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DEVELOPMENT OBJECTIVES
Provide +/- 204 Apartment Units

Provide +/- 2,000 SF of Street Level Commercial Space
Underground Parking for Approximately 80 Vehicles

Site Specific Response
The project seeks to respond appropriately to site conditions - working with the existing mature 
trees on site and breaking up the scale of the building in a visually interesting manner while provid-
ing a transition to the less intensive zones to the west.

Sustainability
The project is exploring high-performance building strategies.

Pedestrian Connection and Interest
The project seeks to create a dynamic and layered pedestrian experience integrating lush land-
scaping, seating and new street level commercial spaces.
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SITE

Institutional

Commercial

Mixed-Use

Multi Family

Single Family

EXISTING LAND USE MAP
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The subject property is located in Seattle’s 
North Beacon Hill neighborhood near 
Interstate 90. 

-Wide mix of zoning in the immediate vicinity 
-Predominantly single-family residential to the
West of site, while mainly commercial to the
East. 
-Residential, commercial, and institutional
uses on surrounding blocks. 
-Future Judkins Park Link Station to be located
a few blocks away to the north.
-Zoning changes have stimulated redevelop-
ment with several townhouses and apartment 
buildings replacing single-family residences.
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SITE ANALYSIS • EXISTING SITE PLAN

SOLAR NOON

JUNE 21, ALT: 65.86º

DEC 21, ALT: 19.03º

JUNE 21 SUNRISE

AZ: 52.64°
5:11 AM PDT
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ZONING SUMMARY
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SURVEY

1906 20th Ave S
LOTS 1, 2, 3, 4, AND 5, BLOCK 34, CEN-
TRAL SEATTLE, ACCORDING TO THE 
PLAT THEREOF RECORDED IN VOLUME 
1 OF PLATS, PAGE 57, IN KING COUNTY, 
WASHINGTON. SITUATE IN THE CITY OF 
SEATTLE, COUNTY OF KING, STATE OF 
WASHINGTON

1498301980, 1498301985, 1498301990, 
1498301995

C1-75 (M)
Mount Baker Hub Urban Village
N/A

30.022 SF
5.5

M (Medium)
5% total gross floor area in residential use
0.3

75’-0” 

Yes
4’ Street Dedication

Portions of structures above 65ft must be 
setback from the front lot line 8’ avg.
14’ High Voltage Setback

4.345’ Street Dedication on S Holgate St
2’ Alley Dedication
 

Not Req’d (Urban hub + Frequent Transit)

Access to parking is not permitted from prin-
cipal pedestrian street; there are no principal 
pedestrian streets adjacent to project site, 
parking proposed to be accessed from Alley.
Parking stalls not permitted between principal 
structure and street lot line.

Yes
Limited to 20’ segments / 40% of overall 
facade length

15’ min; 30’ min avg.
13’ floor to floor

1 long term per 1 unit; 1 short term per 20 units

Address:
Legal Description:

Associated APN:

Zoning:
Overlay:

Pedestrian Zone:

Site Area:
FAR:

MHA Fee Area:
Amenity:  

Green Factor:

Height Limit:

Zoning Setbacks:

Upper Level Setback:

Dedications:

Parking:

Parking Location and Access:

Street Level Standards:
Blank Facades:

Non-Residential Depth:
Non-Residential Height:

Bicycle Parking:



  •  1906 20TH AVE S  •  DRB Recommendation Meeting  • 9

 SITE PLAN

20 FT
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Design Cue:  Natural Systems and Site Features
CS-1
Natural Systems and Site Features
Use natural systems and features of the site and its surroundings as a starting point for project 
design | Plants + Habitats: On-Site Features

Response:  The project seeks to respond to the existing 80’ tall Exceptional Douglas Fir, using it as 
a point of departure and focus of the site and massing concepts.  

CS-2
Urban Pattern and Form
For projects located at the edge of different zones, provide an appropriate transition or complement 
to the adjacent zone(s).  Strive for a successful transition between zones where a project abuts a 
less intense zone.  It may be appropriate in 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 more interesting urban form.  

Response:   The half-block proposal pulls back from the western edge, creating a large landscaped 
courtyard that provides a transition to the less intensive zones to the west in alternatives 2 and 3.  

Design Cue:  Street Level Interaction

PRIORITY GUIDELINES

Design Cue:  Detailing + Texture using sustainably sourced products Design Cue:  High Quality Exterior Materials 

DC-4
Exterior Elements and Finishes
Use appropriate and high-quality elements and finishes for the building and its open spaces | Build-
ing Materials: Exterior Finish Materials + Trees, Landscape, and Hardscape Materials: Choice of 
Plant Materials.

Response: The building will be well detailed, high quality, and durable. Low-level lighting will be 
used to provide a safe and attractive building entry sequence, while avoiding glare into the units 
and adjacent properties.  Landscaping will include drought-tolerant plants and native species and 
be thoughtfully integrated into the project.

PL-1
Connectivity
Design the building and open spaces to positively contribute to a broader network of open spaces 
throughout the neighborhood.

Response:  The east and west courtyards provide unexpected and engaging landscaped spaces 
that are intended to enhance the neighborhood and provide cues for future development.

PL-2
Walkability
Create a safe and comfortable walking environment that is easy to navigate and well-connected to 
existing pedestrian walkways and features.  

