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01. Design Response
1. Lower Building Volume

2. Upper Building Volume

3. Comparative Summary

4. Street Level Views

02. Signage
1. Streetscape Plan + Signage Key

2. Location Options + Character

03. Appendix
1. Exterior Material Palette

2. Massing + Analysis of Proportions

3. Landscape

4. Lighting

5. Street Level Views (without trees)

04. Addendum (Departures)

1. Upper Level Setbacks

2. Street Level Development Standards

01.1

02.2

01.2

• consider using same materials from upper building volume for improved 
proportions and a more cohesive expression

• improve legibility and boldness at street level entrances

• improve upon secondary architectural elements to breakdown scale of 
lower 3-story volume and create a more cohesive expression  

• detailed signage plan 
showing how signage 
can be used to further 
articulate entries  

• consider materiality as it relates to reconciling the proportions of the 
building

• consider panel texture and depth as a means for visual interest, 
legibility, and scale

Lower Building Volume
(REC.1 Guidance):

Signage
(REC.1 Guidance):

Upper Building Volume
(REC.1 Guidance)

3



01.1-3   Design Response
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01.1 Design Response |  Lower Building Volume

Retail Entrances: adjust and enhance street level expression with materials and details

REC.2 

REC.1

II III III III IIII

NE building corner shifted 
east and south to create 
equal proportioned bays 
at both SE and NE corners 
"II". 

garage exhaust riser 
relocated

mid-street entrance reduced to common 
dimension "III" and shifted north to create equal 
proportioned bays "I" adjacent to each entrance

SE building corner shifted south to 
create equal proportioned bays at 
both SE and NE corners "II"

Queen Anne Ave N

1234 1234 1234Signage Signage SignageSignage
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equal-sized entrances 
for a more balanced and 
harmonious expression

textured facade cladding 
panels used to emphasize 
street-level entrances and 
better integrate upper and 
lower building volumes 

continuous horizontal bent-
steel plate and signage 
zone created along street 
level to better emphasize 
retail zone and scale
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01.1 Design Response |  Lower Building Volume

(REC.1) (REC.1)(REC.2) (REC.2)

1. textured facade cladding panels used to emphasize 
street-level entrances and better integrate upper and 
lower building volumes  

2. lower volume further broken down with bold entry 
frames and cantilevered overhead canopies with alum/
wood soffit to create more legible entry points along 
the streetwall

3. continuous horizontal bent-steel plate, projecting 
curtain wall mullion tees, and signage zone provided 
along street level to better emphasize the retail zone 
with visual texture and secondary scaling elements

4. NE building corner shifted east, SE corner shifted south, 
and common entry width established along streetwall

5. garage exhaust riser relocated

Key to (REC.2) Design Responses:
1. consider using same materials from upper building volume for 

improved proportions and a more cohesive expression 

2. improve legibility and boldness at street level entrances

3. improve upon secondary architectural elements to breakdown scale 
of lower 3-story volume and create a more cohesive expression

2 211 133

-

32 21 3 4 5

- Key to (REC.1) Design Guidance:
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01.1 Design Response |  Lower Building Volume

Typical Street Level Entrances 

1. textured pre-cast panel cladding

2. alum/wood soffit (wd.1)

3. continuous bent-steel plate  (mtl.1)

4. curtain wall mullion tees (mtl.1)

5. clear vision glass curtain wall (gl.1)

6. metal panel canopy cladding (mtl.1)

7. aluminum entrance doors (mtl.1)

8. structural-silicone glazed joint

Key to Entrance Elements:-

6

6

2

1

51

8

5

5

3

2

7 7

4

5

Material Key:

pnl.1

 "bone white" textured 
pre-cast panel cladding 

gl.1

neutral-gray insulating 
glass

wd.1

 alum/wood slats with 
"white ash" wood finish  

mtl.1

"PPG:Polar White" powder 
coated finish
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Composition: depth, joint, shadow, texture

01.2 Design Response |  Upper Building Volume

a
a ab b

ab b a
a ab b

ab b

1. base rhythm elements:  'a' and 'b'

2. upper building volume symmetrical rhythmic 
scheme 'abba'

3. lower building volume fenestration pattern 'ab'

4. stacked modules determined by linear ascending 
proportion of 'a' and 'b'

5. stacked modules determine horizontal joint 
locations for secondary scale and woven expression

6. textured pre-cast panel cladding

7. panel depth creates shadow and relief

8. shadow-box spandrel creates additional layer of 
depth and shadow

Key to Facade Cladding Proportions + Composition:-

floor level (L5)

floor level (L6)

floor level (L7)

floor level (LRoof)

a'

a'

a'

a a a ab

ab

a ab b

abab ab ab

b b b

a'

a'

a'

b'

b'

b'

b'

b'

b'

b'

b'

b'

b'

Harmony: adjust and enhance rhythm and balance with proportional subdivisions
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a

a
b b

01.2 Design Response |  Upper Building Volume

Typical Facade Cladding

1. textured pre-cast panel cladding (pnl.1)

2. alum/wood soffit (wd.1)

3. symmetrical rhythmic scheme

4. curtain wall mullion tees (mtl.1)

5. clear vision glass curtain wall (gl.1)

6. continuous bent-steel plate (mtl.1)

7. shadow-box spandrel (gl.2)

Key to Facade Cladding Elements:-

1 1

6

6

2 7

6

5

7

3

1

4

2

6

Material Key:

pnl.1

 "bone white" textured 
pre-cast panel cladding 

gl.1

neutral-gray insulating 
glass

wd.1

 alum/wood slats with 
"white ash" wood finish  

mtl.1

"PPG:Polar White" powder 
coated finish

gl.2

g.l.1  with painted metal 
back pan (shadow-box)

