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TEAM

OWNER: 

Alexandria Real Estate, 400 Dexter Ave N, Seattle WA 98109

ARCHITECT: 

ZGF Architects, 925 4th Avenue, 2400, Seattle WA 98104

LANDSCAPE ARCHITECT: 

Site Workshop, 222 Etruria Street, Suite 200, Seattle WA 98109

SITE

PROJECT ADDRESS: 701 Dexter Avenue N, Seattle WA 98109

ZONING DESIGNATION: SM-SLU 175/85-280 in the South Lake Union 

area. The site lies within the Lake Union seaplane fl ight path (SMC 

24.48.225, Map A.)

SITE AREA: 27,132 SF

FAR: 8;  217,056 SF

EXISTING DEVELOPMENT: 6 Story Reinforced Concrete Building for Offi ce 

use, with a below-building surface parking lot.

EDG 2 PREFERRED SCHEME

GROSS FAR AREA: 230,000 SF

CHARGEABLE AREA: 217,056 SF

TOTAL PROPOSED OFFICE AREA: 180,950 SF

STORIES: 10 stories + Roof amenity and penthouse

PARKING STALLS, BELOW GRADE: 230 stalls

BUILDING GROSS, BELOW GRADE: 87,300 SF

PROJECT GOALS + OPPORTUNITIES

• Establish a sense of place for the site and immediate South Lake Union 

neighborhood, distinguished by its architectural form, engaging street-

level experience, and use of durable, tactile materials. 

• Create a strong street presence and enhanced pedestrian experience, 

with emphasis at Dexter Ave N, an important neighborhood connector 

and Class II Pedestrian Street. Activate pedestrian entries and minimize 

vehicle entries.

• Complement the existing biking infrastructure along Dexter Ave N with a 

bicycle-friendly development.

• Build a sustainable project that achieves at minimum LEED Gold 

certifi cation, with focus on the health and well-being of building 

occupants. 

• Design tower fl oors for fl exible offi ce or research laboratory use, 

providing occupants with access to a vibrant neighborhood and views to 

South Lake Union, Downtown Seattle, and the Cascade Mountains.  

• Derive the building form from unique characteristics of adjacent 

streets and neighborhood attributes to root the building in its site and 

surroundings.

• Acknowledge the transitional nature of the site and its role as a visual 

gateway.

PROJECT DESCRIPTION

The project is located along Dexter Ave N in the Seattle’s South Lake Union 

neighborhood. The half-block site is bounded by Dexter Avenue N on the 

east, Roy St on the south, Aurora Ave North on the west, and two adjacent 

parcels to the north. The project includes the demolition of an existing 

6 story reinforced concrete structure and existing on-grade parking, 

constructed in 1984. Site redevelopment goals include a 10 story high 

rise structure with penthouse level to accommodate offi ce and research 

laboratory uses and approximately 3 levels of below grade parking. A 

ground level entries planned on Dexter and Roy will provide access to a 

building lobby, retail space, and offi ce elevator lobbies. A vehicular entry 

near mid-block along Roy St will provide access to an internal loading dock 

and below grade parking. 

OVERVIEW01

SITE
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CONTEXT / CONCEPT / MASSING

EDG 1 SCHEME 3

PEDESTRIAN EXPERIENCE

MATERIALITY / CHARACTER

• A.1 Further study & demonstrate surrounding neighborhood context

• A.2 Address overall height, bulk, modulation, and scale of design as it 

relates to context and transitional nature of site

• A.3 Study how prominent building corners will be viewed moving south 

and north along Dexter

• A.4 Present a clear concept and evolved massing

• B.1 Provide additional detail related to how the ground plane will enhance 

the pedestrian realm

• B.2 Refi ne the relationship to the residential structure to the north

• B.3 Address SDOT comments regarding the curb cut location

• C.1 Further clarify design intent related to materials and facade articulation

• C.2 Note how the building will differentiate itself from similarly clad buildings

• Acknowledges pedestrian scale at Dexter Ave/Roy Street corner approach

• Acknowledges pedestrian scale at Aurora Avenue

• Articulates Dexter and Aurora facades at ground plane and tower

• Requires removal of Exceptional Tree

View from Aurora Avenue looking north

View from Dexter Ave. N / Roy St. corner looking NW

D
ex

te
r 

A
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a 

A
ve

 N

Consider the transitional nature of 

massing to residential property to north

Further consider modulation along 

Roy Street

Merit to ground fl oor setback wrapping 

from Dexter to Roy

Address the pinched condition along 

Aurora

Emphasize pedestrian entry rather than 

garage entry

Support for removal of Exceptional Tree

Merit to notch/modulation at north wall

Merit to recessing stair tower at Aurora

Merit to massing modulation at Roy and 

interest at upper corner
√

√

√

√

√

?

?

?

?

PREFERRED

EDG 1

EDG 1 Guidance board comments and priority Design Guidelines have been summarized below. The 

following pages demonstrate our responses to both comments and board-designated priority guidelines.

PRIORITY DESIGN GUIDELINES

• CS1-C, CS2-B, CS2-D, CS2-1, CS2-1a, CS2-3a, CS3-A3, CS3-A4, PL1-A2, 

PL1-B, DC1-B1, DC1-C2, DC2, DC2-B, DC2-C, DC2-1, DC2-4, DC4-D

OVERVIEW01 EDG 1 Guidance

GUIDANCE SUMMARY

OPPORTUNITIES

CONSTRAINTS



CONFLUENCE OF INFLUENCES

LAKE UNION

 HOUSE BOATS

BOATS

WATERS 

EDGE

MEDIUM 

BLOCK

BIG BLOCK

SCALE + ACTIVATION

MARITIME + INDUSTRIAL

• HOUSEBOATS

• DOCKS

• BLOCKS

• COLOR + TEXTURE
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EDG 2

BIG SMALL

“a region of transition between 

two biological communities "

ECOTONE
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SUMMARY OBSERVATIONS

Aurora Ave N

non-porous

high speed vehicular

low pedestrians

Dexter Ave N

scale transition

strong linear fl ow

pocket parks

Roy Street

active corner catalyst

bike connection

scale gradation
A
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 A
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ROY STREET

A.1 Further study & demonstrate surrounding neighborhood 

context

EDG COMMENT  A.1

RESPONSE

Each adjacent street presents a unique character and fabric. The 

team has completed additional street analysis summarized in the 

following pages to inform the proposed massing. Additional EDG1 

neighborhood analysis, including zoning designations, uses, and 

transit access is included in the package appendix.

Aurora Ave N is designated as a “Freeway” by the SLU Design 

Guidelines. As a non-porous street, it is a western barrier to the 

neighborhood with low pedestrian activity.

Dexter Ave N is a designated as a neighborhood “Great Street” 

and is a vital north-south pedestrian, biking, and vehicle corridor 

in SLU. Dexter presents a range of and transition in building 

scales, generally moving from smaller to larger from north to 

south.

Roy Street is a shared street of varied uses and frontage 

conditions, and an important connector to the Lake Union Park, a 

regional heart. Planned developments along Roy will create a series 

of activated corners. 

Priority Guideline CS2-B asks that the design be informed by 

site characteristics. Analysis and subsequent synthesis of these 

conditions into our design concept is noted on following pages.

CS2-3-a focuses on making Aurora and Dexter entries to 

downtown with substantial landscaping and larger scaled facade 

elements. Our analysis and synthesis on subsequent pages 

supports this gesture.
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ANALYSIS / SYNTHESIS02 Contextual Attributes



Scale Transition

big, small, others

variable blocks to north

big blocks to south

divide at Mercer

balconies project life to streets

pop out bases
BIG

BIG

SMALL

SMALL SMALL

BIG

To the south of the project site, Dexter Ave N is characterized 

by an emerging larger scale with predominantly offi ce or 

research uses, as represented in photos on the following 

page.  These larger massings are modulated with smaller 

projections or insets, often 2-3 stories in scale. To the north, 

building masses generally reduce in height, as many sites were 

developed under a previous zoning height of 65’. Uses tend 

to be residential, with some large scale commercial buildings 

mixed in. Residential buildings also feature facade articulation 

and texture with projected or recessed volumes.

The street level realm also transitions at this point, shifting from 

wider sidewalks and deeper setbacks at the south to a more 

intimate scale to the north. The pedestrian zone and typical 

building “base” vary from 1-3 stories, increasing in height at 

commercial developments like Dexter Yard to the east and other 

existing buildings to the south.

RESPONSE cont’d

EMERGING 

LARGE SCALE

TRANSITION ZONE

PREDOMINANTLY 

RESIDENTIAL

LAKE 

UNION 

PARK
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ANALYSIS / SYNTHESIS02 Dexter Ave N

OBSERVATIONS



bigger blocks + massings to south; increasing size of facade modulation; 1-4 story pedestrian level setbacks

True North Apartment

801 Dexter Ave N

400 Dexter

400 Dexter Ave N

Arbor Blocks East

300 8th Ave N

UW Medicine at South Lake Union

850 Republican St.

333 Dexter

333 Dexter Ave N

Neptune Apartment

912 Dexter Ave N

Facebook Dexter

1101 Dexter Ave N

Dexter Yard

700 Dexter Ave N

varied blocks + massings to north; varied and decreasing size of facade modulation moves; 1-3 story pedestrian level setbacks
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OBSERVATIONS

Buffer Views / Access

views to lake

Dexter as a high street

north-south fl ow

interrupted west access at road ends

limited east access

Landscaped Pockets

moments for pauses

Street Trees

strong linear fl ow

fi lter light / shade

comfortable

Residential Stoops

engage in activities

Overhead Canopies

weather protection

BUFFER VIEWS / ACCESS

SLOT VIEWS 

TO LAKE

LAKE 

UNION 

PARK

Aurora end at Valley St.

Aurora end at Highland Dr.

Slot View toward Lake

Slots View toward Lake

LANDSCAPED 

ROAD ENDS
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ANALYSIS / SYNTHESIS Dexter Ave N02



LANDSCAPED POCKETS STREET TREES RESIDENTIAL STOOPS OVERHEAD CANOPIES
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ELEV: DEXTER AVE N LOOKING WEST

ELEV: DEXTER AVE N LOOKING EAST

614 Aurora Ave N

Future Development

SM-SLU 175/85-280  ZONE

601 Dexter Ave N

Future Development

SM-SLU 175/85-280  ZONE

175’ COMMERCIAL ZONING DATUM

280’ RESIDENTIAL ZONING DATUM

FLIGHT PATH

ADJACENT BUILDING DATUM

1-2 STORY PODIUM DATUM

PEDESTRIAN FLOW

TRANSITION TO TALLER SCALE

TRANSITION TO RESIDENTIAL SCALE

ANALYSIS / SYNTHESIS Dexter Ave N

501 8th Ave N

Future Development

SM-SLU 175/85-280  ZONE

700 Dexter 

14 story offi ce building

SDCI# 3026926

SM-SLU 175/85-280  ZONE

Valley St.