Response: The proposed commercial space will feature a highly transparent façade while the pro-
posed residential building entrance engages the courtyard and Douglas Fir, creating an interesting 
semi-public zone that provides privacy while connecting the interior building uses to the surround-
ing ROW with clear sight lines improving security. 

PL-3
Street-Level Interaction
Encourage human interaction and activity at the street-level with clear connections to building 
entries and edges.  Engage passerby with opportunities to interact visually with the building interior 
using glazing and transparency.

Response: The project will present highly transparent edges, with commercial spaces on Plum 
Street and a clear primary building entry that is inviting, secure, and experienced through the land-
scaped courtyard with the mature Fir tree.  

DC-2
Architectural Concept
Arrange the mass of the building taking into consideration the characteristics of the site and the 
proposed uses of the building and its open space.

Response: The massing concept takes its inspiration from the Exceptional Fir tree on site, which 
becomes the organizing element for the block.

Design Cue:  High Quality Exterior Materials 
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MASSING DIAGRAMS

1 SETBACKS 2 EXCEPTIONAL TREE PRESERVATION

HV POWER +

STREET DEDICATION
ALLEY DEDICATION

3 AREA FOR TREE PRESERVATION TRANSFERRED 4 CREATE AMENITY AND REDUCE PERCEIVED SCALE

UPPER LEVEL SETBACK
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MASSING CONCEPTS • COMPARISON OF SCHEMES

Alternative 1 Alternative 2 Alternative 3 (Preferred Scheme)

Board Recommendation at EDG

Description
Alternative 1 proposes a 7-story building composed of street level commercial and residential units. 
Below grade garage accessed from Alley.

GSF
156,447 SF

Advantages
-Code-compliant scheme does not require development standard departures
-Functional ground floor commercial space
-Raised Courtyard for units off of Alley

 
Challenges

-Requires removal of exceptional Douglas Fir tree & Hop tree on property
-Results in bulky massing along 20th Ave S
-Elevation facing RSL(M) zone does not provide a gentle zone transition
-Upper level setback does not provide adequate zone transition to West

Description
Alternative 2 proposes a 8-story building composed of street level commercial and ground level 
residential units. Below grade garage accessed from Alley.

GSF
182,935 SF

Advantages
-Maintains Exceptional Doug Fir and Hop Tree (relocated) on site
-Protecting On-site exceptional trees allows for extra level of units
-Functional ground floor commercial space
-Raised Terrace for Units off of Alley
-Push/Pull strategy on 20th Ave S provides relief to single family homes
-Location of Amenity Deck Space on SW corner reduces bulk
-Courtyard on West provides zone transition

Challenges
-Many units located along the alley, with little relief to future development on the adjacent
parcel
-Departure Required for height & FAR for retaining Exceptional Trees on site

Description
Alternative 3 proposes a 8-story building composed of street level commercial and ground level 
residential units. Below grade garage accessed from Alley.

GSF
188,741 SF

Advantages
-Maintains Exceptional Doug Fir and Hop Tree (relocated) on site
-Protecting On-site exceptional trees allows for extra level of units
-Functional ground floor commercial space
-Raised Terrace for Units off of Alley
-Residential Units off of alley face courtyard and are pulled back from alley
-Angled elevation on 20th Ave S creates generous courtyard for Doug Fir and provides relief
to single family homes
-Location of Amenity Deck Space on NE corner reduces bulk

 
Challenges

-Departure Required for height & FAR for retaining Exceptional Trees on Site
-Complex geometry potentially increases construction costs
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1. Massing:

EDG Guidance
1a. The Board supported massing Alternative 3 over the other massing alternatives due to its use of existing 

exceptional trees as organizing features, its massing differentiation of residential and commercial front-
ages, its, and its stronger massing response to the zone transition to the east compared to the other al-
ternatives (CS2- D. Height, Bulk, and Scale, CS1-D-1. On-Site Features, PL3-B-1. Security and Privacy, 
PL3-B-4. Interaction, DC2-A-1. Site Characteristics and Uses, DC3-A-1. Interior/Exterior Fit).

1b. The Board supported the conceptual massing intent to organize courtyard spaces on the east and west 
sides of the site, to provide space for gathering and to buffer residential uses from street frontages and to 
reduce the presence of building mass along the zone transition to the west (CS2-D-3. Zone Transitions, 
PL3-B-1. Security and Privacy, DC3-A-1. Interior/Exterior Fit, DC3-B-4. Multifamily Open Space).

1c. The Board supported the placement of the upper-floor outdoor amenity space in the northwest corner of 
the site, stating that the one-story massing height reduction in this location aids in the zone transition to 
the west of the site by reducing the perceived building height (CS2-D. Height, Bulk, and Scale, DC2-A-2. 
Reducing Perceived Mass).

