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ARCHITECT:

The Preston Partnership, LLC.

115 Perimeter Center Place, Suite 1000
Atflanta, GA 30346

Adam Parrish, Principal in Charge
aparrish@theprestonpartnership.com
770.481.5038

LOCAL PARTNER:

Jackson | Main Architecture, P.S.
311 First Avenue South

Seattle, WA 98104

Robin Murphy, Principal
Robin.Murphy@jacksonmain.com
206.999.7732

OWNERSHIP TEAM:

Xenia Development, LLC
3212 Smith Street, Suite 208
Houston, TX 77006-6622

David Carlock, Fee Developer
info@xenosproperties.com
415.489.0086

Williom Elser, Development Consultant
william.elser@adelaiderealestate.us
281.224.4961

OWNER'S REPRESENTATIVE:
Raftery Suver, LLC

1201 Third Avenue, Suite 3000
Seattle, WA 98101

Dan Suver, Principal
dan@rafterycre.com
206.510.6969

LANDSCAPE ARCHITECT:

Karen Kiest | Landscape Architects
111 West John Street Suite 306
Seattle, WA 98119

Karen Kiest, Principal
kkiest@kk-la.com
206.323.6032

1300 SPRING ST. SEATTLE, WA 98104

project information development information

ZONING: HR(M)

PROPOSED BUILDING HEIGHT: 273'-8"

LOT SIZE: 14,400 SF

ALLOWED FAR: 15, allowed pursuant of Section
23.45.516 and Chapter 23.58A

ALLOWABLE FAR: 216,000

PROPOSED FAR: 214,518

HOTEL ROOMS: 0

RESIDENTIAL UNITS: 352

SITE ADDRESS:
1300 Spring Street
Seaftle, WA 98121

SDCI PROJECT NO.: 3036432-EG

PARCEL NO.: 1978200955

SITE AREA: 14,400 SF / 0.33 Acres

OVERLAY DESIGNATION: First Hill/Capitol Hill Urban Center
PARKING REQUIREMENT: Residential use requirements for
specific areas. All residential uses within urban centers or
within the Station Area Overlay District — No minimum
required.

LEGAL DESCRIPTION: Lots 5 and 8, Block 128, Denny’s A. A.
Broadway Addition to the City of Seattle, According to
the Plat Thereof Recorded in Volume 6 of Plats, Page(s)
40, in King County, Washington: Together with Vacated
Alley Adjoining.
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preViOUS work | The Preston Partnership

» 30+ High Rise Projects
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preViOUS work ‘ Ownership Team — William Elser

OVERVIEW -

Development of multifamily projects
under Hines:

11 projects

« Scities

« 1.2 billion capitalization

o 3,369 units
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preViOUS work ‘ Ownership Team — David Carlock

OVERVIEW
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project background

description

The proposed development seeks to add to the diversity of aesthetic design in the predominantly multifamily residential area of First Hill. The immediate neighborhood context is made up primarily
of low, mid, and high-rise apartment and condominium structures, with a few historic Victorian era houses and First Hill Park, a modest park with paths and benches less than 5 minutes to the west of
the site. Retail shopping is available to the east of the site along Madison Street and Broadway. Seattle First Baptist lies just northeast of the site, and Seattle University lies east of the site across
Broadway. The contemporary design proposes to create dialogue between the high-rise towers and the lower fraditional buildings in the neighborhood through the use of materials, glazing
proportion, and podium/pedestrian level detailing. The design also provides a more dramatic anchor for the north corner of the Summit Avenue and Spring Street intersection.

The design will incorporate a highly glazed retail colonnade at Summit Ave. and Spring St., which will combine with residential levels to create a podium “base” for the tower at a height
comparable to the adjacent 4 and 5 story residential buildings. This level will be clad in brick, detailed to sit comfortably with the traditional architecture of First Hill. The colonnade will provide
protection from the elements for pedestrians, and the glazed retail and residential levels generate a transparency that creates dialogue between the interior and the exterior along the pedestrian
zone of the site. Residential levels 5-23 will primarily consist of a window wall grid with implied clear glazed “windows” that relate to the punched openings of the traditional midrise condominiums in
the area. Modern recessed “carved” areas in a confrasting color near the top of these levels creates architectural interest along the First Hill skyline. Level 25 will incorporate a contrasting color to
create a building crown and will be designed with a rooftop exterior amenity deck.

The project will increase the available housing in this area between the nearby university and medical centers and will transition additional retail space directly into the immediate First Hill
neighborhood. The thoughtful design helps to create a transition between the existing modern towers and the fraditional architecture in First Hill, thus enriching the interesting dialogue between the
two scales.
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site analysis

views from the site
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urban design analysis

zoning map transportation map

Link Light Rail — Capitol Hill Station @ Cal Anderson Park
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urban design analysis | seattie atiractions
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urban deSign OﬂOlYSiS | nearby murals + art
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urban deSign OﬂOlYSiS ‘ Seattle macro tower massing figure - ground
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Urlban deSign OﬂOlYSiS | nearby eats + hangouts
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Site context

context building types / uses and main street uses
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1300 SPRING ST.

SEATTLE, WA 98104

Consider the punched openings in
the Tuscany Apartments and the
Luma tower as a possible way to
tie our building to both the older
traditional and new contemporary
architecture of the areaq, thus
acting as a bridge between the
past and the present.

Consider a way to create a base
for our building that relates to the
heights of the Hilltop Court
Apartments and Tuscany
Apartments, so that our tower
acknowledges these lower
portions of the neighborhood as
well as the contemporary towers in
the neighborhood.
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site context

neighborhood surroundings
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T

Consider a way to
create orimply a base,
body, and crown for our
building to establish a
relationship to the
several classically styled
buildings such as 1223
Spring Street. ——

Consider the punched
openings in the 1223
Spring St. Apartments
and the Tate Mason
House as a possible way
to tie our building to the
more traditionally styled
apartments in the
community.

Also consider the
possibility of playing with
the scale of the
openings in some parts
of the grid to create a
dialogue between the
traditional buildings and
towers in the
neighborhood. ]
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site context

neighborhood surroundings

A

More examples of possibilities of
playing with the scale of the openings
in some parts of the grid to create a
dialogue between traditional and
contemporary window shapes in the

neighborhood. ]

It might be interesting to play with the
conftrasting colors of dark trim and light
walls evidenced in some of the historic
Victorian architecture in the
neighborhood such as the Hofius House or
Stimson-Green Mansion.
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site context

neighborhood surroundings

Consider a way to create or
imply a base, body, and
crown for our building to
establish a relationship to the
several classically styled
buildings such as the newer
Coppins Well Building.
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Avoid a tower that is simply an
extruded shaft with no other
delineation, even as minimal
as a base, body and crown
such as the Kelleher House or
Parkview Plaza condominiums.
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Use the base of the
building to create a
permeable edge into the
retail spaces and
residential lobby, thus
creating more interaction
with the public at the
pedestrian level. Avoid
these examples of
accommodating vehicular
traffic over pedestrian
traffic.

Again, it might be
interesting to play with the
contrasting colors of dark
trim and light walls
evidenced in some of the
historic Victorian
architecture in the
neighborhood such as the
Stimson-Green Mansion or

Hofius House.
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The ecclesiastical architecture of the First Baptist Seattle church is
unigue in the neighborhood and inappropriate for our tower, but the
use of brick is consistent with other traditional buildings in the

neighborhood and might be a consideration for the podium of the
building.

Consider a way to create or imply a base, body, and crown for our
building to establish a relationship to the several classically styled
buildings such as the Marlborough Building.

- |l Consider ways to play with fraditional punched openings versus modern

e glazing methods and shapes, such as the Danforth or the Sutton Place
o) ,,”—? ] CONAOMINIUMS.
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Site context

adjacent street views — spring street

Kelleher House Condo Tower — i
Window forms do not relate to §
the traditional neighborhood
context. Building formrelates §
to First Hill Plaza in the square
plate and curved corners,
glass and stucco/concrete
skin.

Historic Hofius House - Brick
with punched openings, stone
base, and Victorian detailing.

The Danforth — a modern glass residential tower. Stands someone
separatfe from neighborhood because of parking lofs.

1300 SPRING ST. SEATTLE, WA 98104

Frare

Tate Mason house — stucco with punched
openings. Detailing tries to relate to more

| fraditional buildings in the neighborhood such
as the Marlborough and the Tuscany
Apartments, with lighter colored stucco
replacing stone detailing in those buildings.

Tuscany Apartments -
Stucco with punched
openings and Spanish
Revival details.

First Hill Plaza - a
modern condominium
tower with a squarish

1223 Spring Street-a
Neoclassic residential
towerin brick with a

: floorplate in stone base and crown style.
% ~ ﬁorjcreie‘/gucgo Mfdh and fraditional

-~ orizontal band window  nunched windows

Sh%sa punches and curved ﬁwoughout
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San Marco - Stucco residential
building in an Italian Renaissance

Tower beyond is Luma - a sleek, modern glass tower
that contrasts with the fraditional buildings in the
neighborhood with their punch opening. Material
takes precedence over form in this addition to the
neighborhood.

