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BACKGROUND INFORMATION:  
 
Project Number:      3008920    
 
Address:       1900 8th Avenue     
 
Applicant:       Barry Aaronson and Kate Diamond, NBBJ  

for Schnitzer West     
 

Meeting date:     May 6, 2008 
Report date:  May 27, 2008 

 
Board members present:   Matt Allert 
      Dana Behar 
      Marta Falkowska 

Wilmot Gilland, Chair 
      Kelly Mann 
             
Board members absent:   James Falconer 
 
DPD staff present:    Lisa Rutzick, Land Use Planner 
        
 
SITE & VICINITY DESCRIPTION  
The subject site, zoned Commercial 1 with a 65 foot  
The subject site, zoned Downtown Office Core 2 with a 
500 foot height limit for non-residential use (DOC 2 – 
500’/300’-500’), is a corner lot located on the southwest 
corner of the block.  The site is bounded by Eighth 
Avenue on the west, the alley to the east, Stewart to the 
south and an ongoing project under construction (1918 
Eighth, DPD Project # 3004017) to the north. 
  
The DOC 2 zone continues to the south and east of the 
subject site.  Across 9th Avenue to the east, the zone 
changes to Downtown Mixed Commercial (DNC 
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340’/290’-400’) and to the north across Virginia, it changes to Downtown Mixed Commercial 
(DNC 240’/290’-400’).    Development and use in the vicinity includes a variety of uses and 
structures, including high-rise structures for residences, office uses, a Federal Courthouse, 
institutions and other uses characteristic of those found in the Central Business District. 
 
The site is marked by changes in elevation along both the surrounding rights of way and the 
alley.  A four- foot drop in elevation occurs from east to west along Stewart Street with a similar 
grade change on the north of the site.  A slightly greater grade change occurs south to north 
along the alley and along 8th Avenue.  
 
PROJECT DESCRIPTION 
 
The proposal includes demolition of an existing structure and the construction of a new building.  
The new structure would be a ten story office building with ground level retail uses, below grade 
parking for 220 stalls.  The new building is proposed to be an expansion of the 1918 Eighth Ave 
building that is currently under construction (DPD Project # 3004017) and will be a 36-story 
office tower to the north with the floor plates connecting at corresponding levels.  The existing 
five-story building is proposed to be demolished. 

DESIGN PRESENTATION 
Three schemes were presented – all of which included an office program and ground floor retail 
with almost 100% lot coverage.  All of the schemes involved departures from the development 
standards.  

1. Option 1 proposed an addition to the existing 1918 8th Avenue project currently under 
construction, which included an eleven (11) story square tower above a ground floor base 
with a traditional alley; a narrower gasket connecting the tower to the existing project.  
This scheme would share MEP systems and elevator core with the 1918 Eighth Project 
for energy efficiency purposes. Additionally, it would share the 1918 parking 
entrance/exit at Virginia to minimize curb cuts and will expand the existing parking 
floors. 

2. Option 2, the preferred scheme, was also an addition to the existing 1918 Eighth Avenue 
project currently under construction and included an eleven (11) story rectangular tower 
above ground floor retail.  The alley was pulled back and made wider to allow for a more 
pedestrian friendly plaza leading to a secondary building entrance off Stewart, as well as 
a drop off valet.  This option would include a landscaped roof-top terrace.  The scheme 
would share MEP systems and elevator core with the 1918 Eighth Project for energy 
efficiency purposes. Additionally it would share the 1918 parking entrance/exit at 
Virginia to minimize curb cuts and will expand the existing parking floors. 

3. Option 3 proposed a fourteen (14) story, freestanding square tower with its own, 
independent MEP systems and elevator core as well as garage entry off the alley.  

PUBLIC COMMENT 
No members of the public attended the Early Design Guidance meeting.  
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DESIGN GUIDELINE PRIORITIES 
After visiting the site, considering the analysis of the site and context provided by the 
proponents, and hearing public comment, the Design Review Board members provided the 
following siting and design guidance and identified by letter and number found in the City of 
Seattle’s Design Review Guidelines for Downtown Development of highest priority to this 
project. 
 

A. Site Planning 

A-1 Respond to the physical environment.  Develop an architectural concept and 
compose the building’s massing in response to geographic conditions and patterns of 
urban form found beyond the immediate context of the building site.   
 