1d. The Board supported the intent for varied ground-level residential and non- residential uses along all 
street and alley frontages and provided guidance related to specific concerns of legibility, wayfinding, and 
scale:

i. The Board expressed concern that the legibility of the residential entry along 20th Avenue S. would 
be minimized due to its location adjacent to smaller- scaled ground-level residential units. The Board 
emphasized the need for a legible residential entry that is differentiated from adjacent residential 
units (PL3-A. Entries, PL3-B-2. Ground-level Residential, DC2-A-1. Site Characteristics and Uses, 
DC2-E-1. Legibility and Flexibility).

ii. The Board recognized the potential for numerous changes of scale along the ground-level façades 
on all sides of the building, with the with regular shifts between commercial and residential uses 
and other elements like the residential entry, parking entry, and fire stairs. The Board stated that 
the Recommendation packet should show these transitions are addressed to achieve a cohesive 
design, while expressing the distinct uses and functions to promote wayfinding (PL2-D-1. Design 
as Wayfinding, DC2-B-1. Façade Composition, DC2-D-1. Human Scale, DC2-E-1. Legibility and 
Flexibility).

iii. The Board expressed concern about the visibility of the commercial space along the S. Plum 
Street frontage with the presence of a fire stairway at the southeast corner of the building and the 
placement of new street trees along the frontage. The Board promoted strengthening the vis-
ibility of the commercial frontage within the ground-level massing and using a street tree species 
that will promote visibility. The Board requested perspective views along the street frontage at the 
Recommendation phase of review to show that the commercial space will be visible along the S. 
Plum Street frontage (CS2-B-2. Connection to the Street, PL2-D-1. Design as Wayfinding, PL3-C-1. 
Porous Edge, DC1-A. Arrangement of Interior Uses.

Design Response:
1a. Alternative 3 supported at EDG has been carried forward and further developed.

1b. Alternative 3 supported at EDG has been carried forward and further developed.

1c. Alternative 3 supported at EDG has been carried forward and further developed.

1d. Please see Facade Design response 2a. and 2b. (pages 16-25) for more information about legibility of 
building entries, scale changes, and visibility of commercial spaces.

View Looking SE

Overview Looking NW

EDG RESPONSE
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EDG RESPONSE

Birdseye Looking NW
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EDG RESPONSE

PROJECT SITE 204 UNIT MIXED-USE 
MULTIFAMILY DEVELOPMENT

(N) 85 UNIT AFFORDABLE 
MULTIFAMILY DEVELOPMENT

(N) 186 UNIT MULTIFAMILY 
DEVELOPMENT

FUTURE 186 UNIT MULTIFAMILY 
DEVELOPMENT

(N) SCHOOL
HAMLIN ROBINSON

FUTURE LINK STATION

FUTURE 550 UNIT MULTIFAMILY 
DEVELOPMENT

RAINIER AVE S

I-90

S  PLUM  ST 21ST  AVE   S
20TH   AVE   S

S  HOLGATE  ST
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EDG RESPONSE
2. Façade Design:

EDG Guidance
2a. The Board supported residential expression along the west façade where the project faces a residential 

zone and commercial expression along the north and south street frontages where ground-level com-
mercial spaces are currently proposed. The Board requested examination at the Recommendation 
phase of review to show how the distinct residential and commercial scales are expressed within the 
building design through materials and secondary architectural features (PL2-D-1. Design as Wayfind-
ing, DC2-C-1. Visual Depth and Interest, DC2-D-1. Human Scale, DC2-E-1. Legibility and Flexibility).

2b. Related to the guidance above for the design of ground-level uses, the Board requested ground-level 
perspective drawings along the street frontages to show the character of street frontages, the building 
design relationship to wayfinding, and the relationships of ground-floor uses to each other and the 
street frontage (PL2-D-1. Design as Wayfinding, PL3-C-1. Porous Edge, DC1-A. Arrangement of Inte-
rior Uses, DC2-D-1. Human Scale).

Design Response:
2a. The residential portions of the building are proposed have a distinctly different facade treatments and 

scales, in contrast to the commercial portion of the building. See plans, sections, and ground level 
renderings showing the different street level uses in this project.       Residential Entry      Residential 
Units       Commercial Spaces       Alley and      Bike Entry.

	 The residential entry has been designed as a double height wood storefront that encloses a generous 
lobby space with a mezzanine. Staggered glass panels on the facade provide a backdrop to the entry 
vestibule portal and a landscape seating feature.

2b. Each of the ground level uses in this project will have a different character and relationship to the 
street. The plaza courtyard created around the Douglas Fir provides a privacy buffer from the ground 
floor residential uses and the primary building entry is expressed as double height space close to the 
edge of the property. Refer to the street level use plan and section diagrams for the      Residential 
Entry      Residential Units       Commercial Spaces      Alley and       Bike Entry.

	 Refer to the rendering at right showing the entrance path and facade treatment of the residential lobby.

A

A

B

B

C

C

D E

D E

Key Plan

Office

Section A1 Section A2

Residential Entry Plan

Lobby

Walkway
Plaza Courtyard

Exceptional Douglas Fir

Walkway

Sidewalk

Si
de

wa
lk

Seating Area

Unit Unit Unit

Unit

Wood StorefrontA

Section A1

Section A2

A B C

E

UnitUnit

Lobby LobbyVestibule

PL

Landscaping and Entry Walkway
varies

Seating Area
17’-6”

Landscaping
varies

Sidewalk
varies

3D View

D

9’-3 1/2”

18’-11”

9’-7 1/2”

9’-3 1/2”

18’-11”

9’-7 1/2”

39’-10”

8’-0”

10’-6”



  •  1906 20TH AVE S  •  DRB Recommendation Meeting  •17

EDG RESPONSE

Residential Entry
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2. Façade Design:

EDG Guidance
2a. The Board supported residential expression along the west façade where the project faces a residential 

zone and commercial expression along the north and south street frontages where ground-level com-
mercial spaces are currently proposed. The Board requested examination at the Recommendation 
phase of review to show how the distinct residential and commercial scales are expressed within the 
building design through materials and secondary architectural features (PL2-D-1. Design as Wayfind-
ing, DC2-C-1. Visual Depth and Interest, DC2-D-1. Human Scale, DC2-E-1. Legibility and Flexibility).