Hilltop Court Apartments - Stucco with punched
openings, which are common to First Hill. The
apartments are topped by a blue glazed tile roof,
which is singular in the neighborhood.

Gainsborough — a Revivalist style in
brick with a stone base and stone
accents in the crown feature.
Windows are traditional punched
style openings.

EARLY DESIGN GUIDANCE |

Seattle First Baptist Church—
fraditional red brick church structure
with nicely proportioned punch
window openings.

Seattle First Baptist Church
playground in front of open
parking lot

Decatur — Deco style residential
building in stone with vertical pilasters
and punched openings.
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Site context

adjacent architecture along spring street

1300 SPRING ST. SEATTLE, WA 98104 EARLY DESIGN GUIDANCE | PRESTON | 08 26 2020



Site context

adjacent architecture across alley

1300 SPRING ST. SEATTLE, WA 98104 EARLY DESIGN GUIDANCE | PRESTON | 08 26 2020



Site context
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Site context

adjacent high-rise architecture
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Site context

adjacent architecture — 5 story behind site
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Site context

adjacent high-rise architecture
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conceptual massing

fower breakdown ¥
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concepfual massing

height comparisons
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suggested priority design guidelines

Seattle design guidelines

SDG - CS2 URBAN PATTERN AND FORM
Strengthen the most desirable forms, characteristics, and

patterns of the streets, block faces, and open spaces in the
surrounding areaq.

Design Approaches and Strategies to Consider:

A. LOCATION IN THE CITY AND NEIGHBORHOOD

1. Sense of Place: Emphasize attributes that give Seattle, the neighborhood,
and/or the site its distinctive sense of place. Design the building and open
spaces to enhance areas where a strong identity already exists and
create a sense of place where the physical context is less established.
Examples of neighborhood and/or site features that contributed to a
sense of place include patterns of streets or blocks, slopes, sites with
prominent visibility, relationships to bodies of water or significant trees,
natfural areas, open spaces, iconic buildings or fransportation junctions,
and land seen as a gateway to the community.

2. Architectural Presence: Evaluate the degree of visibility or architectural
presence that is appropriate or desired given the context, and design
accordingly. A site may lend itself to a *high-profile” design with
significant presence and individual identity or may be better suited to a
simpler but quality design that contributes to the block as a whole.
Buildings that contribute to a strong street edge, especially at the first
three floors, are particularly important to the creation of a quality public
realm that invites social interaction and economic activity. Encourage all
building facades to incorporate design detail, articulation and quality
materials.

Response: The preferred design will create a sense of place by replacing a
surface parking lot and unremarkable one-story corner building with a
building of more architectural presence to anchor the corner and enhance
the pedestrian experience through the first level retail function.

1300 SPRING ST. SEATTLE, WA 98104

SDG - CS2 URBAN PATTERN AND FORM

Strengthen the most desirable forms, characteristics, and
patterns of the streets, block faces, and open spaces in the
surrounding area.

Design Approaches and Strategies to Consider:

C. RELATIONSHIP TO THE BLOCK

—_

Corner Sites: Corner sites can serve as gateways or focal points; both
require careful detailing at the first three floors due to their high visibility
from two or more streets and long distances. Consider using a corner to
provide extra space for pedestrians and a generous entry or build out to
the corner to provide a strong urban edge to the block.

2. Mid-Block Sites: Look to the uses and scales of adjacent buildings for clues
about how to design a mid-block building. Continue a strong street-edge
where it is already present and respond to datum lines created by
adjacent buildings at the first three floors. Where adjacent properties are
undeveloped or underdeveloped, design the party walls to provide visual
interest through materials, color, texture, or other means.

3. Full Block Sites: Break up long facades of full-block buildings to avoid a
monolithic presence. Provide detail and human scale af street-level and
include repeating elements to add variety and rhythm fo the facade and
over-all building design. Consider providing through-block access and/or
designing the project as an assemblage of buildings and spaces within
the block.

Response: The preferred design will develop a podium base to the
residential fower at a transitional height relating to the lower story buildings
across Summit Ave and the alley. This podium will anchor the corner with a
strong retail arcade that will provide a covered pedestrian experience visible
from this major intersection.
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SDG - CS3 ARCHITECTURAL CONTEXT AND CHARACTER
Contribute to the architectural character of the neighborhood.

Design Approaches and Strategies to Consider:

A. EMPHASIZING THE POSITIVE NEIGHBORHOOD ATTRIBUTES

1. Fitting Old and New Together: Create compatibility between new
projects, and existing architectural context, including historic and modern
designs, through building articulation, scale and proportion, roof forms,
detailing, fenestration, and/or the use of complementary materials.

Contemporary Design: Explore how contemporary designs can
contribute to the development of attractive new forms and architectural
styles; as expressed through use of new materials or other means.

3. Established Neighborhoods: In existing neighborhoods with a well-defined
architectural character, site and design new structures to complement or
be compatible with the architectural style and siting patterns of
neighborhood buildings.

4. Evolving Neighborhoods: In neighborhoods where architectural character
is evolving or otherwise in transition, explore ways for new development to
establish a positive and desirable context for others to build upon in the
future.

Response: The preferred design will relate to the existing high-rise housing in
the neighborhood through a similar height and scale but will also relate to
the adjacent 4 and 5 story residential buildings through the use of a podium
level designed to link their heights as the street facades step uphill. The
podium will also make use of fraditional brick material and detailing
evidenced in the neighborhood. The skin will also employ a grid which
implies tradifional punched openings on the fower body which is broken by
carved modern accents that will add interest to the First Hill skyline.
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suggested priority design guidelines

Seattle design guidelines

SDG - PL2 WALKABILITY
Create a safe and comfortable walking environment that is
easy to navigate and well connected to existing pedestrian
walkways and features.

Design Approaches and Strategies to Consider:

C. WEATHER PROTECTION

1. Locations and Coverage: Overhead weather protection is encouraged
and should be located at or near uses that generate pedestrian activity
such as entries, retail uses, and fransit stops. Address changes in
topography as needed to provide confinuous coverage the full length of
the building, where possible.

2. Design Integration: Integrate weather protection, gutters and downspouts
into the design of the structure as a whole and ensure that it also relates
well to neighboring buildings in design, coverage, or other features.

3. People-Friendly Spaces: Create an artful and people-friendly space
beneath building canopies by using human-scale architectural elements
and a pattern of forms and/or textures at intervals along the facade. If
fransparent canopies are used, design to accommodate regular
cleaning and maintenance.

Response: The preferred design creates an open retail arcade at the base
of the building podium along the Spring Street and Summit Avenue sidewalks,
adding protection from the elements for pedestrians approaching or passing
by the building with deep canopies and a deeply recessed storefront plane.
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SDG - PL3 STREET LEVEL INTERACTION
Encourage human interaction and activity at the street-level
with clear connections to building entfries and edges.

Design Approaches and Strategies to Consider:

C. RETAIL EDGES

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

2. Visibility: Maximize visibility into the building interior and merchandise
displays. Consider fully operational glazed wall-sized doors that can be
completely opened to the street, increased height in lobbies, and/or
special lighting for displays.

3. Ancillary Activities: Allow space for activities such as sidewalk vending,
seating, and restaurant dining to occur. Consider setting structures back
from the street or incorporating space in the project design into which
retail uses can extend.

Response: The covered open retail arcade in the preferred design on
Spring Street and Summit Avenue willincorporate a deeply recessed glassy
retail storefront that will visually tie the merchandizing to the main sidewalk
and the street beyond, while still providing a covered experience.
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SDG - DC1 PROJECT USES AND ACTIVITIES
Optimize the arrangement of uses and activities on the site.

Design Approaches and Strategies to Consider:

C. PARKING AND SERVICE USES

—_

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

2. Service Uses: Locate and design service entries, loading docks, and trash
receptacles away from pedestrian areas or to a less visible portion of the
site to reduce possible impacts of these facilities on building aesthetics
and pedestrian circulation. Where service facilities abut pedestrian areas
or the perimeter of the property, maintain an attractive edge through
screening, plantings, or other design freatments.

Response: The preferred design locates the parking entry and all of the
building services along the alley behind the building. This groups the new
construction service and parking entries along the same alley as the
adjacent established properties.
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suggested priority design guidelines

Seattle design guidelines

T

i

LIS,
=3
= |
[=x |
|
=1
T |
ot |
=
(=]
| ¢
|
5
;|
i |

e |

:

EECTETCELL{TEEECECTET

g

i
1]

HITH

| - r':‘ : - I 7]

SDG - DC2 ARCHITECTURAL CONCEPT

Develop and architectural concept that will result in a unified
and functional design that fits well on the site and within ifs
surroundings.

