
program. 
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• African art and references to African art are a good part of the design.  Make sure the art is 
not showcased as art hung on the wall, but integrated into the working use of the 
development. 

• Develop the Promenade pathway using African art references. 
• Keep designing with the pedestrian zone along Jackson.  The area is known for small retail 

spaces so including similar spaces at this project is desirable as well as mid- size and larger 
spaces. 

• Pedestrian amenities on Jackson should be retained and enhanced. 
• 23rd Avenue is an important route for students who are learning to navigate city streets, city 

intersections, retail establishments, and work opportunities in the city. The route should be 
easy and have wayfinding cues that are safe and understandable.  

• King Street should be designed for all users. 
• Design for group gathering indoors and out of doors. Consider areas for performance. 
• Thanks for the various community outreach meetings the applicant has planned or attended.  
• The micro retail and townhouse integration benefit the project design.  
• Keep the African reference integral to the design and not decorative. 
• Relocate the displaced market during construction, consider firehouse #6. 
• The setback along Jackson is a positive element of the proposal. 
• The through block walk is a very important element to the design and should be retained. 
• Consider adding more retail opportunities at the site. 
• The community space is a good element. 
• The internal loading dock is an important aspect. 
• Continue to expand on the building modulation to create big effects with small design 

changes. 
•  Consider the design of the south entrance to the through block connection, make it more 

inviting and explore if the townhouse configurations are appropriately designed yet. 
• Where townhouses are at grade create a public to private hierarchy of entry experience using 

secondary architectural elements and landscape design. 
• A mix of market rate housing and affordable housing is preferred. 
• Undertake an analysis to explore equity issues post 2020. 
• Local design references would help this project fit into the neighborhood as much as any 

African references.  Look at nearby structures for form, materials, aspect, use etc. and use 
those elements in the proposed design. 

• Make private “public” space truly public. 
• Maximize the amount of green landscaped area. 
• Plan for food trucks for community events. 
• Prepare a racial equity analysis. 
• Add fruit trees to the landscape design. 
• The internal through block area should not be “forced” or artificial.  Make it look and feel like 

a high quality urban pedestrian street. 
• Create a space and organize a regular Saturday market at the site. 
• The impact of cars is too great in this proposal. 
• 23rd truck access is okay. 
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PRIORITIES & BOARD RECOMMENDATIONS 

After visiting the site, considering the analysis of the site and context provided by the proponents, and 
hearing public comment, the Design Review Board members provided the following siting and design 
guidance.   

DESIGN REVIEW GUIDELINES  

The priority Citywide and Neighborhood guidelines identified by the Board as Priority Guidelines are 
summarized below, while all guidelines remain applicable.  For the full text please visit the Design Review 
website. 

CONTEXT & SITE 

 

CS1 Natural Systems and Site Features: Use natural systems/features of the site and its 
surroundings as a starting point for project design. 
CS1-A Energy Use 

CS1-A-1. Energy Choices: At the earliest phase of project development, examine how 
energy choices may influence building form, siting, and orientation, and factor in the 
findings when making siting and design decisions. 

CS1-B Sunlight and Natural Ventilation 
CS1-B-1. Sun and Wind: Take advantage of solar exposure and natural ventilation. Use 
local wind patterns and solar gain to reduce the need for mechanical ventilation and 
heating where possible. 
CS1-B-2. Daylight and Shading: Maximize daylight for interior and exterior spaces and 
minimize shading on adjacent sites through the placement and/or design of structures on 
site. 
CS1-B-3. Managing Solar Gain: Manage direct sunlight falling on south and west facing 
facades through shading devices and existing or newly planted trees.  