Valley St. Roy St.

100’ COMM. ZONING DATUM

701  VALLEY BEYOND

1-2 STORY PODIUM DATUM

3 STORY PODIUM DATUM

Roy St.

PARKING 

ENTRY

APARTMENT 

ENTRY

APARTMENT 

ENTRY

RESTAURANTBIKE 

SHOP

APARTMENT ENTRY

MID BLOCK CROSSING

PEDESTRIAN FLOW
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DEXTER LOOKING WEST

DEXTER LOOKING EAST

614 Aurora Ave N

Future Development

SM-SLU 175/85-280  ZONE

601 Dexter Ave N

Future Development

SM-SLU 175/85-280  ZONE
ADJACENT BUILDING DATUM

1-2 STORY PODIUM DATUM

PEDESTRIAN FLOW

501 8th Ave N

Future Development

SM-SLU 175/85-280  ZONE

700 Dexter 

14 story offi ce building

SDCI# 3026926

SM-SLU 175/85-280  ZONE

PEDESTRIAN FLOW

Valley St.

Valley St. Roy St.

3 STORY PODIUM DATUM

Roy St.

RESPONSE cont’d

DC2-4 and the Tall Building Guidelines recommend integration of surrounding 

heights and visual datums, and introduction of intermediate scales like fl oor 

groupings, offsets, and projections.

Adjacent buildings regularly feature articulated fl oor groupings from 2-5 

stories providing facade modulation and reduction in bulk. Our proposal draws 

upon these references and visual datums in appropriately modulating all 

facades, particularly at Dexter and Roy. (CS3-A-3, CS3-A-4, DC2-B, DC2-4)

Modulating facade elements at neighboring buildings vary in size, 

as do the interstitial or gasket spaces between elements. These 

references are further considered in the proposed massing.

Context 

Example

W

widths vary

widths vary
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OBSERVATIONS

“Anonymous” Architecture

big, blocky buildings

less intermediate facade scales

Non-porous

6 lane highway

nearest pedestrian crossings at

Mercer and Galer

High Speed Vehicular

experienced by car or bus at high 

speed

bridges, tunnels

Low Pedestrian Activity

few entries

lack pedestrian scale

Aurora Ave N creates an western edge condition for the South 

Lake Union neighborhood. Existing architectural response to 

the pedestrian realm is limited. CS2-3 notes that Aurora is 

primarily experienced by vehicle and that facade elements can 

be larger than at predominantly pedestrian-oriented streets. 

While our analysis indicates a need to address Dexter and Roy 

as the primary site and pedestrian corner, we aim to enhance 

the existing street-level environment at Aurora with appropriate 

massing moves and landscape design. Per the design 

guidelines, larger facade modulating elements are considered in  

the proposal.

RESPONSE cont’d
LOWER QUEEN ANNE SOUTH LAKE UNION
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ANALYSIS / SYNTHESIS Aurora Ave N02



Larger scale buildings, 

less modulated frontages

No primary entries, 

lacks pedestrian scale

No primary entries, 

lacks pedestrian scale

High-speed / non-porous

pedestrian crossing bridge at 

intersection with Galer

on Mercer St. pedestrian 

crossing under Aurora
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DIRECTIONAL TO LAKE

LANDSCAPED 

ROAD END

Visual Gateway

visual gateway from south and north on Dexter 

Dexter to lake connection

landscaped road end at Aurora needs 

development

Pedestrian Connection

from Mercer to Roy to lake

potential for a cohesive corridor on Roy

OBSERVATIONS

Roy Street, starting at the intersection at Dexter, is an 

important eastward pedestrian and bike connection to Lake 

Union Park. Given this fl ow, as well as the strong north-south 

fl ow along Dexter, the corner at Dexter and Roy will be a primary 

corner for the massing to address at both the street-level and 

tower scale. CS2-2 also indicates that primary building entries 

should respond to Regional and Neighborhood Heart locations, 

at Lake Union and the Dexter-Mercer intersection, respectively. 

This corner of the site can serve as a visual gateway from the 

south, east, and north. Given the evolving nature of sites along 

Roy, the proposal can set a precedent for activated corners and 

enhanced pedestrian environments at sites to the east. Dexter 

Yard makes similar moves at corners, with a SW corner street-

level massing gesture that opens up toward the Roy-Dexter 

intersection.

RESPONSE cont’d

PED / BIKE ROUTE
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ANALYSIS / SYNTHESIS Roy Street02



Topography + trees signal a terminus

Visual gateway from south at Roy intersection Roy’s Dexter-to-Lake Connection

Dexter Yard opening gesture toward Roy corner 
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ROY FUTURE + NODES

BIKE NEXUS

?

???

?

Set precedent for potential future corner activation at Roy & Dexter

bike nexus at corner

OBSERVATIONS

Activated Corners + Connections

Potential for pedestrian scale

Varied frontage conditions

and mixed-use

Roy Vision

3/8 vision complete

to create a good 

bookend for what’s to come on Roy

Bike Nexus

Bike fl ow and amenities
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ANALYSIS / SYNTHESIS Roy Street02



Future development at Roy & 8th Ave Allen Institute & future development at Roy and 9th Ave

Roy frontages vary from pedestrian activated to vehicle access

Frontage at the Allen Institute: corner activation, 

mid-block vehicle entry

Dexter Yard site Bike and Pedestrian link to lake

701 Dexter site
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A.2 Address overall height, bulk, modulation, and scale of 

design as it relates to context and transitional nature of site

A.4 Present a clear concept and note how the massing has 

evolved

South Lake Union exists as a rich ecotone of various building 

typologies fronting a marine bay.  The building massing scales 

range from the individual family house boat to a mixed-use 

commercial high-rise. The vehicular and pedestrian connections 

also inform how the building masses are perceived from the 

different streets. 

The previous analysis demonstrates the confl uence of 

infl uences at the nexus of the project site.  The proposal seeks 

to take cues from the rich tapestry of South Lake Union in 

respect to massing scale and modulation.

EDG COMMENT  A.2, A.4

RESPONSE

LAKE UNION

BOATS / HOUSE BOATS
MEDIUM 

BLOCK
WATER’S 

EDGE

BIG BLOCK

Big Block

Medium Block

House Boats

Water’s Edge

HOW CAN 701 DEXTER

REPRESENT ALL SCALES OF 

THE NEIGHBORHOOD?

22 ALEXANDRIA REAL ESTATE ZGF ARCHITECTSEARLY DESIGN GUIDANCE 207.10.2019 SDCI PROJECT NO. 3033099-EG

ANALYSIS / SYNTHESIS Massing Concept

NEIGHBORHOOD ECOTONE

02



“a region of transition between 

two biological communities”
ECOTONE

SPLIT

AURORA / DEXTER CHARACTER

DIVIDE

ROY TOPOGRAPHY

CONTEXTUAL DATUMS

ORIENT

VIEW + SCALE

COMMUNITY

FAMILY OF COMPONENTS
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BIG SMALL

MASSING AS ECOTONE

BIG SMALL



setback to reduce 

bulk and soften 

transition

ZONING LIMIT

RESIDENTIAL DATUM

S
P

LI
T

OFFICE SCALE

AURORA SCALE

RESIDENTIAL

DEXTER SCALE

BIG SMALL

FLIGHT PATH

AURORA SCALE

DEXTER SCALE

PEDESTRIAN DATUM

M
ID

-M
A

S
S

IN
G

 

B
R

E
A

K
S

1. SPLIT

2. SETBACK

3. REFERENCE + DIVIDE

S
P

LI
T

apply context datums 

at transitioning east 

mass

Conceptual massing moves are rooted in site-specifi c 

responses as described in the following diagrams.

FLIGHT PATH

FLIGHT PATH

• SPLIT massing into 2 parts to address Aurora scale 

and Dexter/Roy scale

• TRANSITION massing and REDUCE height 

and bulk at east

• wrap OPEN SPACE at primary Dexter-Roy corner

• SETBACK and ALIGN with neighboring building 

mass at Dexter

• ACTIVATE pedestrian and bicycling environment

• take CUES from existing contextual datums

• MODULATE facade as transition to north

ROY ST

ROY ST

ROY ST

DEXTER AVE N

DEXTER AVE N

DEXTER AVE N
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ANALYSIS / SYNTHESIS Massing Concept02



DEXTER

MARKER

AURORA

MARKER

ENTRY

ROY ST

ROY ST

ROY ST

DEXTER AVE N

DEXTER AVE N

DEXTER AVE N

4. ORIENT + PROJECT

5. CONTEXTUALLY COMPOSE

6. COMMUNITY + COHESION

• introduce tower INTERMEDIATE SCALE in 

response to modulation at residential context

• ORIENT volumes to PROJECT life to street

• consider gasket PROPORTION to reduce bulk 

of projecting volumes

• maintain references to context datums but BREAK
rigid modulation

• SHIFT volumes to RESPOND to site views and 

approach and create visual markers

• consider SCALE of projecting volumes to soften 

transition to north

• create BALANCE in scale and DIFFERENTIATION
of projecting volumes

• increase vertical dimension of gasket to REDUCE 
BULK

• modulate west facade at corner for COHESION

• create VARIED terrace experiences addressing street

reference 

intermediate scale 

at residential context 

to north

modulate and 

address streets

signal transition 

to smaller scales 

moving north

lift to 

designate entry

signal transition 

to larger scales 

moving south

modulate

similarly at Aurora

reduce bulk of 

projecting volumes
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03

RESPONSE

The prior simpler, angled massing has been more deliberately 

broken up conceptually into two discrete components: a larger, 

“quieter” massing that grounds the building to the site at the 

west, and a modulated east mass with smaller projecting 

volumes that opens to and engages the more active streets 

at Dexter and Roy. The form takes its cues from conceptual 

references along Aurora, Dexter and the general SLU 

neighborhood as noted in previous slides. The envelope at the 

east portion of the building is heavily modulated and varies in 

height. This is a nod to the transitional nature of the site and the 

smaller, varied scale forms along Dexter to the north and south. 