1 6 75
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1. consider using same materials from upper building volume 
for improved proportions and a more cohesive expression 

2. improve legibility and boldness at street level entrances

3. improve upon secondary architectural elements to 
breakdown scale of lower 3-story volume and create a more 
cohesive expression

4. consider panel texture and depth as a means for visual 
interest, legibility, and scale

5. the board requested that the design team consider 
modifying the syncopated rhythm to a more repeating and 
recognizable pattern

ba b b b b b b b b b a bb b b b b a b baba a a a a a b a a a a a a a a a a a a a b a

01.3 Design Response |  Facade Comparison (REC.1)

41

2 32 2

5

- Key to (REC.1) Design Guidance:
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123 4123 4 123 4
SIGNAGESIGNAGE

aba b aba b aba b aba b aba baba b aba b aba b aba b aba b aba b aba b

1. facade cladding panels used to emphasize street-level entrances and better integrate 
upper and lower building volumes  

2. lower volume further broken down with bold entry frames and cantilevered overhead 
canopies with alum/wood soffit to create more legible entry points along the streetwall

3. continuous horizontal bent-steel plate, projecting curtain wall mullion tees, and 
signage zone provided along street level to better emphasize the retail zone with visual 
texture and secondary scaling elements

4. textured pattern added to facade cladding panels to provide greater visual interest, 
legibility, and scale

5. cladding rhythm modified to repeating "abba" pattern

6. NE building corner shifted east, SE corner shifted south, and common entry width 
established along streetwall

7. garage exhaust riser relocated

01.3 Design Response |  Facade Comparison (REC.2)

Key to (REC.2) Design Responses:

116 6 7

4

3

3

1

122 3 33 3 32

5

-
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01.4   Street Level Views
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02.1-2   Signage
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SSS

S

S

S

S

S

S

potential signage locations

23Martin Selig Real Estate | 401 Queen Anne Avenue North | DRB Recommendation Meeting.2 | August 18, 2021  | SDCI Project # 3035412-LU



02.2 Signage | Location Options + Character

123 4 123 4123 4SIGNAGESIGNAGE SIGNAGE

House Number Character:

Letter Signage Character:

Blade Signage Character:

individual tenant address 
numbers  with integral lighting, 
located along fascia of canopy

signage composed of individual 
letters with integral lighting, located 
parallel to street level facade

blade signage with 
integral lighting, located 
perpendicular to facade 
and cantilevered 
from building face or 
entrance canopy

1

1 1

1

2

3

2

23

3

123 4

123 4

si
g

n
a

g
e

 z
o

n
e

24Martin Selig Real Estate | 401 Queen Anne Avenue North | DRB Recommendation Meeting.2 | August 18, 2021  | SDCI Project # 3035412-LU



This page left intentionally blank

25Martin Selig Real Estate | 401 Queen Anne Avenue North | DRB Recommendation Meeting.2 | August 18, 2021  | SDCI Project # 3035412-LU



03.1-5   Appendix
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03.1 Appendix |  Exterior Material Palette (W. Harrison St + Queen Anne Ave N)

textured 
precast panel 
cladding (pnl.1)
(typ.)

textured 
precast panel 
cladding (pnl.1)
(typ.)

clear vision glass 
(gl.1)(typ.)

clear vision glass 
(gl.1)(typ.)

perforated metal 
panel cladding and 
mechanical screen at 
amenity roof beyond 
(mtl.1)(typ.)

narrow profile 
mullion tee 
(mtl.1)(typ.)

narrow profile mullion 
tee (mtl.1)(typ.)

textured precast 
panel cladding 
(pnl.1)(typ.)

continuous 
steel bent plate 
(mtl.1)(typ.)

continuous steel bent 
plate (mtl.1)(typ.)

textured precast 
panel cladding 
(pnl.1)(typ.)

metal plate canopy 
(mtl.1) with alum/wood 
slat soffit (wd.1)(typ.)

alum/wood slat 
soffit (wd.1)(typ.)alum/wood slats 

(wd.1)(typ.)

shadow-box 
curtain wall 
(gl.2)(typ.)

shadow-box 
curtain wall 
(gl.2)(typ.)

South Building Elevation (W. Harrison St) East Building Elevation (Queen Anne Ave N)

mtl.2

"PPG:Medium Gray" powder 
coated metal panel and 

perforated panel cladding, 
and profiled mech. louvers

conc.1

cast-in-place architectural 
concrete with smooth-formed 

finish along street level at alley 
and north facade 

gl.2

shadow box spandrel with 
painted metal back pan and 
neutral-gray insulating glass 
unit with Low-E coating, and 

low-reflectivity (typ.) 

gl.1

neutral-gray insulating 
glass unit with Low-E 

coating, and low-
reflectivity (typ.)

pnl.1

 "bone white" textured 
pre-cast panel cladding 

wd.1

 aluminum slats with sublimated 
"white ash" wood finish  

mtl.1

"PPG:Polar White" powder 
coated metal panel and 

perforated panel cladding, 
curtain mullion tee caps, and 

canopy framing 
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mtl.2

"PPG:Medium Gray" powder 
coated metal panel and 

perforated panel cladding, 
and profiled mech. louvers

conc.1

cast-in-place architectural 
concrete with smooth-formed 

finish along street level at alley 
and north facade 

gl.2

shadow box spandrel with 
painted metal back pan and 
neutral-gray insulating glass 
unit with Low-E coating, and 

low-reflectivity (typ.) 