Design Approaches and Strategies to Consider:

B. ARCHITECTURAL AND FACADE COMPOSITION

1. Facade Composition: Design all building facades—including alleys and
visible roofs—considering the composition and architectural expression of
the building as a whole. Ensure that all facades are attractive and well-
proportioned through the placement and detailing of all elements,
including bays, fenestration, and materials, and any patterns created by
their arrangement. On sites that abut an alley, design the alley facade
and ifs connection to the street carefully. At a minimum, consider
wrapping the freatment of the street-facing facade around the alley
corner of the building.

2. Blank Walls: Avoid large blank walls along visible facades wherever
possible. Where expanses of blank walls, retaining walls, or garage
facades are unavoidable, include uses or design tfreatments at the street
level that have human scale and are designed for pedestrians. These
may include:

a. newsstands, ticket booths and tower shops (even if small or narrow);
b. green walls, landscaped areas or raised planters;

c. wall setbacks or other indentations;

d. display windows; trellises or other secondary elements;

f. ferraces and landscaping where retaining walls above eye level are
Unavoidable

Response: The preferred design scheme presents a tower which has
residential units and office space on all four facades of the building, including
the alley. At the ground floor, retail and lobby space wraps three sides of the
building and service enftries line the alley side of the development
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SDG - DC2 ARCHITECTURAL CONCEPT
Develop an architectural concept that will result in a unified
and functional design that fits well on the site and within its
surroundings.

Design Approaches and Strategies to Consider:

C. SECONDARY ARCHITECTURAL FEATURES

1. Visual Depth and Interest: Add depth to facades where appropriate by
incorporating balconies, canopies, awnings, decks, or other secondary
elements into the facade design. Add detailing at the street level in order
to create interest for the pedestrian and encourage active street life and
window shopping (in retail areas). Detailing may include features such as
distinctive door and window hardware, projecting window sills, ornamental
tile or metal, and other high-quality surface materials and finishes.

3. Fit With Neighboring Buildings: Use design elements to achieve a successful
fit between a building and its neighbors, such as:

a. considering aspects of neighboring buildings through architectural
style, roof line, datum line detailing, fenestration, color or materials,
b. using trees and landscaping to enhance the building design and fit
with the surrounding context, and/or
c. creating a well-proportioned base, middle and top to the building in
locations where this might be appropriate. Consider how surrounding
buildings have addressed base, middle, and top, and whether those
solutions—or similar ones—might be a good fit for the project and its
context.

Response: The preferred design will develop a podium base to the residential
tower at a transitional height relating to the lower story buildings across Summit
Ave and the alley. The skin will also employ a grid which implies fraditional

punched openings moving up the tower body, which will be broken by modern

carved massing accents that will add interest as one approaches First Hill
skyline.
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SDG - DC3 OPEN SPACE CONCEPT

Integrate open space design with the design of the building so
that each compliments the other.

Design Approaches and Strategies to Consider:

A. OPEN SPACE RELATIONSHIP

1. Interior/Exterior Fit: Develop an open space concept in conjunction
with the architectural concept to ensure that interior and exterior
spaces relate well to each other and support the functions of the
development..

C. DESIGN

N

Amenities and Features: Create atftractive outdoor spaces well-suited
to the uses envisioned for the project. Use a combination of hardscape
and plantings fo shape these spaces and to screen less aftractive
areas as needed. Use a variety of features, such as planters, green
roofs and decks, groves of frees, and vertical green trellises along with
more traditional foundation plantings, street trees, and seasonal
displays.

Response: The preferred design will address open space at two points
within the development, public space and resident space. The public
open space will present itself as a series of hardscaped sidewalks softened
by landscaped areas. For the residents, a rooftop amenity deck will be
developed offering hardscaped and landscaped zones and providing 270-
degree views from Mount Rainier, across Ellioft Bay, and on towards
Olympic Park.
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suggested priority design guidelines

Seattle design guidelines

SDG - DC4 EXTERIOR ELEMENTS AND FINISHES
Use appropriate and high-quality finishes for the building and its
open spaces.

: : i
— 4 & I|
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Design Approaches and Strategies to Consider:

A. BUILDING MATERIALS

1. Exterior Finish Materials: Building exteriors should be constructed of
durable and maintainable materials that are attractive even when
viewed up close. Materials that have texture, pattern, or lend themselves
to a high quality of detailing are encouraged.

2. Climate Appropriateness: Select durable and attractive materials that will
age wellin Seattle’s climate, taking special care to detail corners, edges,
and transitions. Highly visible features, such as balconies, grilles and
railings should be especially attractive, well crafted and easy to maintain.
Pay particular attention to environments that create harsh conditions that
may require special materials and details, such as marine areas or open
or exposed sites.

Response: The preferred design will exhibit a variety of materials and
textures that relate to its immediate context in the First Hill area. The podium
of the building, which relates to earlier low-rise buildings in the area, will be
clad in brick with brick or stone detailing which imparts a modern elegance
that still harmonizes with more traditional buildings along Spring Street and
Summit Avenue. Sleek, modern metal awnings will add detail, cover, and
support for retail signage in the podium, while clear storefront glazing
provides tfransparency to invite pedestrians intfo the retail shops at the first
level. The upper portions of the building will utilize a skin of window wall in @
grid combining fransparent glazed windows with more opaque panels to
imply punched openings reminiscent of the window forms in the traditional
buildings below,

1300 SPRING ST. SEATILE, WA 98104

SDG - DC4 EXTERIOR ELEMENTS AND FINISHES
Use appropriate and high-quality finishes for the building and ifs
open spaces.

Design Approaches and Strategies to Consider:

B. SIGNAGE

1. Scale and Character: Add interest to the streetscape with exterior signs
and attachments that are appropriate in scale and character to the
project and its environs. Signage should be compatible in character,
scale, and locations while still allowing businesses to present a unique
identity.

2. Coordination With Project Design: Develop a signage plan within the
context of architectural and open space concepts, and coordinate the
details with facade design, lighting, and other project features to
complement the project as a whole, in addition fo the surrounding
contfext.

Response: The preferred design will feature retail signage on the flat
canopy edges along Summit Avenue and matching sign eyebrows along the
Spring Street arcade. Building signage will be working info the podium level
in a clean and elegant manner that addresses the streetscape and the
corner facing the intersection, possibly as a blade sign or elegant letters on
the upper podium facade.

EARLY DESIGN GUIDANCE |

Use appropriate and high-quality finishes for the building and its
open spaces.

Design Approaches and Strategies to Consider:

C. LIGHTING

1. Functions: Use lighting both to increase site safety in all locations used by
pedestrians and fo highlight architectural or landscape details and
features such as entries, signs, canopies, plantings, and art.

Avoiding Glare: Design project lighting based upon the uses on and off
site, faking care to provide illumination to serve building needs while
avoiding off-site night glare and light pollution.

Response: The preferred design will incorporate under canopy lighting at
the arcade and retail canopies, as well as architectural lighting on the
pilasters of the podium and streetlights in the pedestrian hardscape around
the sidewalks facing edges of the site. The preferred design will also explore
architectural accent lighting to highlight the architectural features near the
crown of the building, and general area lighting, landscaping lighting and
mood lighting on the amenity deck at the top of the building.
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zoning analysis

Exhibit A for 23.45.510: Area exempt from FAR
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23.45 - MULTIFAMILY

Table A for 23.45.504 Permitted and Prohibited Uses

A. Residential - Permifted Use except for
Congregate Residence

F. Ground Floor Commercial Uses — Permitted,

subject to 23.46

Table B for 23.45.510 FAR Limits in HR zones

Base FAR =7 ; Maximum FAR = 15, allowed pursuant of

Section 23.45.516 and Chapter 23.58A

Exempt from FAR limits:
All stories, or portions that are underground

Table B for 23.45.514 Structure height for MR and

HR zones
HR = 440’
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23.45.516 - METHOD TO ACHIEVE EXTRA RESIDENTIAL
FLOOR AREA IN HR ZONES (HR-M)

B. In HR zones, extira residential floor area above
the base FAR may be gained in accordance with
Chapter 23.58A subject to the conditions and
limits in this Section 23.45.516.

1. Up to all extra residential floor area may be
gained through the affordable housing incentive
program provisions in Section 23.58A.014.

2. Up to 40 percent of extra residential floor area
may be gained by one or any combination of:

a. Transfer of development potential;

b. Providing neighborhood open space; and/or
c. Providing a neighborhood green street setback
if allowed pursuant to subsection 23.45.516.F, allin
accordance with this Section 23.45.516 and
Chapter 23.58A.

C. Structures over 240 feet. For development
containing one or more structures with heights
greater than 240 feet, the following additional
conditions shall be met:

1. No parking is allowed to be located at or
above grade, unless it is separated from all street
lot lines by another use; and

2. One of the following is met:

a. At least 25 percent of the lot area at grade
Includes one or more landscaped open spaces,
each with a minimum horizontal dimension of 10
feet; or

b. At least 20 percent of the lot area at grade
must be common amenity area meeting the
standards of Section 23.45.522.