The revised massing signifi cantly reduces the perceived bulk 

while still actively engaging the street, and sets a precedent for 

appropriately scaled design and corner activation at the sites to 

the south and southwest. (CS2-D, DC2)

The proposal carefully considers the Tall Building Guidelines, 

acknowledging the project’s highly visible nature (DC2-4). The 

revised massing takes cues from these guidelines: we have 

shaped and oriented fl oor plates based on context, considered 

the base scale, street scale, and skyline scale. Modulation is 

provided to avoid a single repeated extrusion from the base to 

the top. The scale of modulating volumes create a transition to 

smaller scales and context to the north. 

A.2 Address overall height, bulk, modulation, and scale of 

design as it relates to context and transitional nature of site

A.4 Present a clear concept and note how the massing has 

evolved

EDG COMMENT  A.2, A.4

EDG 1 PREFERRED MASSING

“a region of transition between 

two biological communities”

ECOTONE

RE-INTEGRATION OF CONTEXTUAL INFLUENCES

NEW ANALYSIS + 

SYNTHESIS

Merit to ground fl oor setback wrapping from Dexter to Roy

Support for removal of Exceptional Tree

Merit to notch/modulation at north wall

Merit to recessing stair tower at Aurora

Merit to massing modulation at Roy and interest at upper 

corner
√

√

√

√

√

MAINTAIN POSITIVE ATTRIBUTES
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PROPOSAL Massing - Review



Formal concept, including massing split, developed as a response to 

distinct characteristics of adjacent streets (CS2-B, DC2)

Height, bulk, and scale reduced in response to context (CS2-D) 

Height mediated by offsets, projects, intermediate scales. plane changes, 

depth, and shadows provide human scale and interests (DC2-4, DC2-C)

Transition to smaller scales references existing context along Dexter Ave N 

(CS2-D, CS3-A-3, DC2-C)

Activated facade at Dexter and Roy establishes a visual gateway, transition, and 

sets a precedent for the evolving neighborhoods (CS2-1, CS2-1-A, CS3-A-4)

Consideration of three scales; pedestrian, street room, and skyline (DC2-1) 

STEPPED & SOFTENED TRANSITION FROM NORTH

EDG 2 PREFERRED MASSING

a
d
d
’l
 m

o
d
u
la

ti
o
n
, 
p
e
rc

e
iv

e
d
 b

u
lk

 r
e
d
u
ce

d

Setback at NW (hidden from view) to provide daylight access to 

residential neighbors  (CS2-D)

Introduction of modulating element and visual marker at Aurora for massing cohesion 

and appropriately scaled tower activation at corner (CS2-3-A, DC2, DC2-1)

Setback at ground plane to relieve pinched condition at Aurora (CS1-C, DC2-4)

“Greening” of road-end at Roy to refl ect similar contextual conditions at sloping site 

topography, providing buffer for pedestrian experience (CS1-C, PL1-B, DC4-D)

Activation of facade at tower scale with exterior terraces and contextual references 

at Dexter Yard and Residential buildings to the north (CS2-B, CS2-3-A, DC2-4)

PRIORITY DESIGN GUIDELINE RESPONSES

Minimized vehicular entry visual impact (DC1-B-1)

Created open space wrapping primary corner at Dexter and Roy (PL1-A-2. PL1-B)
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VIEW FROM DEXTER AVE N / ROY ST. CORNER LOOKING NW

RESPONSE cont’d

EDG 2 PREFERRED MASSING

• Floors: 10 stories + 1 penthouse

• Pedestrian entry on Dexter Avenue N

• Dedicated bike entry at Roy

• Lobby and potential retail frontage at Dexter

• Offi ce frontage at Aurora

• Parking + loading entry mid-block on Roy street

MASSING OPPORTUNITIES

• Derives form from unique characters of adjacent streets

• Height and bulk reduced at Dexter at transition to residential 

properties to north

• Additional modulation and intermediate scale at Dexter 

and Roy responds to site status as visual gateway and 

neighborhood scale transitions

• Activated pedestrian corner; vehicle entry downplayed

• Appropriate modulation and setback at Aurora for cohesive 

massing

REQUESTED DEPARTURES

23.48.240.B.1.b - Dexter Setback is 2’ deeper than maximum 

12’ allowable

23.48.245.D - Facade Modulation minimum width at Roy St.
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PROPOSAL03 Massing along Roy 



elevation along roy st.

700 Dexter 

14 story offi ce building

SDCI # 3026926

ELEVATION ALONG ROY ST.

Aurora Ave N

Dexter Ave N

FAA FLIGHT PATH

175'  BUILDING HEIGHT LIMIT 

building beyond

FACADE MODULATION DATUM

75% podium coverage 

on half of the block

Average fl oor area

10,080 SF below podium

P
R

O
P
E
R

T
Y
 L

IN
E

P
R
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E

EL. 203’

PODIUM HEIGHT LIMIT

EX. GRADE

EL. 123’

EL. 74’

701 Valley
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A.3 Study how prominent building corners will be viewed 

moving south and north along Dexter Ave N

The projecting, off-set volumes at Roy and Dexter provide 

opportunities for exterior terraces to further activate the street-

room and tall building scales. There are numerous precedents 

of elevated indoor-outdoor spaces in SLU, particularly in 

houseboat communities and residential developments north 

along Dexter. Newer developments like Dexter Yard also provide 

exterior amenity spaces, including at a third story terraced 

setback directly across Dexter. The proposed design locates 

these spaces so that they provide additional activation of the 

public realm at Dexter and Roy below. Tall Building guidelines 

recommend multi-story scale elements and sky-terraces. These 

activated exterior spaces help to engage the street room at 

Dexter and break down the overall massing. (DC2)

EDG COMMENT

RESPONSE

701

VALLEY

(Future)

OAKWOOD

APARTMENTS

A
ur

or
a 

A
ve

 N

D
ex

te
r 

A
ve

 N

Roy Street N
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PROPOSAL03 Massing Concept - Projected Life

VIEW OF PROPOSED TERRACES FROM SOUTH OF DEXTER  LEVEL 8 TERRACE

LEVEL 6 TERRACE



614 Aurora Ave N

Future Development

SM-SLU 175/85-280  ZONE

601 Dexter Ave N

Future Development

SM-SLU 175/85-280  ZONE

PROJECTED LIFE

ADJACENT BUILDING DATUM

GROUND LEVEL USE DATUM

PEDESTRIAN FLOW

The “projected life” is common to residential buildings to the north. 

Many SLU commercial properties also offer mid-level exterior terraces 

to further activate the street and enhance wellness for users

PROJECTED LIFE CONCEPTUAL REFERENCES
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VIEW FROM DEXTER AVE N LOOKING SOUTH

A.2 Address overall height, bulk, modulation, and scale of 

design as it relates to context and transitional nature of site 

A.3 Study how prominent building corners will be viewed 

moving south and north along Dexter Ave N

B.2 Refi ne the relationship to the residential structure to the 

north

EDG COMMENT

RESPONSE

The NE stair and elevator massing is setback from Dexter to 

provide relief to the Oakwood Apt massing at the street wall 

and allow the smaller projecting volumes to read as transitional 

scale elements as one approaches the site from the north. The 

height of the NE stair and elevator massing remains at or below 

the adjacent heights of roof elements at 701 Valley and 700 

Dexter (Dexter Yard.) The proposed north facade is modulated 

rather than a continuous surface, with setbacks and material 

changes from opaque to glazed surfaces. Given prominent 

views to the stair and elevator massing, the proposed design 

intends to feature enhanced visual interest and detailing. Initial 

options for integral and applied treatments are proposed on 

following pages. (DC2-B) While not a designated neighborhood 

gateway, the proposal will serve as a visual gateway moving 

into downtown, as one leaves predominantly residential areas. 

As described in CS2-1, the massing and visual treatment will 

become a physical marker so that the community understands 

this as an approach and transition to an area of distinct 

character.
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PROPOSAL03 Massing along Dexter



ELEVATION ALONG DEXTER AVE N

NORTH ELEVATION

Mercer St.

Dexter Ave N

701 Valley Street

15 story residential building 

SDCI # 3017871

175'  BUILDING HEIGHT LIMIT 

175'  BUILDING HEIGHT LIMIT 

Line of Proposed 

Massing Beyond

Future Development

701 Valley St

Oakwood Apartments

717 Dexter Ave N

Zoning Envelope

Future Development

Roy St. Valley St.
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A.3 Study how prominent building corners will be viewed 

moving south and north along Dexter

EDG COMMENT  A.3

The board indicated support for the northern core placement 

and modulated north facade. This placement is meant to 

support both privacy for residential uses to the north and 

modulation of the north facade (DC2-4) . A setback at the 

NW corner provides additional daylight access to residential 

openings planned at the new 701 Valley development. The 

proposed massing sets back the stair and elevator tower at the 

NE corner to align with the main upper massing of the Oakwood 

Apt building, to permit additional daylight access to their 

rooftop amenity space, and to allow a clear reading of projected 

volumes activating Dexter Ave from the north. This setback 

reduces the massing bulk at the NE street lot line. 

The projecting volumes shift down at the Roy-Dexter 

intersection to more directly address this primary corner, reduce 

bulk, and provide continuity with street-level datums from the 

north. These smaller scale massing elements create visual 

markers as one moves to the north. 

The proposal also considers how the Dexter facade will be 

viewed from the mid-block crossing and connecting bridges 

at 700 Dexter (Dexter Yard.) The full height of the NE stair will 

be partially glazed to activate the facade, in addition to the 

projecting volumes and mid-level terraces. The proposed main 

entry also relates visually to this opening across Dexter.

RESPONSE

DEXTER YARD

DEXTER YARD
701

VALLEY

(Future)

OAKWOOD

APARTMENTS

A
ur

or
a 

A
ve

 N

D
ex

te
r 

A
ve

 N

Roy Street

upper roof lower roof

modulated

north facade

setback

for improved 

relationship to 

neighbors

privacy 

for residential,

daylighting

for tower 

provides daylight

to mid fl oor plate
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PROPOSAL Massing Concept - Views03
SPLIT CORE

√

√

√

√

VIEW FROM SOUTH OF DEXTER  



Articulated forms at Dexter and Roy enhance 

visual gateway

Glazed stair tower will be a feature to provide 

an active facade

• creates a buffer for Oakwood Apt Buildings

• visual interest at north of stair tower

• core proximity to lobby provides opportunity to 

activate the ground plane

METAL PANEL REFLECTIVE ACCENT ART

Art
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FROM DEXTER YARD MIDBLOCK NORTH FACE ARTICULATION STUDIES



VIEW FROM AURORA AVENUE LOOKING NORTH

A.2 Address overall height, bulk, modulation, and scale of 

design as it relates to context and transitional nature of site.

