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SITE & VICINITY 
  
Site Zone: SM-SLU 160/85-240   
   
Nearby Zones: (North) SM-SLU 160/85-240 

(South) SM-SLU 160/85-240 and SM- 
SLU 85-240 

 (East)    SM-SLU 160/85-240 
 (West)  SM-SLU 160/85-240 
 
Lot Area:  31,697 sq. ft.   
  
Current Development: The site is currently developed 
with an underground parking garage that is connected 
to the structure to the east. 
 
Access: The site abuts both Dexter Ave N and Republican 
St. 
 



Environmentally Critical Areas: None 
 
Surrounding Development and Neighborhood Character: The site is located within the South 
Lake Union Urban Center neighborhood. The surrounding neighborhood is in rapid transition 
with new mid and high rise office and residential developments.  
 
Dexter Ave N is a major north/south routes for vehicles, transit and bicycles.  Dexter Ave N as 
well as other streets in the neighborhood have been transitioning from pedestrian unfriendly 
streets to streets that encourage activity and use by pedestrians and cyclist. Aurora Ave N, one 
block west, currently acts as a barrier separating this portion of South Lake Union to the Uptown 
neighborhood to the west. The recently improved Mercer Street underpass one block to the 
north has created a friendlier pedestrian user connection between the two neighborhoods. The 
South Lake Union Street Concept plan designates Dexter Ave N as a major boulevard with cycle 
tracks and Republican St is a minor arterial. 
 
Given the proximity to Aurora Ave N, and Mercer St, multiple bus routes and the Dexter cycle 
tracks, there will be ample access to the site. Denny Park to the south, South Lake Union Park to 
the northeast and Seattle Center to the west offer nearby public green space.   
 
PROJECT DESCRIPTION 
At the time of the Recommendation meeting the proposed development was for approx. 25,000 
sq. ft. of research clinic and outpatient clinic space and approx. 139,000 sq. ft. of research 
laboratory and associated office space in an 8-story structure. The building will connect to the 
existing building to the east through an aerial bridge between the two structures. The existing 
parking garage below grade with 231 parking spaces will remain. 
 
PROJECT HISTORY: 
This project is part of a projected 3 phase development for the University of Washington. 
Phases 1 and 2 have been completed and are located east of the subject site on the block 
bound by Mercer St, 8th Ave N, Republican St and 9th Ave N. 
 
Phase 3, located on the block of the subject site, completed Design Review and received a 
Master Use Permit (MUP) in 2010 under project #3011312. An addendum to the Phase 2 and 3 
development EIS for Phase 3 was completed in August of 2010 and the MUP decision for two 
connected structures, Phase 3.1 and 3.2 was issued in October 2010.  Phase 3.1 was issued a 
building permit and constructed in 2012 and 2013.  The final built design of Phase 3.1 was a 
building significantly different from what had been reviewed by the Design Review Board and 
the approved MUP drawings.  It appears the design changed during the building permit review 
phase without review and approval by the Land Use Planner on the project at the time.  
 
Due to these significant changes from the Design Review Board approved design for this project 
and what was built in Phase 3.1 it was determined that this Phase 3.2 project would return to 
the Design Review Board as a Major MUP Revision at the Recommendation phase of Design 
Review.   
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The following documentation is from the Early Design Guidance report of the West Design 
Review Board meeting dated June 2, 2010. Phase 3.1 and 3.2 were reviewed at the same 
meeting.  
 

EARLY DESIGN GUIDANCE  June 2, 2010   

The packet includes materials presented at the meeting, and is available online by entering the 
project number (3011312) at this website: 
http://www.seattle.gov/dpd/Planning/Design_Review_Program/Project_Reviews/Reports/default.asp.   
 
The packet is also available to view in the file, by contacting the Public Resource Center at SDCI: 

Mailing 
Address: 

Public Resource Center 
700 Fifth Ave., Suite 2000 
P.O. Box 34019 
Seattle, WA 98124-4019 

Email: PRC@seattle.gov 

 
SITE AND AREA DESCRIPTION: 
The proposal is for the development of two research and development laboratory buildings with 
associated administrative office uses.  One building would be a seven-story structure and the 
other building would be an eight-story structure.  The buildings are sited on the southern two-
thirds of the block bounded by Mercer Street to the north, 8th Avenue N to the east, Republican 
Street to the south, and Dexter Avenue N to the west.  An integrated underground parking 
structure would be developed under both buildings and would serve both buildings with 
accessory parking for 253 vehicles and loading dock facilities.  The block containing the two 
building sites does not have a mid-block alley.  A portion of the block along its northern edge has 
been acquired by the City of Seattle for the Mercer Street realignment project.  The block 
contains a number of separate legal lots, and DPD is reviewing a Lot Boundary Adjustment 
application under Project #3011433 to adjust lot lines for the building sites.  Together, the two 
building sites in this Master Use Permit application are just over 1.36 acres (59,362 square feet).  
New Parcel B (adjusted lots 1 through 4) will be 27,665 sq. ft.; and new Parcel C (adjusted lots 8 
through 11) will be 31,697 sq. ft.  The site is relatively flat, sloping approximately thirteen feet 
from the southwest corner toward the northeast corner. 
 