gl.1

neutral-gray insulating 
glass unit with Low-E 

coating, and low-
reflectivity (typ.)

pnl.1

 "bone white" textured 
pre-cast panel cladding 

wd.1

 aluminum slats with sublimated 
"white ash" wood finish  

mtl.1

"PPG:Polar White" powder 
coated metal panel and 

perforated panel cladding, 
curtain mullion tee caps, and 

canopy framing 

textured 
precast panel 
cladding (pnl.1)
(typ.)

textured 
precast panel 
cladding (pnl.1)
(typ.)

clear vision glass 
(gl.1)(typ.)

clear vision 
glass (gl.1)
(typ.)

clear vision 
glass (gl.1)

(typ.)

aluminum sectional 
garage door (mtl.2)(typ.)

smooth metal panel 
cladding (mtl.2)(typ.)

smooth finish 
metal panel 
cladding (mtl.2)
(typ.)

profiled metal 
louvers (mtl.2)(typ.)

smooth metal panel 
cladding (mtl.2)(typ.)

profiled metal 
louvers (mtl.2)(typ.)

cast-in-place 
concrete wall (conc.1)

cast-in-place 
concrete wall 

(conc.1)

cast-in-place 
concrete wall 

(conc.1)

smooth metal panel 
cladding (mtl.2)(typ.)

shadow-box 
curtain wall 
(gl.2)(typ.) 

03.1 Appendix |  Exterior Material Palette (Alley)

West Building Elevation (alley) North Elevation
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03.2 Appendix |  Massing + Analysis of Proportions 

Evidence Based Design: Villa Savoye (Poissy, France)
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03.2 Appendix |  Massing + Analysis of Proportions 

Evidence Based Design: Temple of Diana (Leukophyrene at Magnesia Ad Maeandrum)

31Martin Selig Real Estate | 401 Queen Anne Avenue North | DRB Recommendation Meeting.2 | August 18, 2021  | SDCI Project # 3035412-LU



03.2 Appendix |  Massing + Analysis of Proportions 

1. Overall Composition: double root, two rectangles Classical Proportions: 

1. Square

2. Root 2

3. Golden Rectangle

4. Root 2, 3, 4, 5...

5. Golden Rectangle

2. Division: secondary square from origin to line of symmetry
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Classical Proportions: 

1. Square

2. Root 2

3. Golden Rectangle

4. Root 2, 3, 4, 5...

5. Golden Rectangle

4. Retail Entrances: three golden rectangles on proportionate intervals

03.2 Appendix |  Massing + Analysis of Proportions 

3. Upper + Lower Volumes: three golden rectangles (upper) + double squares, root two and golden rectangle (lower)
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03.3 Appendix |  Landscape -Site Plan
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03.3 Appendix |  Landscape -Site Sections
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03.3 Appendix |  Landscape -Circulation and Gathering
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03.3 Appendix |  Landscape -Roof Level Plan
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03.3 Appendix |  Landscape -Site Form + Materials Concepts
Fostering Engagement Between Public and Private Spaces
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03.3 Appendix |  Landscape -Site Form + Materials Concepts
Fostering Engagement Between Public and Private Spaces
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03.3 Appendix |  Landscape -Concept Plant Palette - Trees
Urban Canopy and Seasonal Variety 
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03.3 Appendix |  Landscape -Concept Plant Palette - Shrubs + Understory
Urban Canopy and Seasonal Variety 
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03.4 Appendix  |  Exterior Building Lighting
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03.4 Appendix |  Exterior Building Lighting Site Plan
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03.4 Appendix  |  Exterior Building Lighting

Entry Plaza + Oculus

Featured Art Lighting [As an object of visual delight and focus within the Oculus]
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03.4 Appendix  |  Exterior Building Lighting

Overhang and Canopies

General Illumination & Wayfinding [For providing layer of ambient illumination at the Plaza and the Entry points]
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03.4 Appendix  |  Exterior Building Lighting

Alley

For safety and security

Landscape

For enhancing the night-time atmosphere of the outdoor public spaces
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03.4 Appendix  |  Exterior Building Lighting

Rooftop Amenity + Solarium

For general illumination and enhancing the night-time atmosphere of the roof-top
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03.5 Appendix  |  Street Level Views (without trees)
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04.1-2   Addendum (Departures)

56Martin Selig Real Estate | 401 Queen Anne Avenue North | DRB Recommendation Meeting.2 | August 18, 2021  | SDCI Project # 3035412-LU



This page left intentionally blank

57Martin Selig Real Estate | 401 Queen Anne Avenue North | DRB Recommendation Meeting.2 | August 18, 2021  | SDCI Project # 3035412-LU



P
ro

p
e

rt
y 

Li
n

e

P
ro

p
e

rt
y 

Li
n

e

3’-6” 10’-0”

+57’

Approx. +42’

+65’

11’-0”

9’-0”

23’-0”

23.48.735 - Upper-level setback requirements in SM-UP zones

A. In all SM-UP zones, any portion of a structure greater than 45 feet in 
height or 65 feet in height must be set back from a lot line that abuts a 
designated street shown on Map A for 23.48.735. A setback of an average 
of 10 feet from the lot line is required for any portion of a structure exceeding 
the maximum height that is permitted without a setback.  