2b. Related to the guidance above for the design of ground-level uses, the Board requested ground-level 
perspective drawings along the street frontages to show the character of street frontages, the building 
design relationship to wayfinding, and the relationships of ground-floor uses to each other and the 
street frontage (PL2-D-1. Design as Wayfinding, PL3-C-1. Porous Edge, DC1-A. Arrangement of Inte-
rior Uses, DC2-D-1. Human Scale).

Design Response:
2a. In contrast to the primary building entry and commercial portion, the residential portion has a distinctly 

different facade treatment and scale. See plans, sections, and ground level renderings showing the 
different street level uses in this project.       Residential Entry      Residential Units       Commercial 
Spaces       Alley and      Bike Entry.

	 The residential units at grade have a facade character similar to the units above. The units are single 
story and have semi- private exterior patios set back from the sidewalk on 20th Ave. The patios are 
integrated into the bio-infiltration landscaping helping to provide some privacy while mitigating storm 
water.

2b. Each of the ground level uses in this project will have a different character and relationship to the 
street. The plaza courtyard created around the Douglas Fir provides a privacy buffer from the ground 
floor residential use and the primary building entry is expressed as double height space close to the 
edge of the property. Refer to the street level use plan and section diagrams for the      Residential 
Entry      Residential Units       Commercial Spaces      Alley and       Bike Entry.

	 Refer to the rendering at right showing the facade treatment and landscaping at the residential units.
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Residential Units on 20th

EDG RESPONSE
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2. Façade Design:

EDG Guidance
2a. The Board supported residential expression along the west façade where the project faces a residential 

zone and commercial expression along the north and south street frontages where ground-level com-
mercial spaces are currently proposed. The Board requested examination at the Recommendation 
phase of review to show how the distinct residential and commercial scales are expressed within the 
building design through materials and secondary architectural features (PL2-D-1. Design as Wayfind-
ing, DC2-C-1. Visual Depth and Interest, DC2-D-1. Human Scale, DC2-E-1. Legibility and Flexibility).

2b. Related to the guidance above for the design of ground-level uses, the Board requested ground-level 
perspective drawings along the street frontages to show the character of street frontages, the building 
design relationship to wayfinding, and the relationships of ground-floor uses to each other and the 
street frontage (PL2-D-1. Design as Wayfinding, PL3-C-1. Porous Edge, DC1-A. Arrangement of Inte-
rior Uses, DC2-D-1. Human Scale).

Design Response:
2a. In contrast to the primary building entry and commercial portion, the residential portion has a distinctly 

different facade treatment and scale. See plans, sections, and ground level renderings showing the 
different street level uses in this project.       Residential Entry      Residential Units       Commercial 
Spaces       Alley and      Bike Entry.

	 The commercial spaces are double height but expressed differently from the residential entry as black 
aluminum storefront with commercial storeftont signs. The face of the commercial spaces are also set 
back from the units above creating a distinctly different massing at the ground floor.

2b. Each of the ground level uses in this project will have a different character and relationship to the 
street. The plaza courtyard created around the Douglas Fir provides a privacy buffer from the ground 
floor residential use and the primary building entry is expressed as double height space close to the 
edge of the property. Refer to the street level use plan and section diagrams for the      Residential 
Entry      Residential Units       Commercial Spaces      Alley and       Bike Entry.

	 Refer to the rendering at right showing the ground level charachter of the commercial spaces.
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D E

D E

Key Plan

A B C
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D

Exit

55’-2”

6’-2”

23’-2”

26’-4”

9’-6”8’-0”4’-7”
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Commercial Entries

EDG RESPONSE
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Residential UnitsD

Section D1

Section D2

Alley

Landscaping

UnitUnit Unit Unit Unit

FitnessDog WalkTrash Room

Section D1Section D2

Garage Entry

Garage Ramp

PLPL

UnitUnit

Unit

UnitUnit

Dedication
2’-0”

Dedication
2’-0”

AlleyAlley

3D View

EDG RESPONSE

9’-3 1/2”

18’-11”

9’-7 1/2”

16’-3 3/4”

9’-7 1/2”

2. Façade Design:

EDG Guidance
2a. The Board supported residential expression along the west façade where the project faces a residential 

zone and commercial expression along the north and south street frontages where ground-level com-
mercial spaces are currently proposed. The Board requested examination at the Recommendation 
phase of review to show how the distinct residential and commercial scales are expressed within the 
building design through materials and secondary architectural features (PL2-D-1. Design as Wayfind-
ing, DC2-C-1. Visual Depth and Interest, DC2-D-1. Human Scale, DC2-E-1. Legibility and Flexibility).