The project site is zoned Seattle Mixed with a 65-foot structure height limit (SM-65) and is 
located in the South Lake Union Urban Center.  Additional height is allowed up to a structure 
height limit of 120 feet based on compliance with the conditions in SMC 23.48.017.  Property to 
the west, north and east is also zoned SM-65.  Property to the south is zoned SM-85.  Dexter Ave 
N and Mercer Street adjacent to the site are Class 2 Pedestrian Streets. 
 
There are no mapped environmentally critical areas on the site. 
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The current development on the property includes three low-rise buildings and surface parking.  
The buildings include: a 10,620 sq. ft. masonry warehouse structure, constructed in 1928 and 
located in the west-central portion of the site (522 Dexter Ave N); a 6,480 sq. ft. retail building, 
constructed in 1957 and located on the southwest portion of the site (500 Dexter Ave N); and a 
4,950 sq. ft. retail/office building, constructed in 1978 and located on the southeast portion of 
the site (501 8th Ave N).  The City of Seattle historic resources data and the historic resources 
analysis for the project showed that none of the on-site buildings had historic significance.  
Landmark nominations were prepared for the 500 Dexter Ave N and 522 Dexter Ave N buildings, 
and City Landmarks Preservation Board staff recommended that neither building should be 
nominated for Seattle landmark status.  The three on-site buildings would be demolished as part 
of the project. 
 
Adjacent land uses include a mix of research and development laboratories, other commercial 
and retail uses. North of the project site (on the northern one-third of the project block) is a 
26,856 sq. ft. masonry building with surface parking, which was constructed in 1956 (530 Dexter 
Ave N).  That building is scheduled to be demolished as part of the City’s Mercer Street 
realignment project. 
 
PROJECT DESCRIPTION: 
The project consists of a seven-story structure on the eastern portion of the site (Parcel B of the 
lot boundary adjustment under Project No. 3011433), an eight-story structure on the western 
portion of the site (Parcel C of the lot boundary adjustment under Project No. 3011433), and 
three levels of below-grade parking that would serve both buildings.  A public open space as 
required by SMC 23.48.017(H) would be developed between and to the north of the proposed 
buildings.  In addition to below grade connections, the two buildings would be connected by 
covered pedestrian walkways at levels 2, 4 and 6.  The project anticipates construction of 
approximately 295,561 sq. ft. of space for research and development laboratory uses and 
associated administrative office, approximately 33,602 sq. ft. square feet of which would be 
below grade.  Retail space at grade totaling approximately 650 square feet is also proposed.  
Parking for 253 vehicles would be located in a below-grade garage, which would serve both 
buildings.  The project includes approximately 87,000 cubic yards of grading. 
 
Access for the underground garage, which would contain both accessory parking and loading 
facilities, would be via a curb-cut on Republican Street on Parcel C near mid-block between 8th 
Ave N and Dexter Ave N. 
 
Construction of the project will require demolition and removal of the existing surface parking 
and structures. 
 
The project is part of a larger South Lake Union Research and Administrative Office Space 
development for the University of Washington, which provides biomedical research and 
development laboratory space and associated office space in three phases.  That overall project 
was studied by the City in an Environmental Impact Statement dated May 2005 (Draft EIS) and 
September 2005 (Final EIS).  Phases 1 and 2 this overall project has already been completed on 
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the block immediately to the east of the currently proposed project site.  Phase 3 of the overall 
project is planned for the block on which the current project is proposed.  The current Master 
Use Permit application is for Phases 3.1 and 3.2 of this overall project and is proposed for the 
southern two thirds of the block bounded by Dexter Ave N, Mercer Street, 8th Ave N, and 
Republican Street.  The remaining (northern) one third of the block would be Phase 3.3 and 
would be the subject of a future permit application.  The currently proposed project (Phases 3.1 
and 3.2) would likely be constructed in two stages, with the first stage being the entire parking 
garage under Phases 3.1 and 3.2, along with the Phase 3.1 building – the seven-story building on 
the southeast portion of the block.  The proposed retail space would be developed along the 8th 
Avenue N façade near the northeast corner of the Phase 3.1 building.  The Phase 3.2 building 
would be constructed at a later date, and, in the interim, the surface of the Phase 3.2 site would 
be landscaped. 
 