NOTE: 100% extra floor area achieved through
MHA payment/performance

Table C for 23.45.518 HR setbacks
Setbacks for structures greater than 85 feet in
height

Lot line abutting a street:
For portions or a structure:
45 feet or less in height: 7' average; 5 feet
minimum, except that no setback is required
for frontages occupied by street-level uses or
dwelling units with a direct entry from the
street.
Greater than 45 feet in height: 10" minimum

Lot line abutting an alley:
For portions or a structure:
45 feet or less in height: no setback required;
Greater than 45 feet in height: 10" minimum

Lot line that abuts neither a street nor alley:
For portions or a structure:
45 feet or less in height: 7' average; 5 feet
minimum, except that no setback is required
for portions abutting an existing structure
built to the abutting lot line;
Greater than 45 feet in height: 20° minimum
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zoning analysis

23.45.520 - HR ZONE UPPER-LEVEL DEVELOPMENT
STANDARDS

A. For the purpose of this Section 23.45.520, a
"tower" is any portfion of a structure that exceeds
45 feet in height, excluding rooftop features
permitted above the height limit. Rooftop features
permitted above the height limit shall not be
included in calculating the gross floor area per
story and floor area coverage of a tower.

B. If any proposed or existing structures in HR zones
exceed a height of 85 feet, excluding rooftop
features permitted above the height limit, all
structures or portions of structures greater than 45
feet in height are subject to following standards:

1. A structure may have one or more towers.

2. The maximum width of an individual toweris 130

feet.

3. The average gross floor area per story of an
individual tfower shall not exceed 10,000 square
feet and the maximum gross floor area for any
individual story of an individual tower shall not
exceed 10,500 square feet.

4. The average gross floor area per story of all
towers on the lot shall not exceed 60 percent of
the lot areaq.

5. Where two or more towers are located on the
lot, the minimum horizontal separation between
proposed towers or between proposed and
existing towers shall be 40 feet.

1300 SPRING ST. SEATILE, WA 98104

23.45.522.1 - AMENITY AREA

C. Amount of amenity area required in MR
and HR zones. The required amount of amenity
area in MR and HR zones is equal to 5 percent
of the total gross floor area of a structure in
residential use

23.45.522.2 - STANDARDS FOR GROUND FLOOR
COMMERCIAL USES IN HR ZONES

3.  The maximum size of any one business
establishment is 4,000 sf (no loading berth
required for ground floor commercial uses)

CHAPTER 23.54 - QUANTITY AND DESIGN STANDARDS
FOR ACCESS, OFF-STREET PARKING, AND SOLID WASTE
STORAGE

Table B for 23.54.015 Required Parking for
residential uses

Il. Residential use requirements for specific
areas

L. All residential uses within urban centers or
within the Station Area Overlay District — No
minimum required

Table D for 23.54.015 Parking for Bicycles
A. Commercial Uses
A.1 Eating and drinking establishments
Long Term - 1 per 5,000 sf
Short Term - 1 per 1,000 sf
A.6 Sales and services, general
Long Term - 1 per 4,000 sf
Short Term - 1 per 2,000 sf

D. Residential uses

D.2 Multifamily structures
Long Term - 1 per unit
Short Term - 1 per 20 units

CHAPTER 23.58A - INCENTIVE PROVISIONS

23.58A.014 Bonus residential floor area for
affordable housing

B. Perfformance Option

1a. 14 percent of the gross bonus residential floor
area obtained through the performance option
C. Payment Option

1a. In lieu of all or part if the performance option,
an applicant may pay to the city $15.15 per
square foot of gross bonus residential floor area

Exhibit B for 23.45.518: HR setbacks

10 foot minimum setback _| | 20 foot minimum setback
above 45 foot height ™ ¥ " above 45 loot height
v v

— —
[ 45 foot height] I
A , |anan
I up to 45 feetin height I LEBER

_~ 7 foot average sethack; - anan
| ¥ 5 foot minimum setback | | nnnn
Ly i 2 |

—

; —»] «——LOTWIDTH—— |«

street property line — " abutting lot line

alley setback
1 _— 10 foot minimum setback
above 45 foot height

10 foot minimum setback _
above 45 foot height

anoa
aann
|aaaan
annn
£3

up to 45 feetin height
_—7 foot average sethack;
< 5 foot minirmum setback

&1L

3 le———LOT DEPTH———>] *

e alley
street property line —
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zoning analysis

bike storage requirements

COMMERCIAL
3,036 SF

NOTE: 25% LANDSCAPED OPEN SPACE PER
STRUCTURES OVER 240 FEET HEIGHT
REQUIREMENTS

SHORT TERM BIKE RACK
90 SF
14 BIKES

SIDEWALK

SHORT TERM BIKE RACK

SCALE: 114" =100

o

1300 SPRING ST. SEATTLE, WA 98104

OPEN SPACE
3,605 SF

RES. LOBBY
956 SF

NOTE: 25% LANDSCAPED OPEN SPACE PER
STRUCTURES OVER 240 FEET HEIGHT
REQUIREMENTS

SHORT TERM BIKE RACK
9 SF

14 BIKES

= A e

SIDEWALK

S

EARLY DESIGN GUIDANCE |

BIKE STORAGE CALCULATION

RESIDENTIAL UNIT COUNT | BIKE COUNT
L onaTery [BIKE PER DWELLING UNIT (FOR THE FIRST 50 UNITS) 50 50
0.75 BIKE PER DWELLING UNIT (FOR THE REMAINDER) 302 227
SHORT TERM |1 BIKE PER 20 DWELLING UNIT 18
| sue-ToTAL 352 295
COMMERCIAL - EATING AND DRINKING AREA BIKE COUNT
LONGTERM [1 BIKE PER 5,000 SF 3,078 1
SHORT TERM |1 BIKE PER 1,000 SF 3
COMMERCIAL - SALES
LONG TERM |1 BIKE PER 4,000 SF 1
SHORT TERM |1 BIKE PER 2,000 SF 2
SUB-TOTAL 3,078
REQUIRED BIKE COUNT 301
PROPOSED BIKE COUNT 301

PRESTON
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zoning analysis

bike storage requirements
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zoning analysis

trash room requirements

A | B C D | E F G H
SOLID WASTE & RECYCLABLE MATERIALS
PER TABLE A FOR 23.54.040 THE SHARED STORAGE SPACE FOR SOLID WASTE CONTAINERS (TRASH ROOM) SHOULD BE:

Shared storage space for solid waste containers for more than 100 dwelling units per Table A for 23.54.040
575 square feet plus 4 square feet for each additional unit above 100, except as permitted in subsection 23.54.040.C

Base Unit Required SF Additional Unit Count Reqt'u'red SF pfer Sub-total SF Total Unit Count Required Storage SF
Count additional unit
Scheme A 100 575 212 4 848 312 1,423
Scheme B 100 575 268 4 1,072 368 1,647
Scheme C 100 575 252 4 1,008 352 1,583

area provided as storage space has a minimum horizontal dimension of 20 feet.

23.54.040.C For development with more than 100 dwelling units, the required minimum area for storage space may be reduced by 15 percent, if the

Trash Room Dimensions Required SF 15% .
Width Length Height (Sloping Floor) (Sim"art;;:m"“'y; section| peduction Required Storage SF
Scheme A 31'-4" 45'-33/4" |14'-0" - 15'-0" (13'-4" - 14'-4" CLR.) 1,423 213 1,210
Scheme B 34'-0" 45'-33/4" [14'-0"-15'-0" (13'-4" - 14'-4" CLR.) 1,647 247 1,400
Scheme C 31'-4" 45'-33/4" |14'-0" - 15'-0" (13'-4" - 14'-4" CLR.) 1,583 237 1,346

23.54.040.B Mixed use development that contains both residential and non-residential uses shall meet the storage space requirements shown in Table
A for 23.54.040 for residential development, plus 50 percent of the requirement for non-residential development. In mixed use developments, storage
space for garbage may be shared between residential and non-residential uses, but separate spaces for recycling shall be provided.

Shared storage space for solid waste containers for non-residential development (Based on gross floor area of all structures on the lot)
Minimum area for shared storage space
Required Commercial Minimum area for shared storage R?quw?d o for Required
Gross Area Residential Storage Provided Storage SF
Gross Area (SF) space (SF) (Similar to Column G Section Total SF
23.54.040 C)

Scheme A | 0- 5,000 SF 2,627 82 1,210 1,292 1,420
Scheme B | 0- 5,000 SF 3,002 82 1,400 1,482 1,495
Scheme C | 0- 5,000 SF 3,078 82 1,346 1,428 1,420

1300 SPRING ST. SEATILE, WA 98104
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early community outreach

Public Outreach Component

SUMMARY OF OUTREACH METHODS

Printed Outreach: Direct Mail

« Posters were mailed to 1,583 residences,
businesses and neighborhood community group
(First Hill Improvement Associatfion) within a 500-
foot radius.