Per Map A, a 10’ setback is required along Queen Anne Avenue North 
above 65’ in height

The proposed setback places the area at grade for pedestrian use instead 
of above a height of 65'. This allows for the creation of an additional 
pedestrian volumes per design guidelines PL1-3c which states that "all 
of uptown should be considered a "walking district". New development 
should strive to support outdoor uses, activities and seating that create an 
attractive and vibrant pedestrian environment. Consider widening narrow 
sidewalks through additional building setback at street level". 

Per the right-of-way minimum width requirements, a 3'-6" setback is 
required along Queen Anne Ave N.  In lieu of providing the additional 
upper level setbacks complying with the 10-foot average requirement, the 
additional setbacks are instead proposed at street level to meet the intent 
of design guideline PL1-3c to create and strive for an attractive and vibrant 
pedestrian environment.

Proposed Departures RationaleCode Citation & Requirement (Excerpt)

Proposed Upper-level Setback Departures Zoning Standard Upper-level Setbacks

04.1 Addendum (Departure.1) |  Upper Level Setbacks
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UP

UP

LAND USE  CODE COMPLIANCE SUMMARY
CODE SECTION / TOPIC REQUIRED / ALLOWED PROPOSED

DEPARTURE REQUEST SUMMARY

23.48.050 - MANDATORY HOUSING 
AFFORDABILITY (MHA) REQUIREMENTS

MHA APPLIES REFER TO SHEET GM01-06 AND GM01-07 FOR 
MHA CALCULATIONS

23.48.025 - STRUCTURE HEIGHT A. HEIGHT LIMIT
SM 85: 85 FT. MAX.

C.2 PARAPETS MAY EXTEND UP TO 4 FEET ABOVE THE 
MAXIMUM HEIGHT LIMIT

C.4. FOLLOWING ROOFTOP FEATURES MAY EXTEND UP TO 
15 FEET ABOVE MAXIMUM HEIGHT LIMIT, DOES NOT 
EXCEED 20 PERCENT OF THE ROOF AREA OR 25 PERCENT 
OF ROOF AREA IF THE TOTAL INCLUDES STAIR AND 
ELEVATOR PENTHOUSE OR SCREENED MECHANICAL 
EQUIPMENT
    b.) STAIR PENTHOUSES
    c.) MECHANICAL EQUIPMENT
    d.) ATRIUMS, GREENHOUSES, AND SOLARIUMS

C.7: TOTAL COVERAGE OF ALL ROOFTOP FEATURES MAY 
BE INCREASED TO 65% IF 
a.) ALL MECHANICAL EQUIPMENT IS SCREENED
b.) NO ROOFTOP FEATURES ARE LOCATED CLOSER THAN 
10' TO THE ROOF EDGE

REFER TO SHEET GM01-02 FOR BUILDING 
STRUCTURE HEIGHT

PROPOSED OPEN RAILINGS, PLANTERS, 
PARAPETS AND CLERESTORIES WILL EXTEND NO 
MORE THAN (4) FT. ABOVE THE APPLICABLE 
HEIGHT OF 85 FT.

REFER TO SHEET GM01-01 FOR ROOF COVERAGE 
CALCULATIONS

23.48.040 - STREET-LEVEL 
DEVELOPMENT STANDARDS

B. PROVISIONS OF 23.48.040.B APPLY TO AREA OF 
STREET-FACING FACADE BETWEEN 2 FT. AND 8 FT. 
ABOVE A SIDE WALK

  1. TRANSPARENCY
      a.) MININUM OF 60 PERCENT OF THE STREET-FACING 
          FACADE MUST BE TRANSPARENT

   2. BLANK FACADE LIMITS
       a.1) BLANK FACADE: LIMITED TO SEGMENTS 15 FEET
              WIDE. BLANK FACADE WIDTH MAY BE INCREASED    

      TO 30 FEET BY TYPE-1 DECISION       
a.2) TOTAL WIDTH OF ALL BLANK FACADE 
      SEGMENTS SHALL NOT EXCEED 40 PERCENT OF 
      WIDTH OF STREET-FACING FACADE OF   
      STRUCTURE ON EACH STREET FRONTAGE

      c.) ANY BLANK SEGMENT OF STREET-FACING FACADE
         SHALL BE SEPARATED BY TRANSPARENT AREAS
         THAT ARE AT LEAST 2 FEET WIDE

C. REQUIRED STREET-LEVEL USES   

REFER TO TRANSPARENCY + BLANK FACADE 
CALCULATIONS PER SHEET GM01-02

23.48.720 - FAR IN SM-UP ZONES A. SM 85: MAXIMUM 5.25 (NON-RESIDENTIAL USE)

A. IN ALL SM-UP ZONES, ANY PORTIONS OF STRUCTURE 
GREATER THAN 45 FT. IN HEIGHT OR 65 FT. IN HEIGHT 
MUST BE SET BACK FROM A LOT LINE THAT ABUTS A 
DESIGNATED STREET SHOWN ON MAP A FOR 23.48.735. A 
SETBACK OF AN AVERAGE OF 10 FT. FROM LOT LINE IS 
REQUIRED FOR ANY PORTION OF A STRUCTURE 
EXCEEDING THE MAX. HEIGHT THAT IS PERMITTED 
WITHOUT A SETBACK. 