 

CS2 Urban Pattern and Form: Strengthen the most desirable forms, characteristics, and patterns of the 
streets, block faces, and open spaces in the surrounding area. 
CS2-A Location in the City and Neighborhood 
CS2-A-1. Sense of Place: Emphasize attributes that give a distinctive sense of place. Design the building 
and open spaces to enhance areas where a strong identity already exists, and create a sense of place 
where the physical context is less established. 
CS2-A-2. Architectural Presence: Evaluate the degree of visibility or architectural presence that is 
appropriate or desired given the context, and design accordingly. 
CS2-B Adjacent Sites, Streets, and Open Spaces 
CS2-B-1. Site Characteristics: Allow characteristics of sites to inform the design, especially where the 
street grid and topography create unusually shaped lots that can add distinction to the building massing. 
CS2-B-2. Connection to the Street: Identify opportunities for the project to make a strong connection to 
the street and public realm. 
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CS2-B-3. Character of Open Space: Contribute to the character and proportion of surrounding open 
spaces.  
CS2-C Relationship to the Block 
CS2-C-1. Corner Sites: Corner sites can serve as gateways or focal points; both require careful detailing at 
the first three floors due to their high visibility from two or more streets and long distances. 
CS2-D Height, Bulk, and Scale 
CS2-D-1. Existing Development and Zoning: Review the height, bulk, and scale of neighboring buildings 
as well as the scale of development anticipated by zoning for the area to determine an appropriate 
complement and/or transition. 
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). Projects should create a step in perceived height, bulk 
and scale between the anticipated development potential of the adjacent zone and the proposed 
development. 
CS2-D-4. Massing Choices: Strive for a successful transition between zones where a project abuts a less 
intense zone. 
CS2-D-5. Respect for Adjacent Sites: Respect adjacent properties with design and site planning to 
minimize disrupting the privacy of residents in adjacent buildings. 
 
CS3 Architectural Context and Character: Contribute to the architectural character of the 
neighborhood. 
CS3-A Emphasizing Positive Neighborhood Attributes 

CS3-A-1. Fitting Old and New Together: Create compatibility between new projects, and 
existing architectural context, including historic and modern designs, through building 
articulation, scale and proportion, roof forms, detailing, fenestration, and/or the use of 
complementary materials. 
CS3-A-2. Contemporary Design: Explore how contemporary designs can contribute to 
the development of attractive new forms and architectural styles; as expressed through 
use of new materials or other means. 
CS3-A-3. Established Neighborhoods: In existing neighborhoods with a well-defined 
architectural character, site and design new structures to complement or be compatible 
with the architectural style and siting patterns of neighborhood buildings. 
CS3-A-4. Evolving Neighborhoods: In neighborhoods where architectural character is 
evolving or otherwise in transition, explore ways for new development to establish a 
positive and desirable context for others to build upon in the future. 

CS3-B Local History and Culture 
CS3-B-1. Placemaking: Explore the history of the site and neighborhood as a potential 
placemaking opportunity. Look for historical and cultural significance, using 
neighborhood groups and archives as resources. 
CS3-B-2. Historical/Cultural References: Reuse existing structures on the site where 
feasible as a means of incorporating historical or cultural elements into the new project. 

 
At the Early Design Guidance Meeting the Board directed the applicant to design with intent to capture 
daylight and sun on open spaces and for units across the proposal.  The Board agreed with the public 
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that this site should be designed for the community of users it now serves including and not limited to 
the following spaces: a large ground level area for a grocery, many smaller commercial areas for mid-
size commercial and interesting retail building forms that would accommodate micro commercial and 
kiosks for commercial uses as well. The Board thought that the urban pattern and built form will be 
strong if a variety of commercial spaces are made available.  The Board directed the applicant to 
provide a place for a strong sense of place to develop, take root and evolve rather than applying a 
formulaic cultural appropriation that may or may not result in an authentic response to perceived 
sense of place. The Board directed the applicant to make many connections to the street right of way 
and to create open space that is accessible, sunlit and visible.  The Board directed the applicant to 
further develop more details of the building proposal that respond to neighboring lower intensity 
zones and residential uses.   