ANALYSIS-DESIGN REVIEW: 
 
Design Guidelines Priorities 
The initial ideas for the project were presented at the Early Design Guidance meeting on 
October 7, 2009, prior to revision of the project to include the Phase 2 building.  After the 
project was revised to include both the Phase 3.1 and Phase 3.2 buildings, a second early design 
guidance application was submitted, and the second Early Design Guidance meeting was held on 
June 2, 2010.  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 
siting and design guidance described below and identified the highest priority design guidelines 
for the project from the City of Seattle’s Design Review Guidelines for Multifamily and 
Commercial Buildings and the South Lake Union Design Guidelines.  The guidance and 
recommendations made were agreed to by all of the Board members present, unless otherwise 
noted.   
 
Two members of the public commented on concerns about massing and shadowing, especially 
with respect to the desired character of 8th Ave N.  There were mixed public comments about 
the location of the proposed retail, with some desire to see it at the corner of Republican Street 
and 8th Ave N.  There were positive comments about the cross-block public pedestrian 
connection that would be developed as part of the project.   
 
While the notes below indicate the areas the Board found most important, all of the Design 
Review Guidelines for Multifamily and Commercial Buildings, as well as the South Lake Union 
Design Guidelines, were considered. 
 
A-1 Responding to Site Characteristics  - The siting of buildings should respond to specific 

site conditions and opportunities such as non-rectangular lots, location on prominent 
intersections, unusual topography, significant vegetation, and views or other features. 

The full block site which is very long in the north/south direction, and rises about 13 feet across 
its full length presents the possibility that first floor heights may diminish along street facing 
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facades.  This should be avoided and the height of first floors above grade should be kept high, 
providing an adequate, attractive base to the proposed buildings. 
 
A-2 Streetscape compatibility - The siting of buildings should acknowledge and reinforce 

the existing desirable spatial characteristics of the right-of-way. 
The Board indicated this guideline applies without adding specific information. 
 
A-3 Entrances Visible from the Street - Entries should be clearly identifiable and visible 

from the street. 
Building entrances should be visible from the surrounding streets even when not placed directly 
along them. 
 
A-4 Human Activity - New Development should be sited and designed to encourage human 

activity on the street. 
Location of retail.  The Board discussed whether the retail would work best at the cross-block 
connection, where it is currently proposed, or at the corner of Eighth and Republican, where it 
could enliven the corner and better draw customers from and provide added engagement with 
the surrounding area.  The University representative responded that their consultants have 
advised them that retail/commercial use along Eighth Ave. is unlikely to be successful and that 
locating it at the corner of the mid-block crossing and Eighth Ave. would be the best because it 
could serve persons in the UW Medicine buildings and pedestrians crossing through the blocks.  
The Board concurred that the mid-block location would be acceptable, but wanted the space 
designed to be visible from the south.  The Board wanted the retail space to be very inviting, in 
order to draw people in from surrounding areas.  It should also be located close to the sidewalk 
along Eighth Ave., not set back in beyond an open space. 
 
A-8 Parking and Vehicle Access - - Siting should minimize the impact of automobile parking 

and driveways on the pedestrian environment, adjacent properties and pedestrian 
safety. 

The proposed driveway on Republican St. would be adjacent to the public courtyard entryway 
from the south.  This adjacency should be addressed in its design and that of the adjacent 
courtyard so that the additional width between buildings is utilized to provide increased comfort 
and visual interest to pedestrians using the courtyard and to preserve pedestrian safety to users 
of the public sidewalk past the site. 
 
A-10 Corner Lots - Buildings on corner lots should be oriented to the corner and public street 

fronts.  Parking and automobile access should be located away from corners. 
Orientation to the two corners along Republican should be accomplished with tall architectural 
elements with high levels of transparency into interior uses and some degree of projecting out 
from the building as a whole.  Human activity should be clearly visible within the building at 
these corner locations in order to provide a sense of engagement with the surrounding areas 
such as might have been provided by entrances, lobbies, common uses or commercial/retail 
uses at these locations. 
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B-1 Height, Bulk and Scale Compatibility - Projects should be compatible with the scale of 
development anticipated by the applicable Land Use Policies for the surrounding area 
and should be sited and designed to provide a sensitive transition to near-by, less-
intensive zones.  Projects on zone edges should be developed in a manner that creates 
a step in perceived height, bulk and scale between the anticipated development 
potential of the adjacent zones. 

One Board member noted that both Dexter and Mercer are very wide rights-of-way and the 
ratio of building height and ROW width are almost 1:1.  Locating the penthouse areas along the 
roof edges at these streets is consistent with the scale of those wider streets. 
 
Architectural measures should be utilized to limit the apparent height, bulk and scale of the 
proposed buildings. 
 
C-1 Architectural Context - New buildings proposed for existing neighborhoods with a well-

defined and desirable character should be compatible with or complement the 
architectural character and siting pattern of neighboring buildings. 