+ Date completed: May 20, 2020

Electronic/Digital Outreach: Website

« Project website established and publicized via
poster. Monitored daily for comments from the
Website.

+ Date Completed: May 21, 2020

Electronic/Digital Outreach: Online Survey

What we did: Online survey established and
publicized via poster with link to survey featured
on project website.

+ Date Completed: May 21, 2020

MAILING MAP

1300 SPRING ST. SEATILE, WA 98104

PROJECT POSTER MAILED FOR COMMUNITY OUTREACH

Opportunity to Provide Online Input on the

1300 Spring Street Project

ABOUT THE PROJECT

This project proposes construction of
a new, 270-foot residential tower with
ground=floor commercizal and below-
grade parking. The existing structure
will be demaolished,

> \ A
) b
e

;:'::' .- CITY OF SEATTLE REQUIR
o ."ﬁ-: P % . & s

ABDITION AL PROJECT DETAILS

What: Let us know what you think! Visit our website at

www, 1300springstrestprojectscommunityoutreach.com to leam
maore about this new project, inchuding the team's proposed vision
and approach

Survey: Take cur online survey 1o share your thoughts about the
project site and components, Survey located on the project website,

Comments: Provide additional comments via our comment form
of by emall at 1300SpringStreet@eadyDRoutreach.com

B

Project Address:
1300 Spreng Streat, Seattle, Wa 98104

Contact: Matabe Quick
Applicant: Xenia Development LLC

Additional Project lnformation on Seattle  Project Email:
Services Portal via the Project Address: 13005pringStreet@earkDRoutreach.com
1300 Spring Street

Project number: J036202-LL1

Mate that smails ans returmed within 1=2 business
days, 20d are subject to City of Seatlle public
disclosure laws

s 3 ar i

ED OUTREACH FOR 1300 SPRING STREET |

WEBSITE HOMEPAGE IMAGE

1300 Spring Street Project

1300 Spring Street
Seattle

WEBSITE

13005pringStreet@earlyDRoutreach.com

WEBSITE TAB COMMENTS
Hama *

Ermail *

Mesaags

This effort is part of the City of Seattle's required outreach process, in advance of Design Review.

EARLY DESIGN GUIDANCE |
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early community outreach

Public Outreach Component

WEBSITE ANALYTICS ONLINE SURVEY FOR COMMUNITY OUTREACH SUMMARY OF COMMENTS AND DESIGN TEAM RESPONSES

Traffic 1300 Spring Street Project

Project Survey Overall the initial outreach comments are based on the
proposal of open/public spaces; style, materiality &
Uik WEaRa iaits PR B Thank you for taking the time to complete our survey for the 1300 Spring St project! This . . . . . .
project proposes construction ofanew,.270-foot reswdent_ial tower with ground-floor . ChOrOCTer Of 'I'he bU||d|ng' he|gh‘|’ Ond SCOle' SeTbOCkS'
commercial and below-grade parking. The existing structure will be demalished. We would like . . .
373 406 920 1o hear yourthoughts on our vision and approach for thi projec building use, and service access. See below responses
flfiiZfd'li?;,”:‘l':iZTSZILZLTZYJJ;";ﬂillg,i‘iiﬁ;?féi??ﬂé?é“ZZ’}‘,'S?Z,‘{TLZPS.TQif from design team of how the cqmmuni’ry feedbackis
e ?:;gij&fm;‘gzi;%z;a;éﬁ'sr;:i“z;?;z:“;::f;::’;':::gi;‘ie;fd incorporated fo proposed massings:
personal information within your responses.
WVisits whnniny
1. The proposed massing options consider aspects from
— == 1. Whatis your conmrection 1o tis development project? neighboring buildings, and it shows through material’s
/ _“‘\\\ - ii!}ii;f%:';iiéif!?g""w change, proportion, scale and form.
|II : | visit the L:;:: Soit::afror work or leisure
__ldon't have a direct connection, but | care about growth and development in .
/ : St ’ " 2. To address the height and scale of the proposed
/ o o massing options, departures have been requested to
2. What is most important to you about a new building on this property? Please rank . A
| the items below. maximize the floor gross area per level and to
."I — e Matel e encroach into the setbacks in key zones, which will
— ol ey s allow to reduce their height, as well as the addition of
3. :\I’l'latism:s;im.xrtartl:e‘lsonsideraﬁon'fordesigning'Ihe pedestrian-only open space? OrCtheCTurdl Moves TO bregk down The SCC”e'
D Tyl L .
e e Festes 3. Allschemes provide setbacks and open space at
S — bl 5y el ground level to contribute to the character and
» Mooe ® Facebook il proportion of surrounding spaces as well as to
Tubian & Buiidinglinionm 4. Do you have any concems about the project? enhance the pedeSTriGn experience. AlSO, due to the
ST retail spaces located at ground level, interaction
. . 1 thaeanythingspecic sbout thi neighborhood o proparytht wvid be between indoor and outdoor can be develop to
bt o1 e impo for us ow' . . .
create areas that attract interest within the
o community.
6. What do you think are the top considerations for making this building
T — Cipmemtmp Spsinm successful?
® Chrome & Windows 4. The project seeks to comply with the Mandatory

e 7. Anything else you'd ike to add? Housing Affordability (MHA) plan through
payment/performance.

w  Robie Salar

® Zgham & macO%
FORM SUBMITTED PAGE
Chraimas Mokda Anireid Thank you for sharing thoughts! Your feedback is very helpful as we plan our proposed project N
To track our progress through the design review and permitting process, lock-up Project # 5- A” SChemeS pro\/lde O”ey Gccess TO The TrOSh room.
Bhars - 3036202-LU (1300 Spring Street) in the Seattle Services Portal. To learn more about the early

outreach for design review process, visit the Department of Neighborhoods webpage. You
may also send us an email at 1300SpringStreet@earlyDRoutreach.com

1300 SPRING ST. SEATILE, WA 98104 EARLY DESIGN GUIDANCE | PRESTON | 08 26 2020




architectural concepts

intfroduction to massing options

Ve

4

Shifting Boxes (code compliant)
Stories: 30

Height: 317°'-8"

FAR: 215,844 sf

1300 SPRING ST. SEATILE, WA 98104

FAR Max: 216,000 sf

Z

=t

Meandering Reveadl

Nested Boxes (preferred)

Stories: 26
Height: 274'-0"
FAR: 215,730 sf

Stories: 25
Height: 273'-8"
FAR: 214,460 sf

EARLY DESIGN GUIDANCE | PRESTON | 08 26 2020




architectural concepts

introduction to massing opftions FAR Max: 216,000 sf
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Shifting Boxes (code compliant) Meandering Revedl Nested Boxes (preferred)
Stories: 30 Stories: 26 Stories: 25
Height: 317°'-8" Height: 274'-0" Height: 273'-8"
FAR: 215,844 sf FAR: 215,730 sf FAR: 214,460 sf
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architectural concepts

intfroduction to massing options

'”_HELI| LU'ULLT

R R

_ s
FAR SF: 215,844 sf
GSF TOTAL: 266,329 sf

HEIGHT: 317°-8"
UNIT/PARKING COUNT: 312 units / 11 parking spaces

OPPORTUNITES:

1. Provides architectural interest to the neighborhood

2. Wrapping L box steps podium back at adjacent building
height on Summit Ave. and at intersection

CONSTRAINTS:

1. The interesting architectural views are axial, don't reveal
themselves on the important Spring St. axis

2. Building reads as an uninterrupted tower on the alley
elevation

3. Doesn't really address the intersection, Summit Ave. is
the obvious front door

4. Height may block views from upper floors of the
neighboring towers.

5. The residential lobby access on Summit Ave. is not
favorable because it interrupts the commercial use on
the ground level and the indoor/outdoor connection on
Summit Ave.

1300 SPRING ST. SEATTLE, WA 98104

FAR MAX: 216,000 sf

| R A
| I I

I 8 P |

Irllli_i“—]._j
T

OO

| \ R
FAR SF: 215,730 sf
GSF TOTAL: 270,464 sf
HEIGHT: 274'-0"
UNIT/PARKING COUNT: 348 units / 11 parking spaces
DEPARTURES: Max. Floor area per level above 45" and
encroaching into setbacks to reduce building height and
provide more units per level

OPPORTUNITIES:
1. Provides interesting architectural moves for each axis.
2. Addresses the intersection.

3. Breaks down the scale of the tower and accents the vertical.
4. Creates a podium on Spring St. relating to neighboring scale.

CONSTRAINTS:

1. Avant Garde massing may depart too far from traditional
context, and even from the earlier high rises in the
neighborhood.

2. Corner closest to Summit Ave. & Seneca St. has no breaks
at lower level; overpowers neighbor on the block.

3. Height may block views from upper floors of the
neighboring towers.

4. Back of house services are located along Spring ST which
reduce the transparency at the street frontage and
connection with pedestrians.