 
At the Second Early Design Guidance Meeting the Board noted that there were too many building 
vocabularies (monolithic residential bars, kiosks, micro units, façade frames, fenestration, floating 
boxes) within the development and asked the designers to readjust the design approach for greater 
unity without monotony. The Board expects to see further design development that is a reflection of 
the community at a large form-giving scale. Methods to achieve this should include broken building 
forms reflecting the small scale of area structures, variation in building sizes, forms, orientation and 
use and avoiding superficial application of texture and color. The “campus or office park” nature of the 
giant building forms should give way to more residential scale considering the number of living units 
planned.  

The Board directed the applicant to further develop upper level transitions at the zone change from 
NC3-65 to NC2-40 on the east side of the building and to make the transition to the lower zone more 
evident. Additionally the Board directed the applicant to reduce the height of the southwest corner of 
the building.  The Board directed the applicant to create a stronger more meaningful and recognizable 
“gasket” form on the east building and/or separate the east building into two or three buildings to 
reduce the bulk and scale. 
 
At the next meeting the Board wants to see an exploration of larger facades on Jackson above the first 
level to further announce and articulate the building and they directed the applicant to create and 
further develop a stronger corner at 23rd and Jackson. The applicant may bring alternatives to the next 
meeting. 

Acknowledging public comment, the Board thought that building influences and massing should reflect 
design inspirations from the surrounding Central Area including music and art influences, and smaller 
scale residential buildings and uses. One option to respond is to create and expand townhouse stoops 
along King Street. The project should reduce the height at the southwest corner to step down the slope 
with the neighborhood grade, integrate the cultural design references, and avoid simplistic 
“wallpaper” applications. 

 

SECOND EARLY DESIGN GUIDANCE REPORT



93

 

Second Early Design Guidance 3022791 Page 7 of 13 

 

The design should include an outdoor location for music performance which could include a specific 
area, overhead weather protection and electricity.   

 
PUBLIC LIFE 

 

PL1 Connectivity: Complement and contribute to the network of open spaces around the site and the 
connections among them. 
PL1-A Network of Open Spaces 
PL1-A-2. Adding to Public Life: Seek opportunities to foster human interaction through an increase in the 
size and quality of project-related open space available for public life. 
PL1-B Walkways and Connections 
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-B-2. Pedestrian Volumes: Provide ample space for pedestrian flow and circulation, particularly in 
areas where there is already heavy pedestrian traffic or where the project is expected to add or attract 
pedestrians to the area. 
PL1-B-3. Pedestrian Amenities: Opportunities for creating lively, pedestrian oriented open spaces to 
enliven the area and attract interest and interaction with the site and building should be considered. 
PL1-C Outdoor Uses and Activities 
PL1-C-1. Selecting Activity Areas: Concentrate activity areas in places with sunny exposure, views across 
spaces, and in direct line with pedestrian routes. 
PL1-C-2. Informal Community Uses: In addition to places for walking and sitting, consider including space 
for informal community use such as performances, farmer’s markets, kiosks and community bulletin 
boards, cafes, or street vending. 
PL1-C-3. Year-Round Activity: Where possible, include features in open spaces for activities beyond 
daylight hours and throughout the seasons of the year, especially in neighborhood centers where active 
open space will contribute vibrancy, economic health, and public safety. 
 
 

PL3 Street-Level Interaction: Encourage human interaction and activity at the street-level with clear 
connections to building entries and edges. 
PL3-A Entries 
PL3-A-1. Design Objectives: Design primary entries to be obvious, identifiable, and distinctive with clear 
lines of sight and lobbies visually connected to the street. 
PL3-A-2. Common Entries: Multi-story residential buildings need to provide privacy and security for 
residents but also be welcoming and identifiable to visitors. 
PL3-A-3. Individual Entries: Ground-related housing should be scaled and detailed appropriately to 
provide for a more intimate type of entry. 
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PL3-A-4. Ensemble of Elements: Design the entry as a collection of coordinated elements including the 
door(s), overhead features, ground surface, landscaping, lighting, and other features. 
PL3-B Residential Edges 
PL3-B-1. Security and Privacy: Provide security and privacy for residential buildings through the use of a 
buffer or semi-private space between the development and the street or neighboring buildings. 
PL3-B-2. Ground-level Residential: Privacy and security issues are particularly important in buildings with 
ground-level housing, both at entries and where windows are located overlooking the street. 
PL3-B-4. Interaction: Provide opportunities for interaction among residents and neighbors. 
PL3-C Retail Edges 
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-C-2. Visibility: Maximize visibility into the building interior and merchandise displays. Consider fully 
operational glazed wall-sized doors that can be completely opened to the street, increased height in 
lobbies, and/or special lighting for displays. 
PL3-C-3. Ancillary Activities: Allow space for activities such as sidewalk vending, seating, and restaurant 
dining to occur. Consider setting structures back from the street or incorporating space in the project 
design into which retail uses can extend. 
 