The Board acknowledged that it is important to look at UW Phase 2 and at buildings in the South 
Lake Union area for contextual reference for Phase 3. 
 
C-2 Architectural Concept and Consistency - Building design elements, details and massing 

should create a well-proportioned and unified building form and exhibit an overall 
architectural concept.  Buildings should exhibit form and features identifying the 
functions within the building.  In general, the roofline or top of the structure should be 
clearly distinguished from its facade walls. 

The Board appreciated that the design for Phases 3.1 and 3.2 shows a continuation of the 
“laminations” concept that was established in UW Phase 2.  The Board requested that the 
pedestrian bridges between Phases 3.1 and 3.2 connecting levels 2 and 3 and 5 and 6 be clearly 
presented at future meetings and that they be evaluated as part of the shadow study (described 
below).   
 
The pedestrian bridges present an opportunity for a powerful architectural presence carrying 
forward the forms and styles expressed in the buildings being connected. 
 
C-3  Human Scale - The design of new buildings should incorporate architectural features, 

elements and details to achieve a good human scale. 
The Board expressed support for the elevation study drawings shown of the corner elements at 
Eighth and Republican, Dexter and Republican, and at the northwest corner of the Phase 3.2 
building at the midblock crossing.  These tall elements, set out in a different plane from the 
building facades, are shown as highly transparent, displaying activities within and incorporating 
wide canopies over adjacent sidewalks.  They should be incorporated into the final design of the 
building.  The Board noted that the use of canopies to bring down the scale of the building at the 
pedestrian level and to provide a strong architectural connection surrounding sidewalks should 
be incorporated in the final design. 
 

Recommendation Meeting #3021696 
Page 7 of 17 



C-4 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. 

Materials, especially in the pedestrian realm are important elements to creating a successful 
architectural environment.  They should convey warmth as well as permanence and should be 
attractive. 
 
C-5 Structured Parking Entrances - The presence and appearance of garage entrances 

should be minimized so that they do not dominate the street frontage of a building. 
See the comments under A-8 above.  A successful design of the parking structure entry would 
minimize is appearance, instead adding to the apparent presence of the adjacent pedestrian 
courtyard. 
 
D-1 Pedestrian Open Spaces and Entrances - Convenient and attractive access to the 

building’s entry should be provided.  To ensure comfort and security, paths and entry 
areas should be sufficiently lighted and entry areas should be protected from the 
weather.  Opportunities for creating lively, pedestrian-oriented open space should be 
considered. 

The Board noted that there are no entrances on exterior, street-facing corners, and that this 
could create a “UW-only” feel to the building.  The Board liked the activation on Eighth Avenue 
North with the transparent conference room at the corner.  The Board expressed appreciation of 
the “rooms” aspect of the east/west courtyard, the water feature and path along the 
north/south courtyard, and the landscaped setback along Eighth Avenue.  Lighting should be 
incorporated into open space areas, sidewalks and entry points so as to increase pedestrian 
safety.  Amply sized covered areas should be provided at building entrances. 
 
D-2 Blank Walls - Buildings should avoid large blank walls facing the street, especially near 

sidewalks.  Where blank walls are unavoidable they should receive design treatment to 
increase pedestrian comfort and interest. 

No further guidance was offered relating to blank walls. 
 
D-7 Personal Safety and Security - Project design should consider opportunities for 

enhancing personal safety and security in the environment under review. 
Landscape and lighting of pedestrian paths needs to take safety and security into considerations.  
Lighting elements should be shown on the site and landscape plans. 
 
D-10 Commercial Lighting – Appropriate levels of lighting should be provided in order to 

promote visual interest and a sense of security for people in commercial districts 
during evening hours.  Lighting may be provided by incorporation into the building 
façade, the underside of overhead weather protection, on and around street furniture, 
in merchandising display windows, in landscaped areas, and/or on signage. 

The Board indicated that this guideline applied to the proposal and the measures called for 
should be incorporated into the proposal. 
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D-11 Commercial Transparency – Commercial storefronts should be transparent, allowing 
for a direct visual connection between pedestrians on the sidewalk and the activities 
occurring on the interior of a building.  Blank walls should be avoided. 

The Board requested a large proportion of clear glass at grade.  It was noted that the glass used 
at UW Phase 2 appears to be much too dark. 
 
E-1  Landscaping to Reinforce Design Continuity with Adjacent Sites - Where possible, and 

where there is not another overriding concern, landscaping should reinforce the 
character of neighboring properties and abutting streetscape. 

This guideline should be applied in consideration of both landscapes around other newer 
buildings in South Lake Union and the existing phases of the UW Medicine project. 
 