EDG COMMENT

CS2-3 indicates that new development at Aurora should 

implement substantial landscaping and attractive building 

facades. Because Aurora will be primarily experienced 

by vehicle, the scale of facade elements can be larger. 

Conceptually, the massing at Aurora is representative of the 

transition to larger scales in the neighborhood, and the facade 

is quieter than the east massing at the primary Dexter and 

Roy corner. A setback is introduced at the street level to create 

a base condition for the tower and well-landscaped, safe 

pedestrian environment. Offi ce uses front Aurora to provide 

eyes-on-the-street. A full height setback at the NW corner gives 

breathing room to future residences at 701 Valley. To create 

a cohesive building massing, and appropriately scaled visual 

marker at the Aurora-Roy corner, a wrapping offset is introduced 

at the tower for additional modulation.

RESPONSE
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PROPOSAL03 Massing along Aurora



ELEVATION ALONG AURORA AVE

VIEW FROM AURORA AVENUE LOOKING SOUTH

NW tower setback (full 

recess hidden from view) 

provides privacy and daylight 

access for neighbors

Modulation at intermediate 

tower scale for conceptual 

massing cohesion and visual 

marker at Aurora 

Substantial landscaping 

and setback for pedestrian 

experience and tower 

base reading

Valley St.

Roy St.

175'  HEIGHT LIMIT 
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Tenant
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Roy Street

Open to 

below

Open to 

below

Tenant

Tenant

Parking

entry

Lo
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ck

SCL Vault

Vista

Vault

Bike

FCC Lobby

W

M

MDF

Generator

Elec

AURORA LEVEL 1 LEVEL 5

LEVEL 6DEXTER LEVEL GROUND

PROPOSAL03 Massing - Floor Plans



N

Tenant

Tenant Tenant

Mech Mech

Mech Mech

Elec Elec

Elec Elec
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TC TC
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W WMech Mech
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LEVEL 10

ROOF

LEVEL 7

LEVEL 9



new street trees create 

buffer at Aurora and 

shield vehicle entry 

from view

proposal aims to blur inside-outside 

relationships at ground level;  hardscape 

materials intend to enliven public areas 

with varied color, texture, and pattern

landscaped setback at Aurora

BIKE AND PED. ZONECAR ZONE

landscaped and visually-activated 

terminus at NE site edge
B.1 Provide additional detail related to how the ground plane 

will enhance the pedestrian realm

EDG COMMENT  B.1

RESPONSE

We propose a unique treatment at each adjacent street 

in response to their character and connections to the 

neighborhood beyond.

At Aurora Ave N, the proposal acknowledges the pedestrian 

scale in massing setbacks (DC2-4-f), and is providing an 

appropriate amount of landscaping and additional street trees 

to support the pedestrian experience. Offi ce uses front Aurora, 

so eyes-on-the-street will help in keeping this environment 

activated and safe. (PL2-B) A setback at the NW corner 

provides the future 701 Valley residential tower units with 

additional privacy.

Roy Street is directional in nature, funneling pedestrians 

toward the Dexter corner and beyond to Lake Union Park 

(PL1-B). As in other neighborhood east-west block terminuses, 

the west end of Roy Street will feature denser landscaping. 

New street trees shield the vehicle entry from view. In response 

to SDOT EDG 1 comments, the drop-off location has been 

relocated further to the west, away from higher levels of 

pedestrian activity (DC1-B).

Our open space and setback is gathered at Dexter Ave N. This 

activated corner is an important connection point along both 

Roy and Dexter. The partially covered space creates relief for 

bicyclists and pedestrians, leading one to the building’s main 

entry. Dexter Yard subtly opens up its mid-block crossing to 

the Dexter corner at Roy. By addressing this move, we are able 

to activate both open spaces, and set a precedent for future 

activation of the Dexter-Roy corner. (PL1-A-2, CS3-A-4)
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PROPOSAL03 Street-level Design



overhead weather protection 

transitions to residential 

scale of canopies at north

landscape selection to 

create green buffers 

between pedestrians, bikes, 

and cars
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SW CORNER GROUND LEVEL



RESPONSE cont’d

CELEBRATION OF BIKES + SLU SPIRIT OF INNOVATION

The southeast corner is a nexus of bike lanes seeks to celebrate 

the cyclist experience (PL4-B).

The design features bicycle amenities, including mezzanine 

bicycle storage and locker / shower rooms in the center of the 

lobby.  Cyclists can arrive to the amenity directly from the street 

via a designated entry and ramp entering at Roy.  Bicycles on 

display at the lobby and mezzanine will further activate the 

passerby experience.
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PROPOSAL03 Street-level Design - Bike Nexus

DEXTER LEVEL MEZZANINEDEXTER LEVEL GROUND

BIKE PARKING

R
A

M
P
 U

P

LOCKER 

ROOM

SHOWER / 

RESTROOM

SHOWER / 

RESTROOM



architectural 

detailing 

inspired by 

bike tech

dedicated 

bike access

potential for 

bike-related retail

consider bike traffi c 

fl oor material

RAPHA CLUBHOUSE  Seattle, WA

DENMARK PAVILION  Shanghai, PRC, Bjarke Ingels GroupCASCADE BICYCLE CLUB  Seattle, ZGF

BICYCLE CLUB  Hainan, PRC, NL Architects

BUFFERED BIKE AND PEDESTRIAN FLOWS
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B.2 Refi ne the relationship to the residential structure to the 

north

EDG COMMENT  B.2

RESPONSE

The northeast corner of the property abuts against the southern 

concrete wall of Oakwood Apartment’s garage entry.  The 

proposal aims to create a landscape and canopy terminus 

that fi lters the reading of this existing blank wall and creates a 

zone of transition. The purposeful setback creates a relief zone 

for pedestrians walking past the residential garage entry, and 

moves the taller building mass away from the street lot line to 

allow the smaller, more intermediate scale massings to read 

legibly and activate the street experience. (PL1-B and CS-2)

D
E
X
T
E
R

 A
V
E
 N

OAKWOOD APARTMENTS

Landscape and canopy terminus to open space at Dexter minimizes 

visual impact of existing blank wall at Oakwood Apts

Gathering/open space featured at Dexter for enhanced pedestrian 

experience. North end at neighboring building will provide visual 

terminus and transition to narrower sidewalk conditions. 

Visual connection 

to Dexter Yard 

midblock crossing

Anchor for open 

space at corner 

to south
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RELATIONSHIP TO OAKWOOD APARTMENTS

PROPOSAL03

EXISTING

EXISTING

PROPOSED

Street-level Design - Northeast

RAMP DOWN

P
E
D

E
S
T
R

IA
N

 F
L
O

W

PARKING 

ENTRY

PROPOSED 

ENTRY



B.3 Address SDOT comments regarding the drop-off location

The vehicle drop-off location was relocated to the west side 

of the parking entry drive in order to create a safer, unbroken 

pedestrian experience at the SE corner of Roy Street and Dexter 

Avenue N. Additional street trees are provided as a visual buffer 

for the vehicle entry as one approaches the project from Roy. 

Pedestrians and Bicyclists are given primary consideration.

EDG COMMENT B.3

RESPONSE OFFICE

OFFICE

DROP OFFPARKING

ENTRY

PARKING

ENTRY

DROP OFF

LOBBY

LOBBY
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EDG 1

EDG 2

Street-level Design - Drop Off Location



The proposed design responds both in form and materiality 

to the surrounding neighborhood context.  It draws upon 

maritime and industrial references, the warmer, natural, and 

variable character of houseboats, and the refl ective nature of 

the lake. The offset, projecting volumes at Dexter and Roy are 

reminiscent of clustered houseboats clinging to the edge of the 

Lake Union; as well as the varied and transitional scales along 

Dexter. (DC2, DC4)

As natural elements used in maritime and industrial structures 

that populate South Lake Union, material applications and 

detailing with steel and wood will complement the glazing 

elements and blend the composition into the neighborhood as 

it evolves. The soffi ts that are visible from the Dexter pedestrian 

experience are potentially clad in a warm wood tone.  The 

neutral color of the proposed steel or metal fi nishes of the 

box framing elements, or “shrouds,” seeks to compliment the 

variety of materials found in the neighborhood context without 

overwhelming an already colorful neighborhood context, 

particularly to the north.

RESPONSE

C.1 Further clarify the design intent related to materials and 

facade articulation

C.3 Note how the building will differentiate itself from similarly 

clad buildings.

EDG COMMENT  C.1, C.3
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Primary glass facade informed by refl ective nature 

of Lake Union as backdrop to varied materials and 

textures of an evolving neighborhood

Soffi ts, frames, and terrace decks of the smaller scale 

volumes at Dexter are informed by warmer, natural 

materials found at Lake Union houseboat communities 

and the Dexter residential streetscape. Maritime and 

Industrial materials provide additional references to 

aid in differentiating the projecting volumes.

MATERIALITY04 Context Character

a refl ective surface as stage and unifying element of distinct but related partsLAKE ANCHORS COMMUNITY
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CONCEPT AND CONTEXT MATERIAL REFERENCES

LAKE AS BACKDROP; CITY AND SKY REFLECTIONSGLASS MODULATIONS IN GLASSGLASS INS AND OUTS

MARITIME + INDUSTRIAL 

MODERN INDUSTRIAL 

MATERIALS THAT MAKE YOU LOOK UP!

WARM SOFFITSFRAMED 

INTERMEDIATE 

SCALES

WOOD

WARMER, NATURAL, VARIED CHARACTER

WOOD DECKS, TERRACES, CLUSTER OF DISTINCT PARTS



MATERIAL STUDIES Material applications and detailing to 

support the architectural concept continue to be studied. Initial 

studies are shared at right. The proposal looks to contextual 

references from the neighborhood to represent the “ecotone” 

nature of the site and SLU.

RESPONSE cont’d

Lake Union refl ects the 

sky, maritime life, and 

surrounding buildings of 

South Lake Union. The 

base facade material of 

glass can be interpreted 

as a “vertical Lake Union.

The soffi ts are potentially clad in a 

warm wood tone.

    

The neutral color of the proposed 

black/grey steel fi nish of the box 

shrouds seeks to compliment 

the variety of colored facades 

particularly north of the site.
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WATER + SKY

REFLECTIVE

QUIET

SUBTLE 

TONES

MATERIALITY04 Initial Material Studies

NATURAL

WARMTH

COMPLIMENTARY

TIMELESS



Like houseboats and other 

contextual references 

there are unique inside-

outside relationships in the 

neighborhood where interior 

materials bleed outside and 

vice versa. We plan to embrace 

this approach in concept and 

material application at both our 

ground plane and upper level 

terraces. 