At the EDG meeting the Board directed the applicant to create walkways that link to the sidewalk and 
create open space that manages pedestrian volumes and outdoor uses to support community 
gathering. The Board wants to see a highly transparent building proposal on both 23rd and Jackson to 
support an active pedestrian environment and sense of openness between the commercial uses and 
public realm. The Board requested a full landscape plan and courtyard passage plan that works with 
the topography and the uses that border it and which provides a sense of secure passage.  The 
courtyard should be fully landscaped with a unified design.  The Board wants to see main residential 
entries that are identifiable and which presents a full ensemble of entry hierarchy and way finding. 
 
At the Second Early Design Guidance Meeting the Board heard public comment and discussed the 
midblock passageway and expressed their desire that it be more visually recognizable as a passageway 
and inviting and accessible to the public.  The Board anticipates that the area will be open, not gated. 
To enhance public life the Board asked that there be a place for food trucks and design for a 
community kitchen or demonstration kitchen. 

The Board thought that the 23rd access might be a reasonable solution, but recognized that the large 
trucks could be controlled in other ways, (SDOT design for deliveries on King Street, smaller trucks, 
other SDOT suggested designs).  The Board has not approved nor disapproved the 23rd Street access, 
but will wait to understand if a grocery store is locating at the site and will look forward to more 
information. 

Planner note:  Seattle Department of Transportation (SDOT) and Seattle Department of Construction 
and Inspections (SDCI) are concerned with and unlikely to support any vehicle access off of 23rd 
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Avenue. SDOT has indicated that they will work with the applicant to design alternative solutions.  
SDCI supports a sidewalk condition on 23rd Street that does not have curb cuts which interrupt the 
pedestrian realm especially in light of the new street improvements along 23rd Street, bicycle 
improvements, and the high pedestrian use in the area. 

 
 

DESIGN CONCEPT 
 
DC1 Project Uses and Activities: Optimize the arrangement of uses and activities on site. 
DC1-A Arrangement of Interior Uses 
DC1-A-1. Visibility: Locate uses and services frequently used by the public in visible or prominent areas, 
such as at entries or along the street front. 
DC1-A-4. Views and Connections: Locate interior uses and activities to take advantage of views and 
physical connections to exterior spaces and uses. 
DC1-B Vehicular Access and Circulation 
DC1-B-1. Access Location and Design: Choose locations for vehicular access, service uses, and delivery 
areas that minimize conflict between vehicles and non-motorists wherever possible. Emphasize use of 
the sidewalk for pedestrians, and create safe and attractive conditions for pedestrians, bicyclists, and 
drivers. 
DC1-C-2. Visual Impacts: Reduce the visual impacts of parking lots, parking structures, entrances, and 
related signs and equipment as much as possible. 
 