2b. Related to the guidance above for the design of ground-level uses, the Board requested ground-level 
perspective drawings along the street frontages to show the character of street frontages, the building 
design relationship to wayfinding, and the relationships of ground-floor uses to each other and the 
street frontage (PL2-D-1. Design as Wayfinding, PL3-C-1. Porous Edge, DC1-A. Arrangement of Inte-
rior Uses, DC2-D-1. Human Scale).

Design Response:
2a. In contrast to the primary building entry and commercial portion, the residential portion has a distinctly 

different facade treatment and scale. See plans, sections, and ground level renderings showing the 
different street level uses in this project.       Residential Entry      Residential Units       Commercial 
Spaces       Alley and      Bike Entry.

	 The residential units at the alley side are up away from traffic and set back with a landscape bed. Patios 
at the lower level are integrated into the landscaping and trees which also provide a buffer. The materi-
als on the alley side residential units are consistent with those on other faces of the building.

2b. Each of the ground level uses in this project will have a different character and relationship to the 
street. The plaza courtyard created around the Douglas Fir provides a privacy buffer from the ground 
floor residential use and the primary building entry is expressed as double height space close to the 
edge of the property. Refer to the street level use plan and section diagrams for the      Residential 
Entry      Residential Units       Commercial Spaces      Alley and       Bike Entry.

	 Refer to the rendering at right showing the character of the alley side residential units.

A

A

B

B

C

C

D E

D E

Key Plan

A B C

E

D

9’-3 1/2”

varies
5’ to 8’

16
’-9

”

5’-
11

”

2’-
3”

2’-
3”



  •  1906 20TH AVE S  •  DRB Recommendation Meeting  •23

Residential Units on Alley

EDG RESPONSE
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2. Façade Design:

EDG Guidance
2a. The Board supported residential expression along the west façade where the project faces a residential 

zone and commercial expression along the north and south street frontages where ground-level com-
mercial spaces are currently proposed. The Board requested examination at the Recommendation 
phase of review to show how the distinct residential and commercial scales are expressed within the 
building design through materials and secondary architectural features (PL2-D-1. Design as Wayfind-
ing, DC2-C-1. Visual Depth and Interest, DC2-D-1. Human Scale, DC2-E-1. Legibility and Flexibility).

2b. Related to the guidance above for the design of ground-level uses, the Board requested ground-level 
perspective drawings along the street frontages to show the character of street frontages, the building 
design relationship to wayfinding, and the relationships of ground-floor uses to each other and the 
street frontage (PL2-D-1. Design as Wayfinding, PL3-C-1. Porous Edge, DC1-A. Arrangement of Inte-
rior Uses, DC2-D-1. Human Scale).

Design Response:
2a. In contrast to the primary building entry and commercial portion, the residential portion has a distinctly 

different facade treatment and scale. See plans, sections, and ground level renderings showing the 
different street level uses in this project.       Residential Entry      Residential Units       Commercial 
Spaces       Alley and      Bike Entry.

	 The bike access is located on the north facade at the lobby level, due to existing grade conditions the 
bike room is accessed by a ramp that starts near the residential entrance. The bike room is a single 
story tall and has storefront glass that makes for a visually identifiable bike room.

2b. Each of the ground level uses in this project will have a different character and relationship to the 
street. The plaza courtyard created around the Douglas Fir provides a privacy buffer from the ground 
floor residential use and the primary building entry is expressed as double height space close to the 
edge of the property. Refer to the street level use plan and section diagrams for the      Residential 
Entry      Residential Units       Commercial Spaces      Alley and       Bike Entry.

	 Refer to the rendering at right showing the bike access, facade treatement, and landscape buffer. 
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Holgate Sidewalk

EDG RESPONSE
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EDG RESPONSE

Rooftop Amenity
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EDG RESPONSE
2. Façade Design:

EDG Guidance
2c. The Board anticipated the potential desire of future residential tenants to use window air-conditioning 

units and proposed incorporating the ability to do this within the façade design so that air-conditioning 
units could be grouped or aligned to be complementary to the building design (DC4-A-1. Exterior Finish 
Materials, DC2- B-1. Façade Composition).

Design Response:
2c. Venting will be integrated into the siding coursing for kitchen range hood exhaust and AC is being 

provided to the units by vertical shafts and rooftop HVAC units, see proposed detail.

Hood Vent Detail @ Balcony

Typical Vent ElevationTypical Vent Detail

Hood exhaust w/ 3’ 
clearance, typ.

Vent @ Balcony
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3. Lighting and Landscaping:  EDG Guidance
3a. Citing the east and west plazas as important buffers between residential uses and street/alley frontages, the Board requested a planting plan to be included 

at the Recommendation phase of review to show how seasonal changes will affect the plaza landscaping (CS2-B-3. Character of Open Space, DC4-D Trees, 
Landscape, and Hardscape Materials).

Design Response:
3a. See planting diagrams which includes imagery for seasonal elements like flowers, fruits or fall color.
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Fir Tree - Inner and outer 
root zones (dashed in green)
Fir Tree To Be Retained
See Departure 1

Hop Tree - Inner 
and outer root zones 
(dashed in green)

Additional lost development 
potential to avoid Hop Tree 
and buffer.
(lost of NRSF area shaded red)

Gross NRSF Loss
1026 SF per floor
1026 X 8 = 8,208 SF

Impacts 62 Units
Loss of 10 Units

Tree Summary
Fir Tree - 30.5” - To Be Retained
Exceptional at 30”

Hop Tree - 9”
Exceptional at 4”

Preferred scheme would involve removing the Hop Tree per SMC 25.11.080 A.1 & A.2 
Development cannot be avoided in this area without loss of square footage and impacts to units.