PER MAP A, 10 FT. SETBACK IS REQUIRED ALONG QUEEN 
ANNE AVENUE NORTH ABOVE 65FT. IN HEIGHT

23.48.735 UPPER-LEVEL SETBACK 
REQUIREMENTS IN SM-UP ZONES

CODE SECTION / TOPIC CODE REQUIREMENT PROPOSED DEPARTURE RATIONALE FOR DEPARTURE

23.48.740.A.3 STREET LEVEL 
DEVELOPMENT STANDARDS

REFER TO SHEET GM01-03 FOR FLOOR AREA 
CALCULATIONS

23.54.030 - PARKING SPACE AND 
ACCESS STANDARDS

B.2 NONRESIDENTIAL USES
  c. WHEN 20 OR MORE PARKING SPACES ARE PROVIDED
  MIN. OF 35 PERCENT OF PARKING SPACES SHALL BE
  STRIPED FOR SMALL VEHICLES. THE MIN. REQUIRED SIZE
  FOR SMALL PARKING SPACES SHALL ALSO BE THE 
  MAX. SIZE. MAX. OF 65 PERCENT OF THE PARKING 
  SPACES MAY BE STRIPED FOR SMALL VEHICLES. A MIN. 
  OF 35 PERCENT OF THE SPACES SHALL BE STRIPED FOR
  LARGE VEHICLES 

23.54.027 - PUBLIC USE OF ACCESSORY 
PARKING

A. N/A

B. LEGALLY ESTABLISHED PARKING THAT IS ACCESSORY 
TO NON-RESIDENTIAL USES MAY BE MADE AVAILABLE TO 
THE PUBLIC AS SHORT-TERM PARKING WITHOUT A 
SEPARATE USE PERMIT OR APPROVAL.

23.54.035 - LOADING BERTH 
REQUIREMENTS AND SPACE 
STANDARDS

2 LOADING BERTHS UP TO 160,000 SF. OF LOW DEMAND 
USE (BUSINESS SUPPORT SERVICES / OFFICES);
14' CLEAR HEIGHT x 10' WIDE WIDTH x 35' IN LENGTH PER
TABLE A FOR SECTION 23.54.035 

2 LOADING BERTHS ARE PROPOSED

PROPOSED LOADING BERTH SIZE = 10'WX35'LX14'H
SEE SHEET AM11-02

23.48.020 - FLOOR AREA RATIO (FAR) B. FLOOR AREA EXEMPT FROM FAR CALCULATONS
  1. UNDERGROUND STORIES OR PORTIONS OF STORIES
  2. PORTIONS  OF STORY THAT EXTEND NO MORE
     THAN 4 FT. ABOVE EXISTING OR FINISHED 
     GRADE, WHICHEVER IS LOWER, EXCLUDING 
     ACCESS
  3. AS ALLOWANCE FOR MECH. EQUIPMENT, IN 
     ANY STRUCTURE 65 FT. IN HEIGHT OR MORE, 
     3.5 PERCENT OF TOTAL CHARGEABLE GROSS
     FLOORS AREA IN A STRUCTURE IS EXEMPT 
     FROM FAR CALCULATIONS

23.48.055 - LANDSCAPING AND 
SCREENING STANDARDS

A.2 LANDSCAPING THAT ACHIEVES GREEN FACTOR SCORE 
OF .30 OR GREATER

REFER TO LANDSCAPE DRAWINGS FOR GREEN 
FACTOR CALCULATIONS

23.48.065 - NOISE AND ODOR 
STANDARDS

VENTING OF ODORS (ETC) SHALL BE AT LEAST 10 FT. 
ABOVE FINISHED SIDEWALK GRADE AND DIRECTED AWAY 
TO THE EXTENT POSSIBLE USES WITHIN 50 FEET OF VENT

VENTING WILL COMPLY WITH STANDARDS

23.48.075 - LIGHT AND GLARE 
STANDARDS

A. EXTERIOR LIGHTING MUST BE SHIELDED AND DIRECTED 
AWAY FROM ADJACENT USES

B. INTERIOR LIGHTING IN PARKING GARAGES MUST BE 
SHIELDED TO MINIMIZE NIGHT TIME GLARE AFFECTING 
NEARBY USES

EXTERIOR LIGHTING WILL COMPLY WITH 
STANDARD

PARKING GARAGE IS BELOW-GRADE AND WILL BE 
CLOSED OFF FROM ADJACENT PROPERTIES

23.54.040 - SOLID WASTE AND 
RECYCLING

A.3 MIN. AREA FOR SHARED STORAGE SPACE FOR NON-
RESIDENTIAL DEVELOPMENT PER TABLE A
100,001-200,000 SF. = 275 SF.

E.1 STORAGE SPACE SHALL BE LOCATED ON THE LOT OF 
STRUCTURE IT SERVES

REFER TO SHEET GM01-01 FOR "SOLID WASTE 
AND RECYCLABLE MATERIALS STORAGE 
SCHEDULE" MATRIX

FOR STREETS DESIGNATED AS CLASS II AND CLASS III 
PEDESTRIAN STREETS AND GREEN STREETS AS SHOWN 
ON MAP-A FOR 23.48.740, AND AS SPECIFIED IN 
SUBSECTION 23.48.740.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 (AS 
SHOWN ON EXHIBIT B FOR 23.48.740)

A. THE SETBACK AREA SHALL BE LANDSCAPED 
ACCORDING TO THE PROVISIONS OF SUBSECTION 
23.48.055.A.2 (LANDSCAPING THAT ACHIEVES A GREEN 
FACTOR SCORE OF .30 OR GREATER);