EARLY DESIGN GUIDANCE |
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FAR SF: 214,460 sf
GSF TOTAL: 269,811 sf
HEIGHT: 273'-8"
UNIT/PARKING COUNT: 352 units / 13 parking spaces
DEPARTURES: Max. Floor area per level above 45’ and
encroaching into setbacks to reduce building height and
provide more units per level

OPPORTUNITIES:

1. Provides interesting architectural moves for each axis

2. Simple mass relates to contextual towers, with carved
elements providing an interesting architectural move
for the skyline.

3. Carved elements highlight views to Olympics and
Rainier and street intersection.

4. Back of house services are located in the basement
level which maximize the tfransparency at the street
frontage along Spring ST.

5. Notch at south-east corner allows more usable open
space.

CONSTRAINTS:

1. Would need to use a material change and ledge
detail at the podium to maintain a relationship with
the immediate neighbors.
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architectural concept

shifting boxes (option Q) - concept summary

option a: SHIFTING BOXES

Code Compliant:

Avg. Floor Area per Level
Required: 8,640 sf /
Proposed: 8,014 sf

HR Setbacks above 45’

# of residential units: 312
# of bike stalls: 268 -

FAR SF:

- Site Area:14,400 -
- Allowable FAR: 216,000

- Proposed FAR: 215,844

o

[/

- !

ACROSS INTERSECTION LOOKING NORTH

1300 SPRING ST. SEATILE, WA 98104

design analysis:

Opportunities:

1. Provides architectural interest to the neighborhood

2. Wrapping L box steps podium back at adjacent
building height on Summit Ave. and at intersection

Constraints:

1. The interesting architectural views are axial, don't
reveal themselves on the important Spring St. axis

—

CONTEXT

EARLY DESIGN GUIDANCE |

Constraints:

W N

Building reads as an uninterrupted tower on the alley elevation
Doesn't really address the intersection, Summit Ave. is the
obvious front door

Height may block views from upper floors of the neighboring
towers.

. The residential lobby access on Summit Ave. is not favorable

because it interrupts the commercial use on the ground level
and the indoor/outdoor connection on Summit Ave.

/

A
\

PRESTON | 08 26 2020




architectural concept
shiffing boxes (option a) - Code Compliant Study

NEIGHBORING PROPERTY
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Average floor area and Setbacks
above 45 FT (Podium Levels)

PODIUM LEVELS

1300 SPRING ST. SEATILE, WA 98104

NEIGHBORING PROPERTY

29-10" 162"
| |
7' 10-0"

=ESE

SPRING ST

SUMMIT AVE

SMETEME
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ABUTTING ALLEY

Average Floor Area
(SMC 23.45.520)

The code insists on upper-levels development
standards. For structures that exceed 85 FT in

height, all portions above 45 FT in height shall
meet the following:

1) A structure may have one or more towers

2) The Maximum width of a tower is 130 FT
The width of the tower is approx. 97 FT.

3) The Average gross floor area per story is
10,000 SF and the maximum gross floor
area shall not exceed 10,500 SF

4) The average gross floor area per story shall
not exceed 60 percent of the lot area.
The site area is 14,400 SF and the 60% is
8,640 SF. Above the podium levels the
gross floor area of the tower per level is
8.014 SF.

5) Where two or more towers are located on
the lot, the minimum horizontal separation
shall be 40 FT.

HR Setbacks and separations
(Table C for SMC 23.45.518)

The code requires the following setbacks for
structures greater than 85 feet in height.

a) Lot line abutting a street
« 45 feet orlessin height: 7 FT Average;
5 FT minimum
« Greater than 45 feet in height: 10 FT
minimum
b) Lot line abutting an alley
« 45 feet orless in height: No setback
required
« Greater than 45 feet in height: 10 FT
minimum
c) Lot line that abuts neither a street nor alley
« 45 feet orlessin height: 7 FT Average;
5 FT minimum
« Greater than 45 feet in height: 20 FT
minimum
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architectural concept

shiffing boxes (option a) - ground level site plan
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architectural concept

shifting boxes (option q) - floor plans
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LEVEL B1

SCALE: 1/32"=1'-0"
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LEVEL 05 - 28
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LEVEL 02 - 04

SCALE: 1/32"=1-0"
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LEVEL 30

SCHEME A - FLOOR LEGEND

[ BIKE ROOM

1 COMMERCIAL

[ CORE

(] CORNER UNIT

1 CORRIDOR

[ ELECTC

(1 INDOOR AMENITY

[ FIRE PUMP

1 HOUSE KEEPING

] GENERATOR ROOM
1 MAIL ROOM

[ MAIN ELECTRICAL ROOM
[ MECH

I OPEN SPACE

(1 OUTDOOR AMENITY
[ PARKING

] RAMP

(] RES.LOBBY

1 SHAFT

] SHORT TERM BIKE RACK
1 STORAGE

] STORMWATER DETENTION
] TRANSFORMER VAULT
[_1 TRASH ROOM

] UNIT S2-A

] UNIT S2-B

1 UNIT S3 OR S4

] WATER SERVICE ENTRY
ROOM

O SCALE: 1/32" =1-0"  MAX FLOORPLATE ABOVE 45 FT = 8640 SF

O

MAX. FLOORPLATE .’-\BO‘JE 45 FT = 8 840 5F
PROPOSED FLOORPLATE = &,014 5F

SCALE: 1/32"=1-0" SCALE: 1/32" = 10"  MAX FLODRPLATE ABOVE 45 FT = 8 640 §F
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architectural concept

shifting boxes (option a) — height comparisons

BENEVON / FIRST
A SHIFTED BOXES - 317'-8" HILL PLAZA - 330'

30 STORIES 5 33 STORIES

LUMA - 270' |

24 STORIES
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architectural concept

shifting boxes (option a) - sections and elevations
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architectural concept

shifting boxes (option Q) - perspectives
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architectural concept

shifting boxes (option a) - sun studies
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architectural concept

meandering reveal (option b) - concept summary

option b: MEANDERING REVEAL design analysis:

# of residential units: 368 Departures: Opportunities: Consirainfs:

# of bike stalls: 313 To reduce building height and . , .

provide more units per level 1. Provides interesting architectural moves for each axis 2. Corner closest to Summit Ave. & Seneca St. infersection

FAR SF: ~ Max. Floor Area per level 2. Addresses the corner at the intersection has no breaks at lower level. May overpower the

_ Site Area: 14,400 above 45': Required: 10,500 3. Breaks down the scale of the tower and accents the vertical immediate neighbor on the block.

_ Allowable FAR: 216,000 s / - Proposed: 9,845 sf 4. Reveal creates a podium on Spring St. that relates to the scale 3. Smaller floor plate and additional height blocks some

- Proposed FAR: 215,730 - HR Setbacks above 45'; of the immediate neighbors. upper floors of the neighboring towers. '
Building is encroaching into 4, Boc?k of house services are located along Spring St.
setbacks at Summit Ave. Constraints: which reducg the Tronsporenpy at the street frontage
Alley and back of the 1. Avant Garde massing may depart too far for the traditional and connection with pedestrians.

property context, and maybe even from the more contemporary high
rises in the neighborhood.

—
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departures

Average Floor Area - meandering reveal (option b)

NEIGHBORING PROPERTY

o 111-0"
LJFJ _________

' [

| |

| |
N FLOOR GROSS AREAL | 3
c 2| 9,952 SF | 8
§ S | I | L::‘a

N =

N |

| [

SPRING ST

Average floor area and Setbacks at
ground level

NEIGHBORING PROPERTY
101*-5"

7-0
’
|
|
|
|
|
|
|
|
|
|

1

FLOOR GROSS AREA
“ABOVE 45 FT

\ N\

9,845 SF

ABUTTING ALLEY

SUMMIT AVE
" 102'-0"

PODIUM LEVELS

SPRING ST
Average floor area and Setbacks
above 45 FT (Podium Levels)

1300 SPRING ST. SEATILE, WA 98104

SUMMIT AVE

189 3/4"

-9 3/4"

ABUTTING ALLEY

| -| | - =
— | E— 1 S—— fr—
= —I1 — —

DEPARTURE #1

Average Floor Area
(SMC23.45.520)

The code insists on upper-levels development
standards. For structures that exceed 85 FT in

height, all portions above 45 FT in height shall
meet the following:

1) A structure may have one or more towers

2) The Maximum width of a tower is 130 FT

3) The Average gross floor area per story is
10,000 SF and the maximum gross floor
area shall not exceed 10,500 SF

4) The average gross floor area per story shall
not exceed 60 percent of the lot area.

5) Where two or more towers are located on
the lot, the minimum horizontal separation
shall be 40 FT.

Proposed

The proposed building has a max. gross floor
area per level above 45 FT of 9,845 SF, which
exceed the average gross floor area based
on the 60% of 14,400 SF of the site (8,640 SF)
but it's less than the maximum gross floor
area of 10,500 SF per code.