Proposed:
To remove the exceptional Hop Tree that is in poor condition and replace with new tree plantings 
onsite. SDCI requires that any exceptional tree, or tree 24-inches DSH or greater, planned for 
removal must be approved by SDCI and replaced by one or more trees. The proposed landscaping 
plans for the site include over two dozen new tree plantings to be installed by project completion. 
See mitigation diagram.

Rationale: 
The original proposal included transplanting the hop tree onsite to retain it however upon further 
review with the project Arborist and Landscape Architect it has been determined to be in poor con-
dition and a poor candidate for transplantation. Based on the number of trees currently existing on 
site, the proposed planting will more than replace the existing canopy cover. Additionally the City of 
Seattle Arborist concurs with these findings in conversation about removal of this tree. 

Transplant Summary - Tree Solutions Consulting Arborist
Tree Solutions carried out a third site inspection on May 17, 2022, to evaluate existing infrastruc-
ture around the two exceptional trees on site. Originally, transplanting of the hop tree was recom-
mended, however, after the most recent assessment of this tree it was determined that the health 
and structural condition of the tree is not good. Retaining the Hop Tree is no longer recommended.

EXCEPTIONAL TREES

Fir Tree - To Be Retained Hop Tree - Condition at Base of Trunk Hop Tree - Branches Hop Tree - Evidence of Poor Pruning Practices and Decay

Typical Floor Plan Potential Area Loss
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Mitigation Summary
Removal of the exceptional Hop Tree will be 
replaced per: SMC 25.11.090.A

Each exceptional tree and tree over two (2) 
feet in diameter that is removed in association 
with development in all zones shall be 
replaced by one or more new trees, the size 
and species of which shall be determined by 
the Director; the tree replacement required 
shall be designed to result, upon maturity, in 
a canopy cover that is at least equal to the 
canopy cover prior to tree removal. Preference 
shall be given to on-site replacement. When 
on-site replacement cannot be achieved, or is 
not appropriate as determined by the Director, 
preference for off-site replacement shall be on 
public property.

Required area of replacement canopy
1050 SF See area table below

Proposed area of replacement canopy
40215 SF

EXCEPTIONAL TREES

REPLACEMENT CANOPY OF THE POPLAR PROVIDED UNDER SIP PERMIT.
REPLACEMENT CANOPY OF THE HOP TREE NOT REQUIRED UNDER 25.11.090.B

25.11.090.B
No tree replacement is required if the tree is: (1) hazardous, dead, diseased, injured, or 
in a declining condition with no reasonable assurance of regaining vigor as determined 
by a registered tree service provider; or (2) proposed to be relocated to another suitable 
planting site as approved by the Director.

REPLACEMENT REQUIRED
REPLACEMENT NOT REQUIRED
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Step light

Step light

Landscape Light

Landscape Light

Down Light - Large

Down Light - Small

LEGEND

Fixture Type:

Catalog Number:

Project:

Location:

WAC Lighting retains the right to modify the design of our products at any time as part of the company's continuous improvement program.   MAy 19 2021

waclighting.com
Phone (800) 526.2588
Fax       (800) 526.2585

Headquarters/Eastern Distribution Center
44 Harbor Park Drive  
Port Washington, NY 11050

Central Distribution Center
1600 Distribution Ct
Lithia Springs, GA 30122

Western Distribution Center  
1750 Archibald Avenue  
Ontario, CA 91760

ACCENT 120V
5012

ORDERING NUMBER
Color Temp Finish

5012 Accent 120V 30 3000K
BK
BZ
BBR

Black on Aluminum
Bronze on Aluminum
Bronze on Brass

PRODUCT DESCRIPTION

Landscape accent luminaire. Simple to retrofit existing line voltage systems or coordinate 
well with a new commercial landscape installation.

FEATURES

• Adjustable and lockable beam angle 
• Integral dimmer
• IP66 rated, Protected against high-pressure water jets
• Includes a detachable shroud
• Solid diecast brass or corrosion resistant aluminum
• Factory sealed water tight fixtures
• Detachable shroud, 6' lead wire and wire nuts included
• Maintains constant lumen output against voltage drop
• UL 1598 Listed
• Not suitable to use with external dimmers

SPECIFICATIONS

Input: 
Power:
Brightness:
Beam Angle:
CRI:
Rated Life:

110V - 120VAC
3.5W to 14.5W
100 lm to 900 lm
15° to 60°
85
45,000 hours

5012-30____

Example: 5012-30BBR

2d" 68"

68"

For decades, BEGA has set the standard for recessed wall luminaires worldwide. 
Newly redesigned with a refined look, broader range of delivered lumens, and 
contractor friendly enhancements for ease of installation and quality assurance, 
BEGA’s unwavering commitment to quality above all permeates everything about 
this new approach to recessed wall luminaires.