DC2 Architectural Concept: Develop an architectural concept that will result in a unified and functional 
design that fits well on the site and within its surroundings. 
DC2-A Massing 
DC2-A-1. Site Characteristics and Uses: Arrange the mass of the building taking into consideration the 
characteristics of the site and the proposed uses of the building and its open space. 
DC2-A-2. Reducing Perceived Mass: Use secondary architectural elements to reduce the perceived mass 
of larger projects. 
DC2-B Architectural and Facade Composition 
DC2-B-1. Façade Composition: Design all building facades—including alleys and visible roofs— 
considering the composition and architectural expression of the building as a whole. Ensure that all 
facades are attractive and well-proportioned. 
DC2-B-2. Blank Walls: Avoid large blank walls along visible façades wherever possible. Where expanses of 
blank walls, retaining walls, or garage facades are unavoidable, include uses or design treatments at the 
street level that have human scale and are designed for pedestrians. 
DC2-C Secondary Architectural Features 
DC2-C-1. Visual Depth and Interest: Add depth to facades where appropriate by incorporating balconies, 
canopies, awnings, decks, or other secondary elements into the façade design. Add detailing at the street 
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level in order to create interest for the pedestrian and encourage active street life and window shopping 
(in retail areas). 
DC2-C-2. Dual Purpose Elements: Consider architectural features that can be dual purpose— adding 
depth, texture, and scale as well as serving other project functions. 
DC2-D Scale and Texture 
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 
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. 
DC2-E Form and Function 
DC2-E-1. Legibility and Flexibility: Strive for a balance between building use legibility and flexibility. 
Design buildings such that their primary functions and uses can be readily determined from the exterior, 
making the building easy to access and understand. At the same time, design flexibility into the building 
so that it may remain useful over time even as specific programmatic needs evolve. 
 

DC3 Open Space Concept: Integrate open space design with the building design so that they 
complement each other. 
DC3-A Building-Open Space Relationship 
DC3-A-1. Interior/Exterior Fit: Develop an open space concept in conjunction with the architectural 
concept to ensure that interior and exterior spaces relate well to each other and support the functions of 
the development. 
DC3-B Open Space Uses and Activities 
DC3-B-1. Meeting User Needs: Plan the size, uses, activities, and features of each open space to meet the 
needs of expected users, ensuring each space has a purpose and function. 
DC3-B-2. Matching Uses to Conditions: Respond to changing environmental conditions such as seasonal 
and daily light and weather shifts through open space design and/or programming of open space 
activities. 
DC3-B-4. Multifamily Open Space: Design common and private open spaces in multifamily projects for 
use by all residents to encourage physical activity and social interaction. 
DC3-C Design 
DC3-C-2. Amenities/Features: Create attractive outdoor spaces suited to the uses envisioned for the 
project. 
 

DC4 Exterior Elements and Finishes: Use appropriate and high quality elements and finishes for the 
building and its open spaces. 
DC4-A Exterior Elements and Finishes 
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DC4-A-1. Exterior Finish Materials: Building exteriors should be constructed of durable and maintainable 
materials that are attractive even when viewed up close. Materials that have texture, pattern, or lend 
themselves to a high quality of detailing are encouraged. 
DC4-A-2. Climate Appropriateness: Select durable and attractive materials that will age well in Seattle’s 
climate, taking special care to detail corners, edges, and transitions.  
DC4-B Signage 
DC4-B-1. Scale and Character: Add interest to the streetscape with exterior signs and attachments that 
are appropriate in scale and character to the project and its environs. 
DC4-B-2. Coordination with Project Design: Develop a signage plan within the context of architectural 
and open space concepts, and coordinate the details with façade design, lighting, and other project 
features to complement the project as a whole, in addition to the surrounding context. 
DC4-C Lighting 
DC4-C-1. Functions: Use lighting both to increase site safety in all locations used by pedestrians and to 
highlight architectural or landscape details and features such as entries, signs, canopies, plantings, and 
art. 
DC4-C-2. Avoiding Glare: Design project lighting based upon the uses on and off site, taking care to 
provide illumination to serve building needs while avoiding off-site night glare and light pollution. 
DC4-D Trees, Landscape, and Hardscape Materials 
DC4-D-1. Choice of Plant Materials: Reinforce the overall architectural and open space design concepts 
through the selection of landscape materials. 
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. 
DC4-D-3. Long Range Planning: Select plants that upon maturity will be of appropriate size, scale, and 
shape to contribute to the site as intended. 
DC4-D-4. Place Making: Create a landscape design that helps define spaces with significant elements 
such as trees. 
 