Applicable Guidelines

CS3 - Architectural Context and Character

A. Emphasizing positive neighborhood
attributes

3. Established Neighborhoods: In existing
neighborhoods with a well-defined
architectural character, site and design new
structures to complement or be compatible
with the architectural style and siting patterns
of neighborhood buildings.

EARLY DESIGN GUIDANCE |

DC2 - Architectural Concept
A. Massing

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

Rationale

By providing architectural moves and varying
the gross floor area every other floor, the
proposed building highlights a podium level,
reduces the building height, and allows more
residential units per level. In order to meet
the intent of the design guidelines CS3
(Architectural Context and Character) and
DC2 (Architectural Concept), we request a
departure to allow the building to be efficient
and to maximize the gross floor area per
level.

PRESTON | 08 26 2020




departures

HR Setbacks and Separations - meandering reveal (option b)

DEPARTURE #2

HR Setbacks and separations
(Table C for SMC 23.45.518)

The code requires the following setbacks for
structures greater than 85 feet in height.

a) Lot line abutting a street
« 45 feet or less in height: 7 FT Average; 5

- Abutting Alley: At podium levels the
proposed massing is showing setbacks
where no setbacks are required per code,
as a buffer for greater privacy and open
space between the alley and the

FT minimum neighboring towers.
l, « Greater than 45 feet in height: 10 FT - /;\53,09\{,6_ 4~|r> FT, %DOFTIOH OLThe] b;ﬂf/‘jmg
I [ minimum 77'-9" in length encroaches 1'-2 Vs
= |' b) Lot line abutting an alley info the required setback.
3 5— « 45 feet or less in height: No setback
I T i N required - Neighboring Property: At podium levels, the
| - Greater than 45 feet in height: 10 FT proposed setback is the average 7 FT which
| ' i minimum has been used from the ground level to the
R ‘ = c) Lot line that abuts neither a street nor alley fop of the fower, instead of the 20 FT above
“E % . 45feet orlessin height: 7 FT Average; 5 45 FT O,ikigsglilngTmoThp?o(r:’r?ociweéf the buiding
- 0-2 1/4" FT minimum i .
& ~— « Greater than 45 feet in height: 20 FT 90'- 472" in length encroaches 13 FT
g i e ———— minimum info the required setback.
1 | 2 Summit AVE encroachment
) = o . . R
= The build h tS t AVE 2,527 CF Applicable Guidelines
% % e building encroaches at Summi Proposed App
@ | NEIGHBORING PROPERTY
o — — — The adjacent illustrative diagrams show the C$2 - Urban Pattern and Form
= T T requested departure at the tower in blue. The . .
I 54 —_——————— building proposal includes setbacks that are C. Relationship to the Block
b 5 | greater or less than the required setbacks per
I X | code. 1. Corner Sites: Corner sites can serve as
| | N\ | - Spring ST: At podium levels, the proposed gateways or focgl points; both require cor_eful
120" : N\ building has a setback of 10 FT when an detailing af the first three floors due to their
. > average of 7 FT is required. At the tower, the ~ high visibility from two or more streets and long
ey 100 Z 5 \ \ = setback is 12 FT when it's only required 10 FT  disfances. Consider using a cormer 1o
¥ E N1 PROPOSED BUILDING | Q per code. provide extra space for pedestrians and a
| s E - Summit AVE: At podium levels, the proposed generous entry, or build out to the
[} 7] = . ' .
%J’ : % setback is 9'-9 %" when only 7 FTis required. ~ corner to provide a sfrong urban edge fo the
e However at the tower, because of the block.
= | architectural concept, the setbacks varies.
o . ' - Above 45 FT, a portion of the building
* = — 5 approx. 81 FT in length encroaches 2
=l - | T e /4" into the required setbacks.
B o SPRING ST

1300 SPRING ST. SEATILE, WA 98104
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departures

HR Setbacks and Separations - meandering reveal (option b)

Abutting Alley encroachment . /K
The building encroaches at the abutting alley 17,573 CF 17 9

NFIGHBORING PROPERTY *A/ 4. Massing Choices: Strive for a successful
i 104! o . 90'-4 1o transition between zones here a project abuts a
. less infense zone. In some areas, the best

approach may be to lower the building height,

break up the mass of the building, and/or

match the scale of adjacent properties in

building detailing. It may be appropriate in

other areas to differ from the scale of adjacent

‘ D buildings but preserve natural systems or existing
features, enable better solar exposure or site

l‘ orientation, and/or make for inferesting urban

“ form.

D. Height, Bulk, and Scale

70"

SUMMIT AVE
102'-0"

ABUTTING ALLEY

l | Rationale

190'-4"

By addressing the corner at the intersection,
enhancing the verticality, and adding reveals,
the proposed massing, in order to meet the
infent of the Design Guidelines CS2 (Urban

Neighboring Property encroachment Pattern & Form), do not meet the specified
The building encroaches at the neighboring property 241,241 CF | setbacks per code in different zones. We
request a departure to encroach in key areas
to create a design that matches the scale of
adjacent properties and that functions as a
focal point.

SPRING ST

205'-4"

NEIGHBORING PROPERTY
9'19 3/4" 101-5" 8'-9 3{4"

70"

-

1'-2 1/4"

102'-0"

SUMMIT AVE

ABUTTING ALLEY
L

SPRING ST
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architectural concept

meandering reveal (option b) - ground level site plan
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1,000 CFM EXHAUST FAN
5 SOFT INTAKE LOUVER - 200 FPM
-3.33 SOFT EXHALIST LOUVER - 300 FPM
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architectural concept

meandering reveal (option b) - floor plans

SCHEME B - FLOOR LEGEND
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architectural concept

meandering reveal (option b) - floor plans
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architectural concept

meandering reveal (option b) — height comparisons
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architectural concept

deri | (option b) fi d elevati
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architectural concept

meandering reveal (option b) - perspectives
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architectural concept

meandering reveal (option b)
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architectural concept

nested boxes (option c) - concept summary — preferred

option c: Nested Boxes design analysis:

Departures:
# of residential units: 352 To reduce building height and Opportunities:
# of bike stalls: 301 provide more units per level 5. Notch at south-east corner allows more usable open
- Max Floor Area per level 1. Provides interesting architectural moves for each axis space.
FAR SF: above 45": Required: 10,500 st/ 5 simple mass relates to other neighborhood fowers,
- Site Area: 14,400 - Proposed: 10,366 sf & 9,680 sf with the carved elements providing an interesting Constraints:
- Allowable FAR: 216,000 - HR. Sg’rchks above .45’:. architectural move to the skyline.
- Proposed FAR: 214,460 Building is encroaching info 3. Carved elements highlight views to Olympics and 1. Would need to use a material change and ledge
setbacks at Summit Ave, Alley Rainier and address the Spring/Summit intersection detail at the podium to maintain a relationship with
and back of the property 4. Back of house services are located in the basement the immediate neighbors.

level which maximize the transparency at the street
frontage along Spring ST.
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architectural concept

Fenestration Analysis - nested boxes (option c) - preferred
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architectural concept

nested boxes (option c) — landscape plans
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architectural concept

Pedestrian Analysis and Precedents - nested boxes (option c) - preferred
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CORNER OF SPRING ST & SUMMIT AVE
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architectural concept

Pedestrian Analysis and Precedents - nested boxes (option c) - preferred
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architectural concept

Pedestrian Analysis and Precedents - nested boxes (option c) - preferred
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architectural concept

Pedestrian Analysis and Precedents - nested boxes (option c) - preferred
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architectural concept

Tower Base Analysis & Precedents - nested boxes (option c) - preferred

We want to approach the
base as a color shift which will
relate to older condominiums
in First Hill and Seattle such as
1223 Spring St. and 1200 3@
Ave

1200 3RP AVE

Unify the ground level with several floors above
to impart a more vertical feeling to the base of
the building like more classical Seattle towers
such as the Tacoma building. Use the height
of this base to align with the low-rise buildings
adjacent to our site and create a dialogue
between our tower and the neighborhood.

1300 SPRING ST. SEATTLE, WA 98104

e, MR " NN __
_h- —-4 . = i | [ L |

Even though the color shift and vertical
approach are common in classical high-rise
buildings, we want to take a more modern
approach that adds a more contemporary layer
to the adjacent First Hill neighborhood. The
Mosler Lofts in Seattle and the Van Zandt Hotel

in Austin, Texas are good precedents for this
approach.
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architectural concept

Massing Analysis and Precedents - nested boxes (option c) - preferred

" k. NTS, 3230 16TH L.