Recessed wall luminaires with asymmetric or asymmetric wide spread light 
distribution. The asymmetric distribution provides light in a forward orientation 
and is suitable for lighting ground surfaces, building entrances, and stairways. 
The asymmetric wide spread light distribution is ideally suited for illuminating 
corridors and pathways. Separate installation housing allows for seamless 
coordination into construction and easy maintenance.

Die-cast aluminum housing and faceplate · Composite installation housing  
Safety glass with optical texture

LED color temperatures: 2700 K, 3000 K, 3500 K, 4000 K

BEGA luminaires offer a minimum service life of 60,000 hours, with suitable  
LED replacement modules guaranteed for up to 20 years after date of purchase.  
Further LED technical data including luminous flux, CRI, dimming and electrical 
characteristics are provided on the individual luminaire specification sheets, 
available at www.bega-us.com

All BEGA standard finishes are matte, textured powder coat with minimum 3 mil 
thickness. BEGA Unidure ® finish, a fluoropolymer technology, provides superior 
fade protection in Black, Bronze, and Silver. BEGA standard White, as well as 
optionally available RAL and custom colors, are a polyester powder.

NRTL listed to North American standards · Suitable for wet locations  
Protection class IP 65

Recessed wall luminaires 
Asymmetric or asymmetric wide spread distribution

A

B

C

B

C

A

B

C

B

C

Asymmetric  
light distribution

Asymmetric wide spread  
light distribution

Asymmetric

LED  A B C

33 053  4.1 W  6 5⁄8 2 3⁄4 5
33 054  5.9 W 10 1⁄8 2 3⁄4 5
33 055  8.4 W 121⁄2 2 3⁄4 5

33 058 12.3 W 13 4 7⁄8 5 1⁄2
33 059 16.4 W 16 1⁄2 4 7⁄8 5 1⁄2
33 060 20.5 W 20 1⁄2 4 7⁄8 5 1⁄2

Asymmetric wide spread

LED  A B C

33 023  4.0 W  6 5⁄8 2 3⁄4 5
33 046  5.9 W 10 1⁄8 2 3⁄4 5
33 049  7.8 W 121⁄2 2 3⁄4 5

33 062 12.3 W 13 4 7⁄8 5 1⁄2
33 067 16.4 W 16 1⁄2 4 7⁄8 5 1⁄2
33 098 20.5 W 20 1⁄2 4 7⁄8 5 1⁄2

5353

SITE LIGHTING CONCEPT

Down Light

3. Lighting and Landscaping:

EDG Guidance
3b. The Board requested a lighting diagram at the Recommendation phase of review to show that lighting 

will be used to augment wayfinding and safety (PL2-B-2. Lighting for Safety, PL3-A-4. Ensemble of 
Elements, PL3-C-2. Visibility, DC4-C-1. Functions).

Design Response:
3b. Refer to the following lighting diagram showing the lighting augmenting the wayfinding and security of 

the proposed plan.
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1 4

6 7 85

2 3Stained Douglas Fir OKO Siding - Anthracite - 3 Tones Charred Wood Siding

Vinyl Windows Black w/ Ochre 
Operable Sash

Commercial Aluminium Storefront
Black

Wood Storefront Windows

Concrete / Sandblasted - Natural

Guards / Powder Coated Steel 
Black

MATERIALS
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ELEVATIONS

North Elevation

West Elevation
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Legend

Stained Douglas Fir

OKO Siding - Anthracite - 3 Tones

Charred Wood Siding

Concrete / Sandblasted - Natural

Guards / Powder Coated Steel Black

Wood Storefront Windows

Vinyl Windows Black w/ Ochre Operable Sash

1
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4

5

6

7

Commercial Aluminum Storefront Black8
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PLPL
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Legend

Stained Douglas Fir

OKO Siding - Anthracite - 3 Tones

Charred Wood Siding

Concrete / Sandblasted - Natural

Guards / Powder Coated Steel Black

Wood Storefront Windows

Vinyl Windows Black w/ Ochre Operable Sash

1

2

3

4

5

6

7

Commercial Aluminum Storefront Black8

ELEVATIONS

South Elevation

East Elevation
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SECTIONS

East-West Section

North-South Section
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SIGNAGE INSPIRATION
Examples of signage inspirational to the building branding and logo.

METAL SIGNAGE INSPIRATION - COMMERCIAL ZONE

Proposed Building Sign

Proposed Commercial Signage

Pin mounted, illuminated logo sign 
set on wood backdrop.

Illuminated blade sign. Commercial 
zone contrasts the residential entry 
with different material strategy.

EXTERIOR SIGNAGE

Signage Concept
To provide a high-contrast signs, complimentary to the building materials and overall concept.

MAIN BUILDING SIGNAGE
The new building is named after the Douglas Fir that is being retained. The building signage shall provide a high-contrast visually legible feature 
consistent with the overall design of the building.

Proposed are two types of signs. 1. Residential Entry and Fir logo sign. 2.Commercial pedestrian scale blade signs at commercial tenant spaces.
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V1 : 327,450 CF
(AREA : 4,366 SF)

V2 : 202,160 CF
(AREA : 20,216 SF)

8th floor volume gained 
by preserving trees

Douglas Fir 
protected area

75’-0”

10’-0”

Standard:
Per  23.41.012.B.11.f
Departures of up to 10 feet of additional height may be granted if the applicant demonstrates that:

The departure is needed to protect a tree that is located on the lot that is either an exceptional tree, 
as defined in Section 25.11.020, or a tree greater than 2 feet in diameter measured 4.5 feet above 
the ground; and avoiding development in the tree protection area will reduce the total development 
capacity of the site.