E-2 Landscaping to Enhance the Building and/or Site - Landscaping, including living plant 

material, special pavements, trellises, screen wall, planter, site furniture and similar 
features should be appropriately incorporated into the design to enhance the project. 

One Board member liked the planting and distinct differences in the Phase 2 courtyard as one 
moves through it and recommended that this be repeated in the proposed courtyard associated 
with Phases 3.1 and 3.2.  Spaces should be provided in the courtyard where people can pause 
and gather – the Board liked the concept of ‘outdoor rooms’. 
 
Departure Request 
One departure request was discussed at the EDG meeting:  To allow the mechanical penthouses 
to be located at the edge of the roof on 8th Avenue North for 3.1, and the edge of the roof on 
Dexter Avenue North for 3.2, rather than set back 10 feet from the edge of the roof, as required 
by SMC 23.48.010.  The applicant noted that the proposal for Phase 3.1 is a building height of 
approximately 105 feet, plus a 15-foot penthouse, bringing the total height to 120 feet.  The text 
amendment allows for a building height of 120 feet, plus an additional 15 feet of mechanical 
penthouse height.  Obtaining a departure to move the equipment to the outside edge of the 
roof would allow the green roof to be located in one contiguous area, and would strengthen the 
architectural concept of placing taller ‘laminations’ at the edges of the site.  It was noted that 
the Board was agreeable to this departure at the first EDG. 
 
The Board requested a lighting/shadow study to support the Applicant’s request for a departure.  
If the shadows created across the street from the project are no worse than what is allowed by 
code, the Board indicated that they would support the departure request.  Parameters of the 
shadow study are the equinox period and summer solstice with shadows depicted for 9AM, 
noon and 3 PM on each of these key solar days. 
 
The Board approved moving ahead to the Recommendation Meeting. 
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RECOMMENDATION MEETING April 20, 2016  

The packet includes materials presented at the meeting, and is available online by entering the 
project number (3021696) at this website: 
http://www.seattle.gov/dpd/Planning/Design_Review_Program/Project_Reviews/Reports/default.asp.   
 
The packet is also available to view in the file, by contacting the Public Resource Center at SDCI: 

Mailing 
Address: 

Public Resource Center 
700 Fifth Ave., Suite 2000 
P.O. Box 34019 
Seattle, WA 98124-4019 

Email: PRC@seattle.gov 
 
DESIGN DEVELOPMENT 
 
The applicant presented a design for the Phase 3.2 building using the guidance from the EDG 
meeting as documented above and shown in the Recommendation packet. 
 
PUBLIC COMMENT 
At the Recommendation Meeting the following public comments were offered: 
 

• Noted that the public realm around the constructed building east of the site is almost 
always devoid of human activity due to the design of the site. 

• Noted that whatever transparency is provided at ground level of the existing building is 
usually blocked by blinds. 

• Stated that departures for large facades such as this proposal should not be granted and 
a departure from roof setback requirements should only be granted to allow for a more 
interesting roof line. 

 
PRIORITIES & BOARD RECOMMENDATIONS 
 
BOARD DELIBERATION 
 

1. Massing and Design: The Board noted that the northwest corner of the building with its 
horizontal segmentation and shifting of these segments was the most interesting 
portion of the long facade along Dexter Ave N. They supported that the design was 
providing modulation different from what is required by Code, but agreed that 
additional interest should be added. The Board supported the parapet line of the 
proposed building agreeing that it is a strong design statement that enhances the 
articulation of the two-story horizontal sections. The Board recommended that the 
design of the courtyard (east elevation) and north facade be kept as presented. (DC2-B-
1, DC2-D-1) The Board provided the following recommendations on the massing and 
design of the proposed building as conditions of their approval: 
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a. Evolve the design to provide further articulation and depth to the modulation of 
the three horizontal ‘two-floor sections’ above the Dexter Ave N street-level. 
(DC2-B-1, DC2-D-1) 

b. Provide color on the soffits of the horizontal ‘two-floor sections’ along Dexter Ave 
N. wrapping the modulation and color onto Republican St. Use the orange and 
red colors proposed for the courtyard elevation. (DC2-B-1, DC2-D-1) 

c. The Board echoed public comments regarding concern about the lack of 
transparency at street level due to interior window treatments and 
recommended that all window shades operate with a bottom-up design. Ideally 
an automated system to provide a consistent look would be used. (DC2-B-1) 