The bridges, shipping 

infrastructure and remnants 

of manufacturing structures 

of South Lake Union 

contribute to its industrial 

neighborhood character. 

These references can help 

in further rooting the project 

within the neighborhood, 

differentiating the projecting 

volumes, and acknowledging 

exposed structural elements 

at Dexter Yard.
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INSIDE  / OUTSIDE

STOOPS

NOOKS

DOCKS

PUBLIC LIFE

FLEXIBILITY

TEXTURE

STRENGTH

SPIRIT OF 

INNOVATION

RESILIENT

TOUGH

MARITIME / INDUSTRIAL



VARIATION AT PROJECTING VOLUMES  South Lake Union 

is a collection of architectural scales and styles, ranging 

from industrial warehouses to jewel-box house boats to 

contemporary institutional icons. The projecting volumes on 

the east side of the massing will similarly read as unique parts 

of a community. They can be differentiated by soffi t material 

hue, frame or shroud materiality, geometry and vertical accent 

elements. Variation will be explored, but is not intended to come 

at the expense of cohesion and balance within the full massing. 

RESPONSE cont’d
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VARIETY OF MATERIALITY04
A - SOFFIT VARIATION

Block 44, ZGF

Varying the hue 

and directionality of 

the natural material 

on soffi ts can add 

distinction to box 

expressions and 

enhance  the Dexter 

pedestrian experience
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Wrapper materials 

can vary in 

thickness and 

porosity

C - WRAPPER VARIATIONB - VERTICAL ACCENTS VARIATION

Asakusa, Kengo Kuma

Fin application 

add distinction to 

box expression

Varying the mullion 

spacing add distinction 

to box expression

Seattle Children’s Hospital,

Building Care, ZGF



CODE PRESCRIBED

3,600 SF TOTAL MODULATION

600 SF MODULATION

x 6 FLOORS ( LEVELS 5 - 10)

3,600 SF TOTAL MODULATION AT ROY ST.
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SMC 23.48.045.D FACADE MODULATION

SMC  REQUIREMENTS
23.48.045.D  For all structures with non-residential uses exceeding 

85 feet in height, facade modulation is required for the street-fac-

ing portions of a structure located within 15 feet of a street lot line 

and exceeding the podium height specifi ed for the lot in Map A for 

23.48.245. No modulation is required for portions of a facade set 

back 15 feet or more from a street lot line.

1. The maximum length of a facade without modulation is prescribed 

in Table B for 23.48.245. This maximum length shall be measured 

parallel to each street lot line, and shall apply to any portion of a 

facade, including projections such as balconies, that is located within 

15 feet of street lot lines. 

Table B for 23.48.245: For stories above 65 ft, up to 145 ft, the max-

imum length of unmodulated facade within 15 ft of street lot line is 

150 ft. For stories above 145 ft, the maximum length of unmodulated 

facade within 15ft of the street lot line is 120 ft.

2. If a portion of a facade that is within 15 feet of the street lot line 

is the maximum length permitted for an unmodulated facade, the 

length of the facade may be increased only if additional portions of 

the facade are set back a minimum of 15 feet from the street lot line 

for a minimum distance of 40 feet. If the required setback is provided, 

additional portions of the facade may be located within 15 feet of the 

street lot line. 

DEPARTURE SUMMARY
Facade modulation is required for facades that exceed 150 ft in length 

and are within 15 feet of the street lot line, and are above the Podium 

Height Limit of 65 ft. 

DESIGN PROPOSAL
The design proposal proposes facade modulation with offset project-

ing volumes at Roy St. and Dexter. No portions of the facade exceed 

150 ft in length, and modulated areas are setback from the street lot 

line the minimum 15 ft. Some portions of the upper level modulated 

areas do not meet the minimum 40 ft setback width.

JUSTIFICATION
The massing response at Dexter and Roy Street 

provides distinct architectural form, reduces 

bulk and mass, considers views to the site from 

the north and south, and addresses both the 

primary corner at Dexter and Roy Street. The 

total modulation achieves a greater amount of 

relief setback area at the facade than pre-

scribed by the code. 

Neighborhood Design Guidelines supporting this 

departure as an improvement over prescribed 

conditions include: 

CS2 Urban Pattern and Form: At Corner Sites, 

emphasize pedestrian activity at corners 

DC2: Architectural Concept and Tall Buildings: 

Develop an architectural concept that fi ts well 

on the site and within its surroundings. Provide 

multi-story intermediate scale elements. 

Modulation should be upsized to match longer, 

taller view distances.

Applicable: Revised Preferred Massing

ROY ST. ELEVATION FACADE MODULATION OVERLAY

PLAN AT FACADE MODULATION OVERLAY

DEPARTURES05 Facade Modulation

LEVEL 5 - 10

SETBACK AREA  = 600 SF/FL

PER CODE

150’ MAX. UNMODULATED 

PER 23.48.245

150’ MAX. UNMODULATED 

PER 23.48.245

15’ SETBACK

40’

15’ MIN. SETBACK 

FROM PROPERTY 

LINE FOR WIDTH 40’

PODIUM HEIGHT 

65’ PER TABLE B 

FOR 23.48.245



PROPOSED MODULATION

LEVEL 

10

9

8

7

6

5

WEST SETBACK

379

379

379

379

379

426

2,321 SF + =TOTAL 3,746 SF 6,067 SF

TOTAL 

MODULATION

EAST SETBACKS

989

587

169

571

989

441
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ROY ST. ELEVATION FACADE MODULATION OVERLAY

PLANS AT FACADE MODULATION OVERLAY

MODULATION AREA

LEVEL 5  (BELOW MIN. WIDTH)

LEVEL 7  (BELOW MIN. WIDTH)

LEVEL BELOW

LEVEL 8  (BELOW MIN. WIDTH)

PROPOSED

150’ MAX. UNMODULATED PER 23.48.245

142’ PROPOSED

150’ MAX. UNMODULATED PER 23.48.245

142’ PROPOSED

15’ SETBACK

L 5

L 7

L 8

15’ SETBACK

15’ SETBACK

MODULATION AREA 379 SF

MODULATION AREA 379 SF

MODULATION AREA 426 SF

AREA 169 SF

AREA 571 SF

AREA 441 SF

15’ MIN. 

SETBACK LESS 

THAN WIDTH 40’

PODIUM HEIGHT 

65’ PER TABLE B 

FOR 23.48.245
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SMC 23.48.240.B.B STREET LEVEL DEVELOPMENT STANDARDS 

IN SOUTH LAKE UNION CENTER

GROUND FLOOR PLAN WITH STREET LEVEL 

DEVELOPMENT OVERLAY

DEPARTURES05 Street Setback

SMC  REQUIREMENTS
A. Street-level development standards in Section 23.48.040 apply to 

all streets in SM-SLU zones designated as Class 1 Pedestrian Streets, 

Class 2 Pedestrian Streets, or Neighborhood Green Streets as shown 

on Map A for 23.48.240. 

B. General Façade Requirements

b. Except on Class 1 Pedestrian Streets, as shown on Map A for 

23.48.240, and as specifi ed in subsection 23.48.240.B.1, the 

street-facing facade of a structure may be set back up to 12 feet from 

the street lot line subject to the following (Exhibit B for 23.48.240): 

1) The setback area shall be landscaped according to the provisions 

of subsection 23.48.055.A.3; 

2) Additional setbacks are permitted for up to 30 percent of the length 

of portions of the street-facing facade that are set back from the 

street lot line, provided that the additional setback is located 20 feet 

or more from any street corner; and 

3) Any required outdoor amenity area, or other required open space, 

or usable open space provided in accordance with subsections 

23.48.240.E, 23.48.240.F, or 23.48.245.B.4.c is not considered part 

of the setback area and may extend beyond the limit on setbacks 

from the street lot line that would otherwise apply under subsections 

23.48.240.B.1.b.1 or 23.48.240.B.1.b.2.

DEPARTURE SUMMARY
Per 23.45.240 Map A, Dexter Avenue N is a Class II Pedestrian Street. 

Per 23.45.240.A and 23.45.240.B.b, the maximum setback at Dexter 

is 12 ft from the street lot line. Roy Street and Aurora Ave N are un-

designated, therefore this provision does not apply.

DESIGN PROPOSAL
The design proposal includes a 14 ft setback from Dexter Ave N at 

Levels 1 and 2. The setback area includes required Open Space, and 

leads to street level uses of retail and the building lobby. 

JUSTIFICATION
The team proposes a massing option that is heavily 

modulated along Dexter and Roy Street, reducing 

percieved bulk and mass. The additional setback at Dexter 

allows the project form and hierarchy to read more clearly, 

permits the design team to more appropriately address the 

pedestrian environment at Dexter, sets the tower massing 

back to align with the main volume at the Oakwood 

Apartment building, and allows the project to comply with 

the Podium Coverage requirements at the east half of the 

site.

The team anticipates that the setback area will be 

considered open space, eliminating a need for the 

departure from all or part of the Dexter frontage. Until that 

determination, the departure is presented, as it benefi ts 

the project massing and neighborhood response.

Neighborhood Design Guidelines supporting this departure 

as an improvement over prescribed conditions include: 

PL1 Connectivity: Complement and contribute to the 

network of open spaces  

PL-2 Walkability: Create a safe and comfortable walking 

environment

DC-3 Open Space Concept: Locate open spaces toward 

streets with high pedestrian volumes

Applicable: Revised Preferred Massing

12’ MAX. SETBACK

FROM DEXTER AVE N

14’

OAKWOOD APARTMENT

LEVEL ABOVE
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APPENDICES

• Context Analysis

• Sun Studies

• Garage Entry Studies

• Core Studies 

• Public Outreach Summary

• Arborist Report
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VIEW LOOKING NORTH FROM SOUTH LAKE UNION

VIEW LOOKING WEST, FROM SOUTH LAKE UNION

VIEW LOOKING EAST, FROM QUEEN ANNE

VIEW LOOKING SOUTH, FROM WESTLAKE
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The site is zoned "Seattle Mixed - South Lake Union Urban Center" (SM-

SLU 175/85-280) with height limitations of: a maximum height of 175’ 

for non-residential uses, and a base height of 85’ for residential uses with 

a maximum height of 280’. The site and surrounding blocks to the north, 

east, and south are part of this contiguous SM-SLU zone which establishes 

the heart of the South Lake Union neighborhood, and transitions in height 

up toward the higher downtown zones.