The Board discussed that design of the proposed building should strive to appear as a 
free-standing building whose shorter height provides relief from the taller surrounding 
buildings of the block.  The open space notch shown in Option 1 works well provided it 
does not compete with the main building entrances.  

A-2 Enhance the skyline.  Design the upper portion of the building to promote visual 
interest and variety in the downtown skyline.  

 

The Board noted that the views of the rooftop design, mechanical equipment, penthouses 
and roof level landscaping will be highly visible from neighboring building and should be 
designed with this in mind. 

 

B. Height, Bulk, and Scale 

B-1 Respond to the neighborhood context.  Develop an architectural concept and 
compose the major building elements to reinforce desirable urban features existing 
in the surrounding neighborhood.   

 
The Board would like to better understand the open spaces and development that is 
occurring on the entire block. 

B-3 Reinforce the positive urban form & architectural attributes of the 
immediate area.  Consider the predominant attributes of the immediate 
neighborhood and reinforce desirable siting patterns, massing arrangements, and 
streetscape characteristics of nearby development.   
 

The Board was particularly interested in the building form and how it will relate to the 
rest of the block and greater context. 

    EDG No. 3008920  
Page 3 



B-4 Design a well-proportioned & unified building.  Compose the massing and 
organize the publicly accessible interior and exterior spaces to create a well-
proportioned building that exhibits a coherent architectural concept. Design the 
architectural elements and finish details to create a unified building, so that all 
components appear integral to the whole. 
 

The Board was supportive of the “knuckle” concept between the proposed building and 
the 1918 Eighth Avenue building. They agreed that the glassy, open connection would be 
an appropriate design concept to pursue.  The Board discussed and felt strongly that this 
proposed building should not appear as an addition to the 1918 Eighth Avenue building, 
rather it should have a distinct character of its own.  

C. Architectural Elements 

C-1 Promote pedestrian interaction.  Spaces for street level uses should be designed 
to engage pedestrians with the activities occurring within them. Sidewalk-related 
spaces should be open to the general public and appear safe and welcoming, and 
open to the public.   

 
The Board specified that they will be very interested in a strong retail design at the 
ground level, especially at the corner.  The corners of both the alley and the street should 
be specifically designed to ground the building and attract active retail uses. 

The Board agreed that combining the proposed building with the 1918 Eighth Avenue 
building is advantageous in that the elevator provisions are accounted for in the other 
building, allowing the retail uses and spaces to be more flexible. 

C-4 Reinforce Building Entries. To promote pedestrian comfort, safety and 
orientation, reinforce the building entrance. 
 

The Board was particularly interested in how the entries off of the alley, as well as the 
alley space will be treated, to create a gracious, elegant space.  The Board noted that both 
the alley entrance, as well as the street entrances should be treated equally as the front 
doors if the preferred scheme is pursued.  

C-5 Encourage overhead weather protection.  Encourage project applicants to 
provide continuous, well-lit, overhead weather protection to improve pedestrian 
comfort and safety along major pedestrian routes.   

C-6 Develop the alley facade.  To increase pedestrian safety, comfort and interest, 
develop portions of the alley facade in response to the unique conditions of the site 
or project.   
 

The Board looks forward to an alley design that is innovative and offers a unique element 
that contributes to the pedestrian environment. 
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The Board noted that this guideline is particularly important because the vehicle entry 
and drop off functions off the alley will make this an active, visible place that should be 
enhanced. See also C-4. 

At the next meeting, the Board will be interested in the organization and functionality of 
the parking access and service areas.  The Board agreed that vehicular access off of 
Virginia is desirable provided that studies of the traffic and parking show that the 
anticipated volume can be supported with this single access point. 

 

D. Pedestrian Environment 

D-1 Provide Inviting and Usable Open Space.  Design public open spaces to 
be visually pleasing, safe and active environment for residents, workers 
and pedestrians.  Views or solar access to the principal are of the open 
space should be especially emphasized. 
 

The Board agreed that the open space at ground level should relate to the retail uses. The 
Board agreed that some combination of the open space plans shown in Options 1 and 2 
would be most appropriate to the site – creating both ground and roof level open spaces. 

The Board also discussed the long, unrelenting wall of the courthouse across the street to 
the west. Given this monolithic structure on the west side of Stewart, it is even more 
critical that the building face along the east side, including the subject site, be broken and 
modulated to provide relief and visual interest.  The Board did agree that the 
configuration of the courthouse plaza area should lend cues as to how the streetscape and 
ground level open space are designed and that the two sites should relate. The generous 
courthouse plaza creates an opportunity for the proposed building to draw pedestrians 
down the street with wide sidewalks, landscaping and strong retail. 