 
2. Dexter Ave N Street-level Design: The Board expressed that the entry on Dexter Ave. 

needed further definition. The example of the built Phase 3.1,  8th Ave N entry, 
wrapped in stainless steel was shown to depict  what could be designed. The Board 
was very supportive of using these design elements at the proposed entry on Dexter 
Ave N. to address the lack of definition. (CS2-B-2, PL3-A-1, PL3-A-4, DC2-D-1) The Board 
provided the following recommendations on the massing and design of the proposed 
building as conditions of their approval: 

a. Design a stainless steel wrap around the Dexter Ave N entry similar to the built 
entry of Phase 3.1 on 8th Ave. (CS2-B-2, PL3-A-1, PL3-A-4) 

b. Consider pushing back the entry to give it greater emphasis and presence. The 
Board indicated support for an additional departure from landscaping at such a 
framed entry, if needed. (CS2-B-2, PL3-A-1) 

c. The Board echoed public comments regarding concern about the lack of 
transparency at street level due to interior window treatments and 
recommended that all window shades operate with a bottom-up design. Ideally 
an automated system to provide a consistent look would be used. (DC2-B-1) 

 
3. Republican St. Street-level Design and Courtyard: The Board was concerned about the 

design of the southwest corner noting it lacked pedestrian interest.  They agreed that 
they want to see integrated public artwork, landscaping or architectural elements 
provided within the setback area, extending from the corner up to the solid wall 
section. The applicant sketched a design showing an ‘art element’ (see sketch below) 
that referenced the colorful fins of the east elevation. The Board was very supportive 
of the design sketch. (CS2-C-1, DC2-D-1 

a. The Board supported the red expression of the assembly space beyond, and the 
finish materials. (DC4-A-1) 

b. The Board recommended a condition that an art statement be provided, at the 
southwest corner in the setback from Republican St, up to the solid wall section 
that references the colorful fins of the east elevation as shown in the sketch 
drawn at the meeting. (CS2-C-1, DC2-B-1, DC2-D-1) (See sketch below)  

c. Provide the lighting, color, paving and functions of the courtyard as presented in 
the Recommendation packet.   (PL2-B-2, DC4-C, DC4-D-2) 
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Art Element concept sketch at the corner of Dexter Ave N and Republican Street. 

 
DESIGN REVIEW GUIDELINES  
The priority Citywide and South Lake Union guidelines identified by the Board as Priority 
Guidelines are summarized below, while all guidelines remain applicable.  For the full text please 
visit the Design Review website. 

CONTEXT & SITE 
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. 
CS2-B Adjacent Sites, Streets, and Open Spaces 

CS2-B-1. Site Characteristics: Allow characteristics of sites to inform the design, 
especially where the street grid and topography create unusually shaped lots that can 
add distinction to the building massing. 
CS2-B-2. Connection to the Street: Identify opportunities for the project to make a 
strong connection to the street and public realm. 

CS2-C Relationship to the Block 
CS2-C-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. 

CS2-D Height, Bulk, and Scale 
CS2-D-1. Existing Development and Zoning: Review the height, bulk, and scale of 
neighboring buildings as well as the scale of development anticipated by zoning for the 
area to determine an appropriate complement and/or transition. 

 
CS3 Architectural Context and Character: Contribute to the architectural character of the 
neighborhood. 
CS3-A-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. 
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PUBLIC LIFE 
PL1 Connectivity: Complement and contribute to the network of open spaces around the site 
and the connections among them. 
PL1-A Network of Open Spaces 

PL1-A-1. Enhancing Open Space: Design the building and open spaces to positively 
contribute to a broader network of open spaces throughout the neighborhood. 
 

PL2 Walkability: Create a safe and comfortable walking environment that is easy to navigate 
and well-connected to existing pedestrian walkways and features. 
PL2-B Safety and Security 

PL2-B-1. Eyes on the Street: Create a safe environment by providing lines of sight and 
encouraging natural surveillance. 
PL2-B-2. Lighting for Safety: Provide lighting at sufficient lumen intensities and scales, 
including pathway illumination, pedestrian and entry lighting, and/or security lights. 
PL2-B-3. Street-Level Transparency: Ensure transparency of street-level uses (for uses 
such as nonresidential uses or residential lobbies), where appropriate, by keeping views 
open into spaces behind walls or plantings, at corners, or along narrow passageways. 

 
South Lake Union Supplemental Guidance: 
PL2-I Streetscape Compatibility 

PL1-I-ii. Streetscape Amenities: Provide pedestrian-friendly streetscape amenities 
a. tree grates; 
b. benches; 
c. lighting. 
 

PL3 Street-Level Interaction: Encourage human interaction and activity at the street-level with 
clear connections to building entries and edges. 
PL3-A Entries 

PL3-A-1. Design Objectives: Design primary entries to be obvious, identifiable, and 
distinctive with clear lines of sight and lobbies visually connected to the street. 
PL3-A-4. Ensemble of Elements: Design the entry as a collection of coordinated elements 
including the door(s), overhead features, ground surface, landscaping, lighting, and other 
features. 

 
DESIGN CONCEPT 

DC1 Project Uses and Activities: Optimize the arrangement of uses and activities on site. 
DC1-A Arrangement of Interior Uses 

DC1-A-1. Visibility: Locate uses and services frequently used by the public in visible or 
prominent areas, such as at entries or along the street front. 
 