SMC 23.43.126 Designation of the Seattle Mixed (SM) zone: The Seattle 

Mixed (SM) zone is applied to achieve the goal of a diverse, mixed-use 

community with a strong pedestrian orientation. The zone permits a 

wide range of uses and promotes density to encourage a mixed-use 

neighborhood. 
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SMC 23.48 SEATTLE MIXED 

SUBCHAPTER I - GENERAL PROVISIONS

23.48.002 – Scope of provisions:

Zoning designation:  SM-SLU: South Lake Union Urban Center

23.48.005 – Uses

A. Uses: Offi ce and/or laboratory uses permitted

D. Required Street Level Uses: n/a, No Class I streets on site (per map A for 

23.48.240). 

23.48.020 – Floor-Area-Ratio (FAR):

Applicable exempt fl oor areas:

• Below-grade fl oor area.

• Floor area in portions of a story that extend no more than 4 ft above existing 

or fi nished grade

• Allowance of 3.5% for mechanical equipment for structure above 65’.

• Mechanical equipment located on roof of a structure

• Bicycle commuter shower facilties 

23.48.021 – Extra fl oor area

Site is located with a Local Infrastructure Project Area (per map A for 23.58A.044):

• Additional non-residential fl oor area will be obtained by using the payment 

option for child care, complying with MHA-C, and obtaining Regional 

Development Credits.

• Project will earn a LEED Gold rating or meet a substantially equivalent 

standard as required.

23.48.025 – Structure height

Determined by Subchapter II - South Lake Union Provisions

C.2. Open railings...parapets may extend up to 4ft max above height limit

C.4. Stair Penthouses, Mechanical Equipment, Covered or Enclosed Amenity 

Area are included in features that may extend up to 15ft above max height limit if 

combined total coverage of all features does not exceed 25% of roof area.

C.9 Roof mechanical equipment and elevator penthouses shall be screened.

23.48.040 – Street-level development standards

Dexter Avenue N is classifi ed as a Class II Pedestrian Street.

A.2.b. Minimum facade height on Dexter is 25 feet.

A.2.c. On all other streets, minimum height for street facing facades is 15 feet.

B.1.a. Minimum 60 percent facade transparency on Dexter Ave

B.1.b. Minimum 22 percent facade transparency on Roy St (>7.5% slope);  

Minimum 30 percent facade transparency on Aurora Ave.

B.2.a. Blank facade segments at Dexter limited to 15 feet wide, not to exceed 40 

percent of street facing facade width.

B.2.b. Blank facade segments at Roy St and Aurora Ave limited to 30 feet wide, 

not to exceed 70 percent of street facing facade width, or 78 percent at Roy.

B.2.c Separate blank facades by 2’ feet wide transparent areas.

C.1. No street level uses area required; any street level uses exempt from FAR 

calculations shall meet the following.

C.2. No minimum frontage for provided street level uses.

C.3. Minimum fl oor-to-fl oor-height of 13 feet, mininum 30 feet in depth at street 

level.

C.5. Locate street level uses within 10 feet of lot line. Exceptions: uses abutting an 

outdoor amenity area or required street level setback.

C.6. Pedestrian access to street level use shall be direction from the street.

23.48.055 – Screening and landscaping standards

Project will comply with landscaping and screening requirements as outlined:

A.2. A Green Factor score of .30 will be achieved by perimeter landscaping 

adjacent to public right of way. (New development > 4,000 SF)

C.3. Structured parking will be located below-grade.

D. Street trees will be provided in right-of-way planting strips. The Director, in 

consultation with the Director of Transportation, will determine the number, type, 

and placement. Existing street trees shall be retained unless the Director of 

Transportation approves their removal. 

23.48.065 – Noise and odor standards

Project will comply with noise and odor requirements as outlined:

• Project will utilize appropriate screening to minimize impacts.

23.48.075 – Light and glare standards

Project will comply with light and glare requirements as outlined:

• Project will utilize appropriate site fi xtures, facade articulation and material 

selections to minimize impacts.

23.48.080 – Required parking and loading

• Maximum vehicle parking determined by 23.48.280.

A. Project will comply with parking requirements as outlined in 23.54.015

B. Loading berths shall be provided per 23.54.035

23.48.085 – Parking and loading location, access and curb cuts

• Structured parking will be located below-grade.

D.2. Parking access will be provided from Roy Street (an undesignated street), in 

one two-way curb cut

• 30 feet max width for combined truck and auto access

• Existing curb cuts to be removed.

Non-Applicable Seattle-Mixed Chapter Sections:

23.48.010 – Relocating Landmark structures

23.48.045 – Amenity area for residential uses

23.48.090 – Assisted living facilities

23.48.095 – Pet daycare centers

smc 23.48 seattle mixed

subchapter ii - south lake union provisions

23.48.002 – Scope of provisions:

Zoning designation:  South Lake Union Urban Center SM-SLU 175/85-280

23.48.205 - Uses for South Lake Union

B. Prohibited uses. Flexible-use parking. 

C. Required street-level uses. 

• No required street-level uses.

23.48.220 - Floor area ratio (FAR) in South Lake Union Urban Center

• Base FAR = 4.5; Maximum FAR = 8

23.48.221 - Extra Floor Area in South Lake Union Urban Center

A.2.  Means to achieve 75% of the extra non-residential fl oor area include the 

affordable housing and child care credit pursuant to SMC 23.58A.024.Means to 

achieve 25% of the extra non-residential fl oor area include Regional Development 

Credits

23.48.223 - Mandatory Housing Affordability (MHA) Program

Provisions in SMC 23.58B and SMC 23.58C apply to the project.
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Zoning Data, continued

23.48.225 - Structure Height in South Lake Union Urban Center

A.1. Applicable height limit is 175 feet.

E. Proposed structure height shall not physically obstruct use of the fl ight path 

shown on Map A of 23.48.225 or endanger aircraft operations.

• Proposed structure will not physically obstruct use of the fl ight path

23.48.230 - Additional Height in certain SM-zoned areas in the South Lake Union 

Urban Center

• Proposal does not exceed allowable non-residential height limit of 175 ft.

23.48.231 - Modifi cations in South Lake Union Zones

A.1.b  In a SM-SLU 175/85-280 zone located in the South Lake Union Flight 

Corridor, non residential fl oor plate limits shall be increased from 24,000 to 

25,000 SF. 

23.48.240 - Street Level Development Standards in South Lake Union Urban 

Center

A. Street-level development standards apply to all streets in SM-SLU zone 

designated as Class I, Class II, or Neighborhood Green Street. 

• Dexter Ave N is a Class II Pedestrian Street, Aurora Ave N and Roy Street are 

undesignated, therefore provisions apply to Dexter only.

A.b. Street-facing facade may be set back up to 12 feet from the street lot line 

subject to the following

A.b.1. The setback area shall be landscaped according to 23.48.055.A.3

A.b.3  Any required outdoor amenity area or other required open space, is not 

considered part of the setback area and may extend beyond the limit on setbacks.

23.48.245 - Upper-level Development Standards in South Lake Union Urban 

Center

B.1.d  Stories above the podium height limited to 24,000 gross fl oor area

• This provision is modifi ed from 24,000 SF to 25,00 SF by SMC 

23.48.231.A.1.b.

B.4.a  Podium height limit at site is 65' measured from grade elevation at the 

street lot line

B.4.b  Podium fl oor area limited to 75% of lot area per 23.48.245 Map A

• Per Map A, podium fl oor area is limited at the east half of the site

D.  Facade Modulation. For all non-residential use structures exceeding 85 ft in 

height, facade modulation is required fro the street-facing porition of a structure 

located within 15 ft of a street lot line and exceeding the podium height. No 

modulation is required for portions of a facade set back 15 feet or more from a 

street lot line.

D.1. From 65 ft up to 145 feet, the maximum length of an unmodulated facade 

is 150 feet. For stories above 145 feet, the maximum length of an unmodulated 

facade is 120 feet.

F. Limit on towers per block. Only one tower with non-residential uses exceeding 

85 feet in height is permitted on a single block. 

• No other non-residential use towers are either existing or proposed on the 

block.

23.48.250 - Open Space requirement for offi ce uses in South Lake Union Urban 

Center

B. 20 SF of Open Space per 1,000 sf gross offi ce fl oor area shall be provided 

• 174,000 Gross Offi ce Space / 1,000 sf = 3,480 sf

C. Open space may be public or private on-site. Per 23.84A.028, open shall be 

predominately open to the sky, per 23.48.250.C.1.a, private open space shall be 

open to the sky.

23.48.280 - Required Parking in South Lake Union Urban Center

B.1. Maximum allowable parking is 1 per 1,000 sf of gross fl oor area.

• 230,000 Gross Floor Area / 1,000 = 230 stalls

23.48.255 - Screening and landscaping standards in South Lake Union Urban 

Center

B. Parking in structures. Screen parking from Class 1 and 2 Pedestrian Streets. 

Parking is not permitted at street level unless separated from the street by other 

uses, provided that garage doors need not be separated.

• No parking is located at a Class 2 Pedestrian Street. Below-grade parking 

entry and loading shall be screened from Roy street with garage entry doors.

23.48.280 - Required parking in South Lake Union Urban Center

2. If, on or before September 1, 2012, a lot is providing legal off-site parking for 

another lot, by means such as a recorded parking easement or off-site accessory 

parking covenant on the subject lot, then the number of such off-site parking 

spaces is allowed on the off-site lot in addition to one space per 1,000 square feet 

for non-residential uses minus gross fl oor area in parking uses on the subject lot. 

23.48.285 - Parking location, access and curb cuts in South Lake Union Urban 

Center

• No above-grade or accessory surface parking is proposed.

23.48.290 - Transportation management programs

A. If proposed development generates 50 or more employee single-occupant 

vehicle (SOV) trips in any one p.m. hour, the applicant shall prepare and implement 

a Transportation Management Program (TMP) 

• Project team will prepare a TMP

Non-Applicable Seattle-Mixed Subchapter II Sections:

23.48.232  - Lot Area Limits in SM-SLU/R 65/95

smc 23.54 QUANTITY AND DESIGN STANDARDS FOR ACCESS, OFF-STREET 

PARKING, AND SOLID WASTE STORAGE

23.54.015 - Required Parking and Maximum Parking Limits

A. The minimum number of off-street motor vehicle parking spaces per Table A is

Eating and Drinking Establishments: 1 per 250 SF; Offi ce: 1 per 1,000 SF

• Estimated Minimum parking required: 217,000 Offi ce SF / 1,000 = 217 stalls

K. Bicycle Parking for Offi ce and Laboratory uses are required at the following 

ratios:

• Long Term: 1 per 2,000 sf.   174,000 Gross Offi ce Area / 2,000 = 87

• Short Term: 1 per 10,000 sf.   174,000 Gross Offi ce Area / 10,000 = 18

K.8 Bicycle Commuter Shower Facilities are required 2 showers for every 100,000 

offi ce use area:

• 174,000 Gross Offi ce Area/ 100, 000 sf x 2 showers = 4 showers

23.54.040 - Solid Waste and Recycable Materials Storage

Table A: 200,001sf > Gross Floor Area - 500 sf (Min.) required

23.54.030 - Parking Space and Access Standards

c. a minimum of 35 percent of the parking spaces shall be striped for small 

vehicles; A maximum of 65 percent of the parking spaces may be striped for 

small vehicles. A minimum of 35 percent of the spaces shall be striped for large 

vehicles.