Proposed:
Allow up to 10’-0” of additional structure height in order to preserve an Exceptional Douglas Fir tree 
on the subject property and accommodate loss of development capacity in the tree protection area.

Rationale: 
Preserving and Protecting the existing Douglas Fir tree reduces the development capacity of 
the site, as indicated by the red volume (V1) on the adjacent diagram.  The existing tree is the 
starting point for the massing concept (per CS-1 Natural Systems and Site) and preserving the 
tree provides a gracious and natural zone transition to the RSL zoned properties to the west (per 
CS-2 Urban Pattern and Form).  The additional height and volume afforded by this departure are 
also used to create a landscaped courtyard off the alley, contributing to a more unified whole with 
integrated open spaces (per DC-3 Open Space Concept). In addition the landscaped courtyard 
created around the Douglas Fir is a key site feature, visible from adjacent public spaces and part of 
the pedestrian entry and lobby experience as indicated on the Landscape plans and 3D vignettes. 
Therefore, retaining the exceptional trees and incorporating this departure also better meets the 
intent of the design guidelines.

V1
 = Volume lost from tree preservation

V1
 = (4,366 square feet * 75 feet)

V1
 = 327,450 cf

V2 = Volume gained from departure
V2 = 20,216 square feet * 10.0 feet
V2 = 202,160 cf

V2 < V1

V1 > V3

Proposed Relief to West
V1 : 327,450 cf

DEPARTURE REQUEST #1

Subject Fir Tree

V3: 2,380 cf
Code Minimum Relief
(Upper Level Setback)

238’-0”

10’-0”

Comparison of Code Required Relief to West and Proposed Relief
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INTENTIONALLY BLANK
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Standard:
Per  23.47A.008.B
Street level development standards for Non-residential uses.

3. Depth provisions for new structures or new additions to existing structures

a. Non-residential uses greater than 600 square feet in size shall extend an average depth of at 
least 30 feet and a minimum depth of 15 feet from the street-level, street-facing facade.

Proposed:
Departure from 30’ average depth requirement if spaces configured > 600 sf.
Average depth measured from S. Plum St. 21.2’ for the eastern tenant space
Average depth measured from S. Plum St. 20.4’ for the corner tenant space.

Allow for two commercial spaces to be demised as needed to suit tenant needs. The eastern 
tenant space being approximately 21’-6” x 44-11’ and the corner space being approximately 21’-6” 
x 55’-1” with a exhaust shaft to the roof that could facilitate a small restaurant or cafe.

Rationale: 
The diagram to the right shows a strictly code compliant space for commercial spaces larger than 
600 sf. In this project a departure from the average depth provision would allow for larger and more 
desirable commercial spaces than the code compliant schemes. The proposed scheme is just ori-
ented differently. Future flexibility is important in finding the right fit for prospective tenants. While a 
code compliant scheme is possible, it has inherent drawbacks. The smaller spaces shown in code 
compliant scheme 2 are too small to allow for a small restaurant or cafe and would limit the poten-
tial for a retail space. In this neighborhood much of the surrounding areas are residential, smaller 
incubator spaces would have limited benefit to the community. Allowing for a departure from the 
average depth requirement will allow for smaller spaces to be combined. A small retail establish-
ment or office could occupy the eastern tenant space while the corner tenant space at 20th and S. 
Plum St. could be a restaurant with an exhaust shaft up to the roof.

DEPARTURE REQUEST #2

Code Compliant Scheme 2 - All Spaces < 600 SF
Depth Provisions Do Not Apply

Code Compliant Scheme 1 - Spaces > 600 SF

S.
 P

lu
m

 S
t.

20th Ave S.

21’-6”

21’-1”

23’-1”

25’-6”

29’-7”

21’-6”

30’-0”

20’-1”

30’-6”

30’-2”

15 FT 15 FT
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DEPARTURE REQUEST #2

Option 2 - Departure Required
Average Depth of West Commercial Space (1067 sf) in North-South Direction

Option 3 - Departure Required
Average Depth of Both Commercial Spaces in North-South Direction

21’-6”

21’-1”

23’-1”

55’-1”

15’ MIN:
OK

30’ AVG:
OK

21’-6”

15’ MIN: OK

21’-6”

44’-11”

55’-1”

21’-6”

15 FT 15 FT

20.4’ AVG

21.2’ AVG
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Anhalt Apartment Renovation 
and Addition
Seattle, WA

2016 NW & Pacific Region AIA Merit Award
2015 Seattle AIA Honor Award
2015 People’s Choice Urban Design Awards, Sec-
ond Place
2015 Historic Seattle Preserving Neighborhood 
Character Award

Henry Apartments
Seattle, WA

2017 Seattle AIA Honorable Mention Award

EXAMPLES OF PAST WORK
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Shelton Apartments
Seattle, WA

Inspire Apartments
Seattle, WA

2020 AIA Award for meeting 2030 Challenge

EXAMPLES OF PAST WORK
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Appendix
Materials Board Photos
Arborist Report
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MATERIAL BOARD PHOTOS

Diffuse Lighting Shadow Direct Lighting


