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. 
DC2-A Massing 
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DC2-A-1. Site Characteristics and Uses: 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. 

DC2-B Architectural and Facade Composition 
DC2-B-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. 
DC2-B-2. Blank Walls: Avoid large blank walls along visible façades wherever possible. 
Where expanses of blank walls, retaining walls, or garage facades are unavoidable, 
include uses or design treatments at the street level that have human scale and are 
designed for pedestrians. 

DC2-D Scale and Texture 
DC2-D-1. Human Scale: Incorporate architectural features, elements, and details that are 
of human scale into the building facades, entries, retaining walls, courtyards, and exterior 
spaces in a manner that is consistent with the overall architectural concept 
DC2-D-2. Texture: Design the character of the building, as expressed in the form, scale, 
and materials, to strive for a fine-grained scale, or “texture,” particularly at the street 
level and other areas where pedestrians predominate. 

 
DC4 Exterior Elements and Finishes: Use appropriate and high quality elements and finishes 
for the building and its open spaces. 
DC4-A Exterior Elements and Finishes 

DC4-A-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. 

DC4-C Lighting 
DC4-C-1. Functions: Use lighting both to increase site safety in all locations used by 
pedestrians and to highlight architectural or landscape details and features such as 
entries, signs, canopies, plantings, and art. 

DC4-D Trees, Landscape, and Hardscape Materials 
DC4-D-1. Choice of Plant Materials: Reinforce the overall architectural and open space 
design concepts through the selection of landscape materials. 
DC4-D-2. Hardscape Materials: Use exterior courtyards, plazas, and other hard surfaced 
areas as an opportunity to add color, texture, and/or pattern and enliven public areas 
through the use of distinctive and durable paving materials. Use permeable materials 
wherever possible. 
 
 

DEVELOPMENT STANDARD DEPARTURES 
The Board’s recommendation on the requested departure(s) will be based on the departure’s 
potential to help the project better meet these design guidelines priorities and achieve a better 
overall project design than could be achieved without the departure(s). The Board’s 
recommendation will be reserved until the final Board meeting. 
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At the Recommendation meeting, the following six departures were requested: 
 
1. Rooftop Features Height Requirements (SMC23.48.025.C.7):  The Code allows rooftop 

features to extend 15’ beyond the height limit with roof coverage up to 65% provided all 
mechanical equipment is screened and no rooftop features are located within 10’ of the roof 
edge. The applicant is proposing to locate portions of the screened mechanical penthouse 
and stair tower closer to the roof edge along Dexter Ave N and Republican St. closer than 10’ 
from the roof edge. 

 
This departure provide a design that better meets the intent of the Design Review Guidelines DC2-
B-1 Facade Composition as locating the screening and stair tower closer to the roof edge  will 
allow for  a design with a stronger architectural statement. 
 

The Board voted unanimously to grant this departure. [Staff note: it has since been 
determined that a departure is not required as the height of the roof top features is below 
the base height limit of 160’.] 

 
2. Transparency Requirements (SMC23.48.040.B.1.a):  The Code requires for Class 2 

Pedestrian Streets a minimum of 60% of the street-level street facing facade between 2’ and 
8’ above the sidewalk to be transparent. The applicant is proposing 49% transparency along 
Republican St. 

 
This departure provides a design that better meets the intent of the Design Review Guidelines 
DC2-D-1. Facade Composition and DC2-D-1. Human Scale as the applicant is proposing an ‘artful 
element’ that will reference the colorful fins on the courtyard east elevation within the setback 
at the corner (see recommended condition). Though the facade is transparent at this point the 
interior floor is well below the sidewalk elevation at this point and will not provide the 
interaction with the street that is intended by this code section. By providing this element of 
human scale at the street, consistency with the other facades, including the courtyard that is 
open to the public will be better achieved. 
 

The Board voted unanimously to grant this departure.  
 

3. Blank Facade Requirements (SMC23.48.040.B.2.a):  The Code requires blank segments of 
the street-level street facing facade between 2’ and 8’ above the sidewalk to be limited to 
15’ wide segments. The blank façade width may be increased to 30’ if the Director 
determines that the façade in enhanced by architectural detailing, artwork, landscaping, or 
other similar features that have visual interest. The total of all blank façade segments 
including garage doors is not to exceed 40% of the street façade. Along Republican St. The 
applicant is proposing a blank facade segment of 27’-7 1/2” which is 51% of the street 
facade.  

 
This departure provides a design that better meets the intent of the Design Review Guidelines 
CS3-A-3. Established Neighborhoods and DC2-B-2. Blank Walls. The blank wall segment will 
have a landscaped vine wall that will mirror the similar segment on the built Phase 3.1 structure 
to the east and add a human scale element at the sidewalk. 
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The Board voted unanimously to grant this departure.  
 