D-2 Enhance the Building with Landscaping.  Enhance the building and site with 
substantial landscaping, which includes special pavements, trellis, screen walls, 
planters and site furniture, as well as living plant material. 

D-3 Provide elements that define the place.  Provide special elements on the 
facades, within public open spaces, or on the sidewalk to create a distinct, attractive, 
and memorable “sense of place” associated with the building.   

The Board felt that the alley façade and program should include elements that define the 
space and create an identifiable character. 
 

E. Landscaping 

E-3 Minimize the Presence of Service Areas. Locate service areas for trash 
dumpsters, loading docks, mechanical equipment and the like away from 
the street where possible.  Screen from view those elements which for 
programmatic reasons cannot be located away from the street front. 
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The Board will be very interested in how the open space is distributed throughout the 
project site and encouraged the open space to be located at the sidewalk and plaza levels 
for the greatest pedestrian and community benefit. 

 
The Board discussed that the alley will be in shadow from the proposed building and if 
the intent is to make a welcoming, active entrance off the alley, then consideration of the 
solar exposure is important. Maximizing light to the alley entrance area will be critical to 
the landscaping and comfort of the space. 

DEVELOPMENT STANDARD DEPARTURES 
At the time of the Early Design Guidance meeting, the following departures were briefly 
discussed:  
 
1. HEIGHT OF OVERHEAD PROTECTION (SMC 23.49.018):   

The exact location and height of the street edge canopies will be developed prior to the DRB 
Recommendation Meeting. At this initial phase of design, it appears that it may be necessary 
to request a departure to allow over-height canopies in order to maintain clarity and 
simplicity of the facade line on a sloping site. The proposed canopies may be stepped to 
follow the grade.   The Board is amenable to such a request provided that the canopy design 
is well-considered and integrated into the building architecture, while also providing 
protection from the elements for pedestrians. 
 

2. UPPER LEVEL DEVELOPMENT STANDARDS OVER 160’ IN ELEVATION – 
COVERAGE LIMIT FAÇADE LENGTH (SMC 23.48.058): 
This is a place holder for a potential departure that is unlikely to be necessary as the design 
develops. 
 

 
STAFF COMMENTS & NEXT STEPS: 
 
MUP Application: 
1. Submit application for Master Use Permit (MUP) application.  Please call Lisa Rutzick (at 

206-386-9049) when you have scheduled your MUP intake appointment. 
2. Please include a written response to the guidance provided in this EDG. Per Attachment B of 

Client Assistance Memo 238, plan on embedding four 11x17 colored and shadowed 
elevations, landscape and right-of-way improvement plans and three-dimensional street level 
vignettes into the front of the MUP plan set (4 per sheet) as Design Review sheets. 

3. A parking and traffic study will be required as part of the MUP process. 
 
Recommendation Meeting: 
4. Specific verbal and visual response to the high priority guidelines, including revised 

schematic massing proposal which responds to the guidance and concerns discussed at 
the EDG. 

5. Matrix clearly outlining departure requests and their justification in terms of better 
supporting the guidelines. 
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6. Plans of all significantly different levels including below grade parking and the rooftop 
(with scale). 

7. Sections of buildings cut both east-west and north-south showing heights and 
relationship to adjacent structures. 

8. Colored elevations of all facades in context with the adjacent structures to show 
massing, proportion, fenestration, materiality etc.  

9. Continued rendered perspectives of the project from street level (with both buildings 
together where possible) and of the pedestrian experience. 

10. Increased attention to and representation of the base (podium) of the building including 
canopies and entrance details. 

11. Further development of the building rooftop addressing views from above and below. 
12. Detailed landscape plans at all relevant levels. 
13. Special attention to alley design if preferred scheme is pursued. 
14. Study of night illumination and signage. 
15. Color and materials board and/or representations of materials. 
16. A physical study model of the buildings in context would be very helpful. 
17. Please provide a sun and shadow study showing solar access opportunities to the proposed 

open spaces and on neighboring properties at the extreme seasons. 
18. Please also prepare a conceptual signage plan. 
19. Please submit a conceptual lighting plan. 
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