At the Early Design Guidance meeting the Board agreed with public comments and directed the 
applicant to develop a design that captures the area identity and which translates the identity into 
quality built form.  The Board also directed them to explore ownership options for local retailers to be 
able to purchase or share in purchase of the commercial spaces and to design for community activity at 
this site.  The Board will consider vehicle and delivery site access options with further design 
development. The applicant’s preferred massing was acknowledged by the Board to have the most 
merit for further development. The Board asked to see more detail on the building forms with details 
including balconies, ground level units and how they bring activity to the ground plane, gardens, upper 
level modulation, rooftop uses or features, etc.  The Board directed the applicant to use high quality 
materials throughout the proposal.  The Board would like to see brick at the lower levels and other 
quality materials.  
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At the Second Early Design Guidance Meeting the Board noted that the development appears to take 
on the look of a campus; there is not enough hierarchy of building height and volume to create a 
visually interesting and variable development.  A better building hierarchy needs to be developed to 
communicate a townhouse vocabulary, an apartment vocabulary, commercial vocabulary etc. that is 
both separate and related. The architect is depending too much on slight changes in materials to 
mitigate the regularized bulk of the large building forms. The Board asked the applicant to 
communicate better forms with real volumetric variations. Separate the buildings and separate the 
vocabulary. The Board noted that the vertical building hierarchy above the first and second levels 
needs to be more fully developed and distinguishable. 

The Board expressed concern that the community room will be an empty box during times that it is not 
in use and which would depend on programming filters.  They suggested moving the community room 
use to the main north façade retail area and locating a lively retail use such as a restaurant or cafe at 
the signature small box space or some other use that will be open and create activity for long hours of 
the day.  They directed the applicant to refine the massing and design gestures for the next meeting 
since the project design is not fully articulated or approved at this point. 

The Board noted that one cannot see the planned or perceived activity at the Jackson Street open 
space if one drives from the East.  The Board suggested the applicant review this project approach and 
make alterations as necessary. 

The Board determined that the east building is too monolithic and expects to see the form broken into 
smaller buildings.  The east and west facades of the building need to demonstrate the broken. i.e. 
reduced scale arrangement of the buildings. 

 

DEVELOPMENT STANDARD DEPARTURES 

The Board’s recommendation on the requested departure(s) will be based on the departure’s potential to 
help the project better meet these design guidelines priorities and achieve a better overall project design 
than could be achieved without the departure(s). The Board’s recommendation will be reserved until the 
final Board meeting. 

The following departures (1-4 )were requested at the first and second EDG meetings and 
departure number 5 at the second EDG metting: 
 

1. Street Level Development Standards (SMC 23.47A.008):  The Code requires facades be 
located within 10 feet of the property line. The applicant proposes a varied setback to 
accommodate programmatic design and open space. 

 
The Board indicated that they are favorable to this departure with further information. 
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2. Street Level Development Standards (SMC 23.47A.008):  The Code requires commercial 
uses. The applicant proposes community use at the ground level for a community room. 

 
The Board indicated that they are favorable to this departure with further information. 
 
3. Parking Access (SMC 23.47A.032):  The Code requires parking be accessed from non-

pedestrian designated streets. The applicant proposes access from a pedestrian 
designated street, Jackson. 

 
The Board indicated that they may be favorable to this departure with further information. 
 
4. Curb Cut Width (SMC 23.54.030):  The Code allows a maximum width of 25 feet. The 

applicant proposes one 30 foot and one 25 foot curb cut. 
 

The Board indicated that will consider this departure with further information, but have not 
approved the direction at this point. 

 
5. Parking Access (SMC 23.47.032):  The Code allows access across one side street. The 

applicant proposes access across two side streets. 
 

The Board indicated that they will consider this departure with further information, but have 
not approved the departure at this point. 

 
 

BOARD DIRECTION 

At the conclusion of the SECOND EARLY DESIGN GUIDANCE meeting, the Board recommended that the 
application move forward to Master Use Permit (MUP) application.  The next presentation should supply 
building and site detail to communicate the changes outlined by the Board above. 
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