23.54.035 Loading Berth Requirements and Space Standards

A. Quantity of Loading Spaces.Table A Requires (3) 10 ft wide, 35 ft long x 14 ft 

high (low and medium demand) loading berths for proposed project.

B.2. Within the South Lake Union Urban Center loading berth requirements may be 

waived or modifi ed if the Director fi nds, after consultation with and approval by the 

Director of Transportation

C.2.c. c. Exceptions to Loading Berth Length. Where the Director fi nds, after 

consulting with the property user, that site design and use of the property will not 

result in vehicles extending beyond the property line, loading berth lengths may be 

reduced to 25 ft for low and medium demand uses.

• The project team will consult with the Director and proposes (3) loading berths 

of 25 ft in length.
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South Lake Union consists of a mix of building types and uses, including 

offi ce, bio-tech, residential, retail, maritime, and cultural institutions. The 

project site sits between two important north-south corridors: Aurora 

Ave N, a divided highway and critical city-wide vehicle thoroughfare; and 

Dexter Ave N, an important transit, bicycle, pedestrian, and vehicle route 

connecting South Lake Union and Downtown to neighborhoods to the north. 

Dexter is a Class 2 Pedestrian Street.

SITE

APPENDICES06 Context Analysis - Neighborhoods
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RESIDENTIAL

RESIDENTIAL, PROPOSED

OFFICE

OFFICE, PROPOSED

WAREHOUSE / SERVICE

CHURCH

HOTEL

TO BE DEMOLISHED

501 8TH AVE N and 614 AURORA AVE - "MERCER MEGA BLOCK"

(undeveloped site for future application)

700 DEXTER AVE N (UNDER CONSTRUCTION) - “DEXTER YARD”

Proposed 14 story mixed-use offi ce building

717 DEXTER AVE N - “OAKWOOD APARTMENTS”

Existing 6 story mixed-use apartment building

701 VALLEY STREET (FUTURE DEVELOPMENT APPLICATION)

Proposed 15 story residential structure

708 6TH AVE N - “UPTOWN APARTMENTS”

Existing 6 story mixed-use apartment building

601 AURORA AVE N (FUTURE DEVELOPMENT APPLICATION)

"AURORA MOD STUDIOS" - Proposed 8 story mixed-use apartment 

& Hotel building

601 DEXTER AVE N - "COPIERS NORTHWEST" 

Existing 1 story warehouse buildings

810 DEXTER AVE N - “JUXT APARTMENTS”

Existing 7 story mixed-use apartment building

801 DEXTER AVE N - “TRUE NORTH”

Existing 8 story mixed-use apartment building

602 VALLEY STREET - “HORIZON CHURCH”

Existing 1 and 3 story institutional buildings 

719 AURORA AVE N - “PAGLIACCI PIZZA”

Existing 2 story mixed-use apartment building

601 ROY STREET - “FOURPOINTS BY SHERATON”

Existing 4 story hotel

622 VALLEY STREET - "COMPLETE WHEEL RETAIL"

Existing 2 story repair shop

1

1

2

2

3

3

4

4

5

5

6

6

7

7

8

8

9

9

10

10
13

11

11

12

13

12

N

SITE

UNDEVELOPED SITE

POTENTIAL 175 FT TOWER

EXIST. 2 STORY  

PROPOSED 15 STORY

14 STORY  TOWER                        

( ANTICIPATED CONSTRUCTION 

START MARCH 2019)

EXIST. 1 STORY  

PROPOSED 8 STORY

EXIST. 8 STORY  

EXIST. 1 STORY  

EXIST. 1 STORY  

POTENTIAL 175 FT TOWER

  

EXIST. 2 STORY  

EXIST. 6 STORY  

EXIST. 4 STORY  

EXIST. 3 STORY  

EXIST. 7 STORY  

EXIST. 6 STORY

1

UNDEVELOPED SITE

POTENTIAL 175 FT TOWER

14 STORY  TOWER                        

( ANTICIPATED CONSTRUCTION 

START MARCH 2019)

APPENDICES06 Context Analysis - Adjacent Uses
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5

ncipal arterial roadway

Minor arterial roadway

Bus route, bus stop

Bike lane

Class I pedestrian street

Class II pedestrian street

Class III pedestrian street

Neighborhood green street

PRINCIPAL ARTERIAL ROADWAY

MINOR ARTERIAL ROADWAY

BUS ROUTE, BUS STOP

BIKE LANE

CLASS I PEDESTRIAN STREET

CLASS II PEDESTRIAN STREET

CLASS III PEDESTRIAN STREET

NEIGHBORHOOD GREEN STREET

N

SITE

Aurora Ave N is an important north-south arterial for vehicle transit, but 

as a divided highway, provides limited opportunity for pedestrian activity. 

The nearest bus stops for transit moving north along Aurora are at Denny 

Way, 6 blocks to the south and Prospect Street, 3.5 blocks to the north. 

Contrasting Aurora, Dexter Ave N is an important  neighborhood pedestrian 

corridor, and one of the city's most well-used bike corridors, with buffered 

bike lanes for both north and south directors. Dexter Ave N is designated a 

Class II Pedestrian Street. Roy Street will be an active pedestrian corridor 

from the site and adjacent properties to Lake Union Park, 3 blocks to the 

east. Roy Street will also be the required vehicular access point to the 

below-grade parking on site. Two existing curb cuts at Dexter and one 

existing curb cut at Aurora will be eliminated. An existing curb cut at Roy 

will be removed, and a new curb cut will be provided at Roy Street per City 

of Seattle standards.

APPENDICES06 Context Analysis - Access and Mobility

ncipal arterial roadway

Minor arterial roadway

Bus route, bus stop

Bike lane

Class I pedestrian street

Class II pedestrian street

Class III pedestrian street

Neighborhood green street

ncipal arterial roadway

Minor arterial roadway

Bus route, bus stop

Bike lane

Class I pedestrian street

Class II pedestrian street

Class III pedestrian street

Neighborhood green street

ncipal arterial roadway

Minor arterial roadway

Bus route, bus stop

Bike lane

Class I pedestrian street

Class II pedestrian street

Class III pedestrian street

Neighborhood green street

ncipal arterial roadway

Minor arterial roadway

Bus route, bus stop

Bike lane

Class I pedestrian street

Class II pedestrian street

Class III pedestrian street

Neighborhood green street
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1

2

3

45

6

7

9

10

11

12 8

1

501 8TH AVE N and (undeveloped site) and 614 AURORA (FUTURE 

DEVELOPMENT APPLICATION FOR MERCER MEGA BLOCK)

700 DEXTER AVE N (UNDER CONSTRUCTION)

717 DEXTER AVE N

701 VALLEY STREET (FUTURE DEVELOPMENT APPLICATION)

708 6TH AVE N

601 AURORA AVE N (FUTURE DEVELOPMENT APPLICATION)

601 DEXTER AVE N

810 DEXTER AVE N

801 dexter ave n 

602 VALLEY STREET

719 AURORA AVE N

601 ROY STREET

New / future development

Existing / no development planned

1

2

3

4

5

6

7

8

9

10

11

12

The site is located at the northwest portion of the South Lake Union 

neighborhood. Structures to the west of Aurora Avenue range from 

1-8 (proposed) stories, a majority residential in use. East of Aurora 

Ave, adjacent blocks and sites within the same block are currently in 

development, or under construction. These structures are seeking to 

achieve development capacity within the SM-SLU 175/85-280, either as 

offi ce or residential uses. The Dexter Ave corridor is a majority offi ce use to 

the south, transitioning to residential and offi ce uses to the north.  

APPENDICES06 Context Analysis - Nine Block Aerial
N
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APPENDICES06 Context Analysis - Surrounding Buildings

7

2 3

4

11

5 6

501 8TH AVE N (FUTURE DEVELOPMENT) 700 DEXTER AVE N (UNDER CONSTRUCTION) 717 DEXTER AVE N 614 AURORA  (FUTURE DEVELOPMENT)

"Mercer Mega Block" Project site lies within the SM-

SLU 175/85-280 zone.

"Mercer Mega Block" Project site lies within the SM-

SLU 175/85-280 zone.

A 14 story, two-tower offi ce building with approx. 500 

parking stalls below grade.  Major amenity on site is a 

pedestrian through-block between two towers that pro-

vides access to retail, offi ce elevator lobbies, and open 

gathering space.

a 7 story apartment building service Oakwood Seattle 

South Lake Union containing 99 apartments with retail 

of 1,325 SF at ground level.

701 VALLEY STREET (FUTURE DEVELOPMENT APP.) 708 6TH AVE N 601 AURORA AVE N (FUTURE DEVELOPMENT APP.) 601 DEXTER AVE N

a 15-story multi-family residential building containing 

162 residential units and 3 levels of underground park-

ing. Major entrances for pedestrians and parking are at 

Valley street.

Multi-story (6 stories on Aurora Ave N and 4 stories on 

6th Ave N) mixed-use residential building with 577 SF of 

retail at ground level and approximately 120 live-work / 

residential units above.

8 story mixed-use hotel / housing proposed project con-

sisting 143 units of hotel, 113 units of residential, and 3 

levels of parking below grade.

601 Dexter / single story service Seattle Copiers 

Northwest.  Project site is within the SM-SLU 175/85-

280 zone.
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1
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4
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5

4
3

2

1
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APPENDICES06 Context Analysis - Views to Site
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APPENDICES06 Context Analysis - Dexter Ave N

614 AURORA AVE 

FUTURE DEVELOPMENT

SM-SLU 175/85-280  ZONE

601 DEXTER AVE N

FUTURE DEVELOPMENT

SM-SLU 175/85-280  ZONE

R
O

Y
 S

T.