B. ADDITIONAL SETBACKS ARE PERMITTED 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

C.  N/A

THE PROPOSED SETBACK AREA WILL BE STEPPED AND 
LANDSCAPED, AND WILL FORM THE PRIMARY BUILDING 
ENTRANCE PLAZA. PER DESIGN GUIDELINE PL1-3C, 
WHICH STATES IN PART THAT NEW DEVELOPMENT 
SHOULD "CONSIDER WIDENING NARROW SIDEWALKS 
THROUGH ADDITIONAL BUILDING SETBACK AT STREET 
LEVEL" AND "SHOULD STRIVE TO SUPPORT OUTDOOR 
USES, ACTIVITIES AND SEATING THAT CREATE AN 
ATTRACTIVE AND VIBRANT PEDESTRIAN ENVIRONMENT", 
THE PROPOSED DESIGN APPROACH WILL ENHANCE THE 
PEDESTRIAN EXPERIENCE, IMPROVE THE PUBLIC REALM 
CHARACTER AND ACTIVATION, AND WILL PROVIDE 
STREET LEVEL PUBLIC AMENITY IN THE FORM OF 
SEATING AND GATHERING AREAS.

THE PROPOSED SETBACK PLACES THE AREA AT GRADE 
FOR PEDESTRIAN USE
INSTEAD OF ABOVE A HEIGHT OF 65 FT.   THIS ALLOWS 
FOR THE CREATION OF AN ADDITIONAL PEDESTRIAN 
VOLUMES PER DESIGN GUIDELINES PL1-3c WHICH 
STATES THAT "ALL OF UPTOWN SHOULD BE CONSIDERED 
A "WALKING  DISTRICT". NEW  DEVELOPMENT SHOULD 
STRIVE TO SUPPORT OUTDOOR USES, ACTIVITIES AND 
SEATING THAT CREATE AN ATTRACTIVE AND VIBRANT 
PEDESTRIAN ENVIRONMENT. CONSIDER WIDENING 
NARROW SIDEWALKS THROUGH ADDITIONAL BUILDING 
SETBACK AT STREET LEVEL".

PER THE RIGHT-OF-WAY MINIMUM WIDTH 
REQUIREMENTS, A 3'-6" SETBACK IS REQUIRED 
ALONG QUEEN ANNE AVE N, SO IN LIEU OF 
ADDITIONAL UPPER LEVEL SETBACKS TO MEET 
THE 10' AVERAGE REQUIREMENT, THE 
ADDITIONAL SETBACKS ARE INSTEAD PROPOSED 
AT STREET LEVEL PER THE INTENT OF DESIGN 
GUIDELINE PL1-3C TO CREATE AND STRIVE FOR 
AN ATTRACTIVE AND VIBRANT PEDESTRIAN 
ENVIRONMENT 

(REFER TO SHEET GM01-01)

REFER TO SHEETS GM01-03 THRU GM01-05 FOR 
FLOOR AREA CALCULATIONS

APPROXIMATELY 66’-0”, OR (55%) OF THE 
STREET-FACING FAÇADE ALONG W. HARRISON 
ST IS PROPOSED TO BE SET BACK MORE THAN 
12’-0” FROM THE STREET LOT LINE, AND LOCATED 
WITHIN 20’-0” OF THE STREET CORNER.  THE 
PROPOSED SETBACK AREAS WILL BE PROVIDED 
WITH LANDSCAPING ELEMENTS IN ACCORDANCE 
WITH SMC 23.48.055.A.2.

23.48.780 - REQUIRED PARKING IN 
UPTOWN URBAN CENTER AND 
PARKING LIMITS

A. PARKING AT STREET LEVEL WITHIN STRUCTURES

B. MAXIMUM PARKING LIMIT FOR OFFICE USES. PARKING 
FOR OFFICE USES IS LIMITED TO ONE PARKING SPACE 
PER EVERY 1,000 SQUARE FEET OF GROSS FLOOR AREA 
IN OFFICE USE.

23.54.015 - REQUIRED BICYCLE PARKING K. SHORT-TERM AND LONG-TERM 
     BICYCLE PARKING 
     REQUIREMENTS PER 23.54.015,        TABLE D

K.8 BICYCLE COMMUTER SHOWER FACILITIES. STRUCTURE 
CONTAINING 100,000 SF. OR MORE OF OFFICE USE FLOOR 
AREA INCLUDE SHOWER FACILITIES AND CLOTHING 
STORAGE AREAS FOR BICYCLE COMMUTERS:
(2) SHOWERS FOR EVERY 100,000 SF. OF OFFICE USE.

REFER TO SHEET GM01-01 FOR "BICYCLE PARKING" 
MATRIX

K.8: (2) SHOWERS REQUIRED. (REFER TO SHEET 
GM01-03 FOR FLOOR AREA IN OFFICE USE, AND 
SHEET AM11-P1 FOR LOCATION OF SHOWERS AND 
LOCKERS)

NONE REQUIRED PER MAP A ON 23.48.740

REFER TO SHEET GM01-01 FOR "VEHICLE PARKING 
TYPE COUNTS" MATRIX

23.53.030 - ALLEY IMPROVEMENTS IN 
ALL ZONES

PER TABLE A FOR SECTION 23.53.030: WIDTH OF NEW 
ALLEY RIGHTS-OF-WAY, IN SM ZONES THE RIGHT-OF-WAY 
WIDTH IS TO BE 20 FEET.

THE PROPOSED BUILDING WILL PROVIDE A 2'-0"  
DEDICATION TO ACCOMMODATE THE MINIMUM 
WIDTH REQUIREMENT.