4. Facade Modulation (SMC23.48.245.D.1):  The Code requires that for structures with non-
residential uses exceeding 85’ in height, façade modulation is required for the street facing 
portions of a structure with 15’ of a street lot line above the required podium height. The 
applicant is proposing a portion of the west Dexter Ave N facade that is 181’-4” in length 
that is not modulated. 

 
This departure provides a design that better meets the intent of the Design Review Guidelines 
DC2-B-1 Facade Composition and DC2-D-1. Human Scale: by allowing a design concept that will 
provide the relief intended by modulation, with massing shifts that will incorporate the colors of 
the courtyard facade on the soffits, and provide visual interest and consistency of the overall 
design concept.  
 

The Board voted unanimously to grant this departure.  
 
5.  Landscaping in Setbacks (SMC23.48.240.B.1.b):  The Code requires that along Class II 
pedestrian Streets the structure may be set back areas 12’ and shall be landscaped according 
to the provisions in SMC23.48.055.B.2. The applicant is proposing a 30’ bench in the 
proposed set back along Dexter Ave N, which does meet the landscaping requirements. 
 

This departure provides a design that better meets the intent of the Design Review Guidelines 
PL1-I-ii. Streetscape Amenities by including seating for pedestrians along Dexter Ave N.  
 

The Board voted unanimously to grant this departure. The Board stated that they would be 
willing to grant additional area at the pedestrian entry from the landscaping requirement to 
make the entry highly visible from the street (see guidance above), PL3-A Entries. 

 
6.  Primary Pedestrian Entry (SMC23.48.040.A.1):  The Code states that for Class I and Class 
2 pedestrians streets that  new structure facing a street are required to provide a primary 
building entrance for pedestrians from the street or a street-oriented courtyard that is no 
more than 3 feet above or below the sidewalk grade. The applicant requested that there be 
no pedestrian entry from Republican St. 

 
This departure provide a design that better meets the intent of the Design Review Guidelines 
DC2-D-1. Facade Composition and DC2-D-1. Human Scale as the applicant is proposing an ‘artful 
element’ that will reference the colorful fins on the courtyard east elevation within the setback 
along Republican St. By providing this element of human scale at the street, consistency with the 
other facades, including the courtyard that is open to the public will be achieved. As well, along 
Republican St there is a curb cut and access to the existing underground parking structure which 
will remain. The proposed floor level along the remainder of the façade will be well below the 
elevation of the sidewalk making a pedestrian entry along Republican St that meets the 
guidelines for an entry “distinctive with clear lines of sight and lobbies visually connected to the 
street” unfeasible. Having the pedestrian entries along Dexter Ave N and the courtyard elevation 
will provide a design that better meets that guideline. CS2-D-2. Existing Site Features and PL3-A-
1. Entry Design Objectives. 
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The Board voted unanimously to grant this departure.  

 
RECOMMENDATIONS 
 
BOARD DIRECTION 
 
The recommendation summarized above was based on the design review packet dated Tuesday, 
April 20, 2016, and the materials shown and verbally described by the applicant at the Tuesday, 
April 20, 2016 Design Recommendation meeting.  After considering the site and context, hearing 
public comment, reconsidering the previously identified design priorities and reviewing the 
materials, three Design Review Board members recommended APPROVAL of the subject design 
and departures with the following conditions: 

 
1. Evolve the design to provide further articulation and depth to the modulation of the 

three horizontal ‘two-floor’ sections above the street-levels. (DC2-B-1, DC2-D-1) 
2. Provide color on the soffits of the horizontal ‘two-floor’ sections along Dexter Ave N. 

wrapping the color onto Republican St. Use the yellows, oranges and reds colors 
proposed for the courtyard elevations. (DC2-B-1, DC2-D-1) 

3. Provide window shades that operate with a bottom-up design. Ideally an automated 
system to provide a consistent look would be used. (DC2-B-1) 

4. Design a stainless steel wrap around the Dexter Ave N entry similar to the built entry of 
Phase 3.1 on 8th Ave. (CS2-B-2, PL3-A-1, PL3-A-4) 

5. Provide an art statement, at the southwest corner and in the setback from Republican St, 
up to the solid wall section, that references the colorful fins of the east elevation as 
shown in the sketch drawn at the meeting. (CS2-C-1, DC2-B-1, DC2-D-1)   (See sketch 
above)  

6. Provide the lighting, color, paving and functions of the courtyard as presented in the 
Recommendation packet.  (PL2-B-2, DC4-C, DC4-D-2) 

7. Maintain the design of the courtyard (east elevation) and north facade as presented. 
(DC2-B-1, DC2-D-1) 
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