A - VIEW LOOKING WEST ON DEXTER AVE N

B - VIEW LOOKING EAST ON DEXTER AVE N
APARTMENT ENTRY

GROUND FLOOR USE DATUM



Street Elevation Photomontage - Dexter Ave NURBAN DESIGN ANALYSIS02
PROJECT SITE

V
A

L
L
E
Y
 S

T.

RETAILS
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V
A

L
L
E
Y
 S

T.

R
O

Y
 S

T.

700 DEXTER 

14 STORY OFFICE BUILDING

SDCI# 3026926

BICYCLE WORKSHOP RESTAURANTAPARTMENT ENTRY APARTMENT ENTRYPARKING ENTRY

501 8TH AVE N

FUTURE DEVELOPMENT

SM-SLU 175/85-280  ZONE
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APPENDICES06 Context Analysis - Aurora Ave N

E - VIEW LOOKING WEST ON AURORA AVE N

F - VIEW LOOKING EAST ON AURORA AVE N

V
A

L
L
E
Y
 S

T.
 

R
O

Y
 S

T.
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PROJECT SITE

V
A

L
L
E
Y
 S

T.
 

R
O

Y
 S

T.
 

701 Valley Street

15 story residential building 

SDCI# 30178

614 Aurora Ave

Future Development

601 Dexter Ave N

Future Development
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APPENDICES06 Context Analysis - Roy Street

A
U

R
O

R
A

 A
V
E
. 
N

.
D

E
X
T
E
R

 A
V
E
. 
N

.

501 8th Ave N

Future Development

C - VIEW LOOKING NORTH ON ROY STREET

D - VIEW LOOKING SOUTH ON ROY STREET
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PROJECT SITE

A
U

R
O

R
A

 A
V
E
. 
N

.
D

E
X
T
E
R

 A
V
E
. 
N

.

700 Dexter 

14 story offi ce building

SDCi# 3026926

601 Aurora mixed-Use

8 story hotel & apartments

SDCi# 3020906

614 Aurora Ave

Future Development
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G - VIEW LOOKING SOUTH ON VALLEY STREET

D
E
X
T
E
R

 A
V
E
. 
N

.

700 Dexter 

14 story offi ce building

SDCi# 3026926

APPENDICES06 Context Analysis - Valley Street
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PROJECT SITE BEYOND

A
U

R
O

R
A

 A
V
E
. 
N

. 

701 Valley Street

15 story residential building 

SDCI# 3017871

project site beyond
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BUSH, ROED & HITCHINGS, INC. DATE: 09/26/2018

LOTS 1 AND 2, BLOCK 6, EDEN ADDITION TO THE 

CITY OF SEATTLE, ACCORDING TO THE PLANT 

THEREOF, RECORDED IN VOLUME 1 OF PLATS, 

PAGE(S) 61-1, IN KING COUNTY, WASHINGTON; 

EXCEPT THE EAST 7 FEET THEREOF HERETOFORE 

CONDEMNED IN KING COUNTY SUPERIOR COURT 

CAUSE NUMBER 61981 FOR THE WIDENING OF 

DEXTER AVENUE, AS PROVIDED UNDER ORDINANCE 

NUMBER 17628 OF THE CITY OF SEATTLE; AND

LOTS 7 AND 8, BLOCK 6, EDEN ADDITION TO 

THE CITY OF SEATTLE, ACCORDING TO THE PLAT 

THEREOF, RECORDED IN VOLUME 1 OF PLATS, 

PAGE(S) 61-A, IN KING COUNTY, WASHINGTON; 

EXCEPT THAT PORTION THEREOF CONDEMNED IN 

KING COUNTY SUPERIOR COURT CAUSE NUMBER 

236360 FOR THE WIDENING OF AURORA AVENUE, 

AS PROVIDED UNDER ORDINANCE NUMBER 59719 

OF THE CITY OF SEATTLE; 

SITUATE IN THE CITY OF SEATTLE, COUNTY OF 

KING, STATE OF WASHINGTON. 

LEGAL DESCRIPTIONS:

Surveyor:
N

APPENDICES06 Context Analysis - Site Survey



Existing Parking Lot

Existing 

Parking Lot Existing 

Building

Existing 

Building

Existing Building

78.3+ +58’

77.3+ +58’

1
5

’
1

5
’

Vehicular Access

Pedestrian Access (Major)

Pedestrian Access (Minor)

Pedestrian Route

Property Line

Coniferous Tree to be Removed

Exceptional Tree*

shore pine, 12.3” diameter 

at standard height

Deciduous Tree to be Removed

Coniferous Tree to Remain

Deciduous Tree to Remain

0 15’ 30’ 60’

Roy St
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u
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 N
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APPENDICES06 Context Analysis - Existing Site Conditions

10’

27’

14’
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EQUINOX (MARCH/SEPTEMBER)

9:00 AM

JUNE

9:00 AM

DECEMBER

9:00 AM

JUNE

12:00 PM

DECEMBER

12:00 PM

JUNE

3:00 PM

DECEMBER

3:00 PM

EQUINOX (MARCH/SEPTEMBER)

12:00 PM

EQUINOX (MARCH/SEPTEMBER)

3:00 PM

N

APPENDICES06 Sun Studies



84 ALEXANDRIA REAL ESTATE ZGF ARCHITECTSEARLY DESIGN GUIDANCE 207.10.2019 SDCI PROJECT NO. 3033099-EG

��������	


���
�����

���


���������


����

���������
����

����
�����

������

������

������

������

������

�
�
�
�
�
�

 
�

�
�
�

!

�
�
�

��
����

 �

��� !
���

������

��������	


���
�����

���


���������


����

���������
����

����
�����

������

701  VALLEY STREET
717  OAKWOOD

15% SLOPE

7%

SLOPE

7%

SLOPE

15%

SLOPE

7%

SLOPE

������

������

�
�
�
�
�
�

 
�

�
�
�

!

�
�
�

��
����

 �

��� !
���

������

POWER POLE/ 

GUY WIRE 

ACCESS CLEARANCE
CURB CUT #2CURB CUT #1

ROY STREET

D
E

X
T

E
R

 A
V

E
N

U
E

x

x
48'-2"

58'-4"

58'-4"

63'-8"

48'-2"

69'-0" 64'-0"

x

LOADING AREA

BUILDING

SERVICE AND

UTILITY

RECEPTION,

LOBBY, AND

LOCKERS

��������

���

����	��
��

��
���
��

����

�
�����

�����

��
���
��

����

����

	�������������

����
�


�
�
�
��
	
��
�

�
�
��
�
��
�
�

����������

� �!�"

���!#"

�$�!%"

�%�!&"

�&�!�"

DNDNDN

701  VALLEY STREET
717  OAKWOOD

D
E

X
T

E
R

 A
V

E
N

U
E

POWER POLE/ 

GUY WIRE 

ACCESS CLEARANCE

CURB CUT #2
ROY STREET

CURB CUT #1

��������

���

����

����	��
��

��
���
��

����

�
�����

�����

��
���
��

����

	�������������

����
�

����������

�$�!%"


�
�
�
��
	
��
�

�
�
��
�
��
�
�

�%�!&"

7%

SLOPE

15%

SLOPE

7%

SLOPE

���!#"

7%

SLOPE

15%

SLOPE

x

x

LOADING AREA
BUILDING

SERVICE AND

UTILITY

RECEPTION,

LOBBY, AND

LOCKERS

58'-4"

63'-8"

64'-0"

58'-4"

67'-0"

58'-4"

x

���

�
�����

�����

��
���
��

����

��� ����
�

�����

������

�



�

�
�


�
�
�

�
�
��
	
�
�

�
�
�

���������

�
�

����������

701  VALLEY STREET
717  OAKWOOD

ROY STREET

D
E

X
T

E
R

 A
V

E
N

U
E

POWER POLE/ 

GUY WIRE 

ACCESS CLEARANCE

�
�

�




�

�
�



�

�
�

�
�

��
	

�
�

�
�
�

���������

LOADING AREA

7%

SLOPE

15%

SLOPE

7%

SLOPE

15% SLOPE

7%

SLOPE

���

�
�����

�����

��
���
��

����

��� ����
�

�����

������

����������

CURB CUT

58'-4"

63'-8"

64'-0"

58'-4"

BUILDING

SERVICE AND

UTILITY

RECEPTION,

LOBBY, AND

LOCKERS

59'-8"

59'-8"

54'-0"
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PARKING ENTRY & GARBAGE PICK UP LOCATION

CENTER-WEST ENTRY CENTER-EAST ENTRY

APPENDICES06 Garage Entry Studies

Access to internal loading, below grade parking, and garbage access is 

limited to Roy Street by SDOT. The team studied locations for this access 

point. Due to the site topography and required ground level programming, 

the western-most entry conditions for parking require an additional curb 

cut and vehicular entry to access a loading area. The Center-east entry 

requires only one curb-cut for this access. Shifting the drop-off zone to the 

west of the Center-east entry creates an improved protected pedestrian 

and bike zone at the southeast portion of the site. 
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APPENDICES06 Core Studies

CENTER CORE

NORTH CORE

SPLIT CORE

√

√

√

√

Various core locations were studied to fi nd a solution that is contextually 

appropriate and supports the massing concept. A northern core helps to 

create a buffer to the changing use at properties to the north. The split in 

the core helps to modulate the massing, appropriately locate those buffer 

conditions, and bring daylight into the offi ce fl oorplates. The massing 

maintains east-west setbacks to appropriate transition to neighbor 

massings. Height and blank walls will be mitigated by visual interest and 

material treatment at the north facade. 

modulated north facade

setback for improved relationship 

to neighbors

privacy for residential,

appropriate daylighting for tower 

visual connection

lack privacy

visual connection

lacking in privacy to residential 

buildings to north

interrupted fl oor plate

provides daylight to mid fl oor plate

701

VALLEY

(Future)

OAKWOOD

APARTMENTS

A
ur

or
a 

A
ve

 N

D
ex

te
r 

A
ve

 N

Roy Street
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Summary of Public Outreach
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SITE

Early Community Outreach was conducted in accordance with Seattle Department of Neighborhoods 

requirements. No comments from the community were received as part of the Early Community Outreach 

process. No members of the public attended the community meeting, and no members of the public 

submitted comments to the publicized hotline or email address. 

Refer to the Appendix for additional record of the Early Community Outreach process and associated 

materials.
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The full record of public outreach meeting has been submitted to the Department of Neighborhoods.
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APPENDICES06 Arborist Report

The board indicated support for the removal of the exceptional treet at 

the SW corner of the site. The proposal includes an overall increase in 

street trees, more appropriately placed, to mitigate any loss in landscape 

elements.
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