REFER TO TRANSPARENCY + BLANK FACADE 
CALCULATIONS PER SHEET GM01-02

A.3: FOR STREETS DESIGNATED CLASS III PEDESTRIAN 
AND GREEN STREETS, THE STREET FACING FACADE MAY 
BE SET BACK UP TO 12' FROM THE STREET LOT LINE 
SUBJECT TO THE FOLLOWING:

a.) THE SETBACK AREA SHALL BE LANDSCAPED 
ACCORDING TO THE PROVISIONS OF 23.48.055.A.2; 
b.) ADDITIONAL SETBACKS ARE PERMITTED FOR UP TO 
30% 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' OR MORE FROM ANY STREET CORNER; AND 
c.) N/A

23.48.740 STREET-LEVEL DEVELOPMENT 
STANDARDS

PROPERTY ADDRESS: 401 QUEEN ANNE AVE N., SEATTLE, 
WA 98109
TOTAL SITE AREA:  28,760 SF / 0.66 ACRES

ZONING: SM-UP 85 (M)
OVERLAY: UPTOWN URBAN CENTER

APPLICABLE CODE SECTION: 23.48 - SEATTLE MIXED ZONE, 
SUBCHAPTER VI - UPTOWN

PROPOSED USES:  PER 23.48.705: 
- COMMERCIAL OFFICE  
- PARKING
- COMMERCIAL GENERAL SALES + SERVICES

STREET DESIGNATION:
W. HARRISON ST = CLASS III PEDESTRIAN STREET
QUEEN ANNE AVE N =  CLASS III PEDESTRIAN STREET

REFER TO SHEET GM01-01 FOR "DEPARTURE 
REQUEST SUMMARY" MATRIX 

A. IN ALL SM-UP ZONES, ANY PORTIONS OF STRUCTURE 
GREATER THAN 45 FT. IN HEIGHT OR 65 FT. IN HEIGHT 
MUST BE SET BACK FROM A LOT LINE THAT ABUTS A 
DESIGNATED STREET SHOWN ON MAP A FOR 23.48.735. A 
SETBACK OF AN AVERAGE OF 10 FT. FROM LOT LINE IS 
REQUIRED FOR ANY PORTION OF A STRUCTURE 
EXCEEDING THE MAX. HEIGHT THAT IS PERMITTED 
WITHOUT A SETBACK. 

23.48.735 UPPER-LEVEL SETBACK 
REQUIREMENTS IN SM-UP ZONES

PER MAP A, AN AVERAGE SETBACK OF 10FT IS 
REQUIRED ALONG QUEEN ANNE AVENUE NORTH 
ABOVE 65FT. IN HEIGHT

REFER TO SHEET GM01-01 FOR "DEPARTURE 
REQUEST SUMMARY" MATRIX 

REFER TO SHEET GM01-01 FOR "VEHICLE 
PARKING MATRIX"

TYPE 1 DECISION REQUEST SUMMARY

MAXIMUM SLOPE = 15%DRIVEWAY SLOPE PER 
SMC 23.54.030

CODE SECTION / TOPIC CODE REQUIREMENT REQUESTED DECISION RATIONALE FOR DEPARTURE

DUE TO THE EXISTING TOPOGRAPHY AND E-W SITE 
DIMENSIONS BEING REDUCED BY ROW DEDICATIONS AT 
BOTH THE ALLEY AND QUEEN ANNE AVE N, A MAX. RAMP 
SLOPE OF 20% IS BEING REQUESTED IN ORDER TO 
ACCOMMODATE A MIN CLEARANCE OF 8'-2" BELOW 
SPRINKLERS AND INSULATION AS REQUIRED FOR ADA 
VAN ACCESS, AND TO MAXIMIMIZE STREET LEVEL 
ACTIVATION AND RETAIL USES  AT THE NW CORNER OF 
THE SITE ALONG QUEEN ANNE AVE N.

REQUESTED SLOPE = 20% MAXIMUM CONSISTENT 
WITH FIG.J OF THE ROWIM, AND PROVIDED WITH 
CREST/SAG SLOPE TRANSITIONS AT 
TOP/BOTTOM OF RAMP PER SMC 23.54.030.D.3, 
AND CONSISTENT WITH FIG.H AND I OF THE 
ROWIM REFER TO SHEETS AM11-01, AM11-02, 
AND AM21-02

OFFICE

TOTAL REQUIRED

QUANTITY LONG-TERM SHORT-TERM
1 PER 2,000 SF = 71 1 PER 10,000 SF = 15

74 21
95

141,530 SF

36

TOTAL PROVIDED 104

BICYCLE PARKING

LEVEL - P2 
LEVEL - 02 

PROVIDED SHEET REFERENCE 
AM11-P2

68 AM11-02

GENERAL (S+S) 1 PER 4,000 SF = 3 1 PER 2,000 SF = 610,759 SF

NON-RESIDENTIAL FLOOR AREA: 
(REFER TO SHEETS GM01-03 

AND AM11-02) 
TOTAL MINIMUM REQUIRED

MIN AREA REQUIRED FOR SHARED STORAGE SPACE

275 SF

SOLID WASTE AND RECYCLABLE MATERIALS STORAGE SCHEDULE

BETWEEN 100,001 to 200,000 SF  = 275 SF 

729 SFTOTAL PROVIDED

QUEEN ANNE AVE N
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ALLOWED COVERAGE: 
(231.92' X 110.58') = 25,646 GSF
-(26.17' X 27.58') =           -722 GSF
TOTAL: 24,924 X 65% = 16,201 MAX. COVERAGE

TOTAL PROPOSED COVERAGE:
A. 159.90' X 92.83' = 14,844 GSF / 24,924 = 60% (OK)
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PROPERTY LINE
AVERAGE SETBACK OF 10FT REQUIRED ABOVE A 65 FT HEIGHT