:

Use a regular grid on a tower shaft that generally approaches
the classical motif of a base, body, and crown. Add interest
to the body by creating carves that reveal an inner, nested
box form, which could be expressed further by a change in
color. Use the carves to accent views to nearby mountains
and expose the rooftop amenity feature.
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architectural concepts

Tower Crown Analysis and Precedents - nested boxes (option c) - preferred

THE MARLBOROUGH

I
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Traditional early high rises in the First Hill neighborhood have a crown, such as 1223 Spring St. and the
Marlborough, while the first condominium towers in the area such as First Hill Plaza and Kelleher House simply
have a shaft that ends. We feel that it is important to have a modern crown for the building, which will help
the building relate conceptually to the traditional buildings within the neighborhood. Since we carving the

building to expose an inner box, we propose exposing the upper portion of that box to represent the crown.
Modern precedents for this approach are Premiere on Pine, Kinects, and 2019 Boren Avenue.

2019 BOREN AVE, DESIGN
APPROVED .

aF
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architectural concepts

Fenestration Analysis - nested boxes (option c) - preferred

T Yaill ]
Jim B, l;- '_"""jﬂ
<=l 1 ’_I ?rl

The general approach to the
fenestration for the tower is a
gridded approach which is
typical of the early
residential high rises in first hill,
such as the neighboring 1223
Spring Street tower and the
Decatur further down Spring
Street. We like the modern
grid approach at Luma,
where a single window wall
system is used on the
building with fransparent
glazing for the window grid
and spandrel glass for the
grid itself. We also propose
grouping some of the
windows to create some
playful variety within the grid,
using the tall grouped
windows of City Center as an
example. To further highlight
this secondary grid, we
propose framing grouped
windows as shown.

1300 SPRING ST. SEATTLE, WA 98104
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requested departures

Average Floor Area - nested boxes (option c) — Preferred
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1300 SPRING ST. SEATILE, WA 98104

REQUESTED DEPARTURE #1

Average Floor Area
(SMC23.45.520)

The code insists on upper-levels development
standards. For structures that exceed 85 FT in

height, all portions above 45 FT in height shall
meet the following:

1) A structure may have one or more towers

2) The Maximum width of a tower is 130 FT

3) The Average gross floor area per story is
10,000 SF and the maximum gross floor area
shall not exceed 10,500 SF

4) The average gross floor area per story shall
not exceed 60 percent of the ot area.

5) Where two or more towers are located on
the lot, the minimum horizontal separation
shall be 40 FT.

Proposed

The proposed building has a max. gross floor
area per level above 45 FT of 10,366 SF, 9,860 SF
and 9,606 SF, which exceed the average gross
floor area based on the 60% of 14,400 SF of the
site (8,640 SF) but it's less than the maximum
gross floor area of 10,500 SF per code.

Applicable Guidelines

CS2 - Urban Pattern and Form
A. Location in the City and Neighborhood

2. Architectural Presence: Evaluate the degree
of visibility or architectural presence that is
appropriate or desired given the context, and
design accordingly. A site may lend itself to a
“high-profile” design with significant presence
and individual identity or may be better suited
to a simpler but quality design that contributes
to the block as a whole.

Buildings that contribute to a strong street

EARLY DESIGN GUIDANCE |

edge, especially at the first three floors, are
particularly important to the creation of a
quality public realm that invites social
interaction and economic activity.

CS3 - Architectural Context and Character

A. Emphasizing positive neighborhood
attributes

3. Established Neighborhoods: In existing
neighborhoods with a well-defined
architectural character, site and design new
structures to complement or be compatible
with the architectural style and siting patterns
of neighborhood buildings.

DC2 - Architectural Concept
A. Massing

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

Rationale — Why this solution better meets the
intent of the code?

The proposed building consists of a simple
mass with a floorplate that varies in different
zones that relates to the other neighborhood
towers. In order to meet the intent of the
design guidelines CS2 (Urban Pattern and
Form), CS3 (Architectural Context and
Character) and DC2 (Architectural
Concept), we request a departure to allow
the building fo reduce its height, to help
provide a significant presence in the
neighborhood and an efficient building plan
by maximizing the gross floor area.
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requested departures

HR Setbacks and Separations - nested boxes (option c) — Preferred

SUMMITAVE

ABUTTING ALLEY

0-2 1/4"

112'-8"

19'-4"—
B!

Summit AVE encroachment
The building encroaches at Summit AVE 2,685 CF

NEIGHBORING PROPERTY

101°-4 1/2"

102-3"

SUMMIT AVE
ABUTTING ALLEY

10'-9"

SPRING ST

1300 SPRING ST. SEATILE, WA 98104

REQUESTED DEPARTURE #2

HR Setbacks and separations
(Table C for SMC 23.45.518)

The code requires the following setbacks for
structures greater than 85 feet in height.

a) Lot line abutting a street
» 45 feet or less in height: 7 FT Average; 5
FT minimum
» Greater than 45 feet in height: 10 FT
minimum
b) Lot line abutting an alley
» 45 feet or less in height: No setback
required
» Greater than 45 feet in height: 10 FT
minimum
c) Lot line that abuts neither a street nor alley
» 45 feet or less in height: 7 FT Average; 5
FT minimum
» Greater than 45 feet in height: 20 FT
minimum

Proposed

The adjacent illustrative diagrams show the
requested departure at the tower. The building
proposal includes setbacks that are greater or
less than the required setbacks per code.

- Spring ST: At the tower, the setback is 10’-9"
FT when it's only required 10 FT per code.

- Summit AVE: At podium levels, the proposed
setback is 9'-9 34" when only 7 FT is required.
However at the tower, because of the
architectural concept, the setbacks varies.

- Above 45 FT, based on the design,
multiple portions of the building

EARLY DESIGN GUIDANCE |

approx. encroach 2 4" into the required
setbacks as shown in the 3D Diagram in light
yellow.

- Abutting Alley: At podium levels the
proposed massing is showing setbacks
where no setbacks are required per code,
as a buffer for greater privacy and open
space between the alley and the
neighboring towers.

- Above 45 FT, a portion of the building
102'-3" in length encroaches 1'-2 4"
into the required setback.

- Neighboring Property: At podium levels, the
proposed setback is the average 7 FT which
has been used from the ground level fo the
top of the tower, instead of the 20 FT above
45 FT as specified in the code.

- Above 45 FT, based on the design, a
portions of the building, encroach 13
FT intfo the required setback.

Applicable Guidelines

CS2 - Urban Pattern and Form
C. Relationship to the Block

1. Corner Sites: Corner sites can serve as
gateways or focal points; both require careful
detailing at the first three floors due to their
high visibility from two or more streets and long
distances. Consider using a corner to

provide exira space for pedestrians and @
generous entry, or build out to the

corner to provide a strong urban edge to the
block.
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requested departures

HR Setbacks and Separations - nested boxes (option c) — Preferred

SUMMIT AVE

SPRING ST
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Abutting Alley encroachment

The building encroaches at the
abutting alley 24,244 CF
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D. Height, Bulk, and Scale

4. Massing Choices: Strive for a successful
transition between zones here a project abuts a
less intense zone. In some areas, the best
approach may be to lower the building height,
break up the mass of the building, and/or
match the scale of adjacent properties in
building detailing. It may be appropriate in
other areas to differ from the scale of adjacent
buildings but preserve natural systems or existing
features, enable better solar exposure or site
orientation, and/or make for interesting urban
form.

EARLY DESIGN GUIDANCE |

5. Respect for Adjacent Sites: Respect adjacent
properties with design and site planning to
minimize disrupting the privacy and outdoor
activities of residents in adjacent buildings.

DC2. Architectural Concept
C. Secondary Architectural Features

1. Visual Depth and Interest: Add depth to
facades where appropriate by
incorporating balconies, canopies, awnings,
decks, or other secondary elements info the
facade design.

2. Fit With Neighboring Buildings: Use design
elements to achieve a successful fit
between a building and its neighbors.

Rationale — Why this solution better meets the
intent of the code?

By providing interesting architectural moves for
each axis through carved elements, the
proposed massing, in order to meet the intfent
of the Design Guidelines CS2 (Urban Pattern &

- Form) and DC2 (Architectural Concept), do not

meet the specified setbacks per code in
different zones. We request a departure to
encroach in key areas to not only create a
design that matches the scale of adjacent
properties but also to provide visual connection
with the skyline.

The proposed massing considers aspects from
neighboring buildings, and it shows through
material’s change, proportion, scale and form.
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architectural concepts

nested boxes (option c) - ground level site plan — preferred
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architectural concepts

nested boxes (option c) - floor plans — preferred
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architectural concepts

nested boxes (option c) - floor plans — preferred
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architectural concepts

nested boxes (option c) — height comparisons

BENEVON / FIRST
C NESTED BOXES - 273'-8" HILL PLAZA - 330'

25 STORIES \ 33 STORIES .
LUMA - 270'
24 STORIES \ .\
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architectural concepts

nested boxes (option c) - perspectives - preferred
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architectural concepts

nested boxes (option )
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architectural concepfts

nested boxes (option c) —renderings - preferred
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architectural concepfts

nested boxes(option c) —renderings - preferred
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architectural concepts

nested boxes (option c) —renderings - preferred
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architectural concepts

nested boxes (option c) —renderings - preferred
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architectural concepts

nested boxes pedestrian experience and distinctive elements — preferred
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