AS THE UPTOWN NEIGHBORHOOD IS 
CONSIDERED A "WALKING DISTRICT", THE 
10' AVG UPPER LEVEL SETBACK 
REQUIREMENT IS INSTEAD PROPOSED 
ALONG THE SIDEWALK LEVEL IN ORDER TO 
INCREASE SIDEWALK WIDTH, AND CREATE 
AN ATTRACTIVE AND VIBRANT PEDESTRIAN 
ENVIRONMENT IN KEEPING WITH DESIGN 
GUIDELINES PL1-3c. QUEEN ANNE AVE N
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VEHICLE PARKING PER LEVEL

 Level Type Count

LEVEL 01 SMALL (15'-0" x 7'-6") 11
LEVEL 01 11

P1 ADA -  LARGE (19'-0" x 8'-6") 5
P1 ADA VAN - LARGE (19'-0" x 8'-6") 1
P1 LARGE (19'-0" x 8'-6") 14
P1 MEDIUM (16'-0" x 8'-0") 14
P1 SMALL (15'-0" x 7'-6") 26
P1 60

P2 LARGE (19'-0" x 8'-6") 23
P2 MEDIUM (16'-0" x 8'-0") 15
P2 SMALL (15'-0" x 7'-6") 26
P2 64

P3 LARGE (19'-0" x 8'-6") 23
P3 MEDIUM (16'-0" x 8'-0") 8
P3 SMALL (15'-0" x 7'-6") 7
P3 38
TOTAL NON-RESIDENTIAL PARKING STALLS
PROVIDED 173

VEHICLE PARKING TYPE COUNTS

Type Count

ADA -  LARGE (19'-0" x 8'-6") 5
ADA VAN - LARGE (19'-0" x 8'-6") 1
LARGE (19'-0" x 8'-6") 60
MEDIUM (16'-0" x 8'-0") 37
SMALL (15'-0" x 7'-6") 70
TOTAL 173

1" = 30'-0"2 PROPOSED STREET LEVEL SETBACKS PER SMC 23.48.740.A.3

NON-RESIDENTIAL BARRIER FREE 
STALLS
REQ'D PER SBC TABLE 1106.1 :
FOR 150-200 SPACE:
6 ACCESSIBLE REQ'D
VAN STALLS REQ'D: 1
PROVIDED: 6 (INCLUDING 1 VAN)

NON-RESIDENTIAL SMALL STALLS
MAX ALLOWED: 65% x 173 = 112 
MIN REQUIRED:  35% x 173 = 61 
PROVIDED:  70

NON-RESIDENTIAL LARGE STALLS
MIN REQUIRED: 35% x 173 = 61
PROVIDED:  66

EV - READY STALLS
REQUIRED          173 x .10
P1 (6-SMALL + 3-LARGE)
P2 (6-SMALL + 3-LARGE) 

18
9
9

TOTAL PROPOSED 18

1" = 30'-0"   |3
ROOFTOP COVERAGE & SETBACK RQMNTS
PER SMC 23.48.025.C.7

SETBACKS GREATER THAN 12' 
ALLOWED FOR 30% OF THE STREET-
FACING FACADE THAT IS SET BACK 
FROM THE PROPERTY LINE:
-ALLOWED:   SETBACK PORTION: 
120.04'x.30 = 36'
-PROPOSED: 66.38' / 120.04' = 55%

10,759 SF COMMERCIAL/GENERAL 
SALES + SERVICES = 31 STALLS (NOT 
LIMITED)

141,530 SF COMMERCIAL/OFFICE USE = 
142 STALLS (OFFICE PARKING LIMITED 
TO 1-STALL/1,000SF OF OFFICE FLOOR 
AREA) 

1" = 30'-0"1 UPPER LEVEL SETBACK DIAGRAM PER 23.48.735

(REFER TO AM11-P2 AND AM11-P1)

LEVEL P1

LEVEL P2

LEVEL P3

Proposed Upper-level Setback Departures Zoning Standard Upper-level Setbacks

04.1 Addendum (Departure.1)  |  Upper Level Setbacks
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23.48.740.A.3 - Street level development standards
For streets designated as Class II and Class III Pedestrian Streets and Green  
Streets as shown on Map-A for 23.48.740, and as specified in subsection 
23.48.740.B.1, the street-facing facade of a structure may be set back up 
to 12 feet from the street lot line subject to Exhibit B for 23.48.740:

a. the setback area shall be landscaped according to the provisions of 
subsection 23.48.055.A.2 (landscaping that achieves a green factor score 
of .30 or greater)

b. additional setbacks are permitted 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

c. N/A

The proposed setback area will be stepped and landscaped, and will 
form the primary building entrance plaza. Per design guideline PL1-3c, 
which states in part that new development should "consider widening 
narrow sidewalks through additional building setback at street level" and 
"should strive to support outdoor uses, activities and seating that create 
an attractive and vibrant pedestrian environment", the proposed design 
approach will enhance the pedestrian experience, improve the public 
realm character and activation, and will provide street level public amenity 
in the form of seating and gathering areas.

Proposed Departures RationaleCode Citation & Requirement (Excerpt)

Approximately 66’-0”, or (55%) of the street-facing façade along W. 
Harrison St is proposed to be set back more than 12’-0” from the street lot 
line, and located within 20’-0” of the street corner.  The proposed setback 
areas will be provided with landscaping elements in accordance with SMC 
23.48.055.A.2.

04.2 Addendum (Departure.2)  |  Street Level Development Standards
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