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SUMMARY OF PROPOSED ACTION

Master Use Permit to establish use for the future congtruction of a 31-story building, with 11,189
square feet for retail use a ground level, 256,000 square feet of adminigrative office use between floors
5 thru 17, and 167 residentia units. The project includes accessory parking for 423 vehiclesin four
levels of below grade and four levels above grade parking. Additionaly, an Addendum to the Sesttle
Commong/South Lake Union Plan Find Environmental Impact Statement (Issued May 11, 1995) was
prepared for the 2017 7" Avenue project. Theexisting commercid buildings will be demolished under

a separate permit.
The following Master Use Permit components are required:
Design Review - Section 23.41, Seattle Municipa Code (SMC)
1. Upper level Coverage Limit Areas between 125’ - 240° 23.49.078.A.4
2. Maximum Fagade Length between 125’ - 240" 23.49.078.B.1
3. Maximum Facade Length between above 240" 23.49.078.B.1
4. Lot Coverage for low ement 23.49.008.A.1.a
SEPA - for conditioning only — Seettle Municipa Code (SMC) Chapter 25.05.

SEPA DETERMINATION: [ ] Exempt [ ] DNS [ ] MDNS [X] EIS
[ ] DNSwith conditions

[ ] DNSinvolving non-exempt grading or demalition or involving
another agency with jurisdiction.

" Final Environmental Impact Statement issued by Seattle Commons/South Lake Union Planin May 1995. Thefinal
EIS analyzed seven alternative plans for the future development of the South Lake Union area, which this project falls
well within the range of actions. This EIS addendum primarily focused its analysis and comparison to Alternative
Four and Five which most directly falls within the scope of the development proposal.
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SITE BACKGROUND INFORMATION: \/é\ \Q N
&

The subject siteis wedge shaped and frontsadong Lenora Street tothe ™ 5
north, 7" Avenue to the east, Westlake Avenue and Virginia Street to 2
the south and a platted aley to the west (running pardld to 7"
Avenue). The development site combines three parcels of land
comprising aland area of approximately 33,754 square feet located in
Sesttl€ s northern Downtown neighborhood. The development Siteis
located within the Downtown Office Core Two zone with aheight limit
of 300 feet (DOC2-300). Additiondly, the siteis located within the
Denny Triangle Urban Center Village Overlay Didtrict. 5

B

4
4
@@} i DA USI

T

4
i

b

Currently the entire Steis paved; there are two public pay parking lots for short-term parking and a
renta car facility with aone-story accessory building and atwo-gtory office building. Located at the
southern extreme of the development Site, the rental car ot has afuding sation, car wash, and rental car
parking lot. Vehicle accessto therenta car lot is off Westlake Avenue and the dley. Also, thereisa
large billboard sgn mounted just north of the car rentd facility. The development Site dopes downward
from west (dley frontage) to east gpproximatdy nine fedt.

The paved dley abutting the property to the west is 16 feet wide, which isless than the required 20 foot
width required for the zone. The gpplicant will be required to dedicate two feet to meet current
development standards. The dley isaone-way right- of-way serving northbound traffic. The streets
that abut the development Site along the north, east, and south perimeters are fully improved with
sdewalks, curb, etc. Lenora Street isaone-way street heading westward and Virginia Street is a one-
way street heading east. Westlake Avenueis asgnificant vehicle traffic corridor connecting north end
commuters to Downtown. The City’s Planning and Deve opment Department is studying this portion of
the Westlake corridor including potentid improvements to accommodate street cars and pedestrian
oriented landscaping features.

AREA DEVELOPMENT

The Steis oriented with its longest street frontage along 7" Avenue between Lenora Street and
Westlake Avenue. The corner a 7™ and Westlake has an unusua amount of public right-of-way due to
the angles of intersecting streets and width of rights-of-way due in part to the 95 foot widths of 7th and
Westlake Avenues, which creates a very open area which extends north of Lenora with the current
surface parking lot developments adjacent to 7™ Avenue. The siteis within the Denny Triangle Urban
Center Village (UCV) in the Denny Triangle neighborhood of Downtown. Immediatdly to the west
acrossthe dley isthe Sixth Avenue Inn, afour-story concrete building built in 1958. Across Lenorato
the north are additiona public surface parking lots. Development to the east across 7th indudes two
buildings witha mix of commercid uses at sireet level with one structure containing resdential useson
the upper level. The modest sized buildings range in height from two to three sories. The development
gteison the edge of the built- up part of Downtown with a number of new structures nearby to the
south and west. The new 380 feet high Nakamura Federal Courthouse building was recently completed
immediately across Virginia Street and the new Sesitle Police Department with the neighborhood
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Community Mesting room is across 8" Avenue. The nearest landmark building istwo blocks away at
the northeast corner of 9" and Virginia

Zoning in the areaincludes Downtown Office Core, Downtown Mixed Residentiad, and Downtown
Mixed Commercid of varying heights. The four block areadong 7th Avenue, between Blanchard
Street and Olive Way has DOC2-300 zoning. Outside this zoning band to the east and west isthe
Downtown Mixed Commercid zone with aheight limit of 240 feet. This area contains a dense mix of
commercid uses that include surface parking lots, office, retail, and lodging uses. Of the resdential uses
in the area, gpartments/condominiums dominant the uses within the upper levels of the existing
structures.

Proposal

The applicants propose to demoalish two exiging buildings (at the budget car rentd lot) and congtruct a
31-gory building containing a ground leve retail use with mid-leve office uses, and upper level
resdentia uses. On-gte parking will be accommodated in below grade and above grade parking levels.
The project includes an increase of up to 20% in additiond height as dlowed by Code (SMC
23.49.008.A.2.b) when at least 25% of the lot area at street level isin open space use or occupied by a
structure no greater than 35 feet above Street level, among other criterions. With the exception of
parapet and light monitor features 26% of the development site will 35 or less above street level. The
building will be sculpted in afashion to step back from Westlake Avenue in three main sections asit
extends to amaximum height of 360 feet to the top of root, along the Lenora Street frontage. Primary
pedestrian access to the proposed uses will be separated; retail will be access along Westlake, office
dong 7" and residentia at the corner of 7" and Lenora. The 16 foot wide dley abutting the subject lot
to the west will require a2 foot dedication to increase its width to accommodate the proposed
development.

The building form is derived from, and expressive of its component uses. The 12 gory office (between
the 5™ and 16" floors) is comprised of central “core,” with a strong vertical emphasis and stone
cladding, and two wings, which extend the building to the north and south. The wings are lighter in scde
and feding, with a glass curtain wall enclosure. At the 17" floor, there is a 3 story expression that
provides a scale trangtion between the office and residential components. This zone includes the
amenity spaces for the resdentia occupants, and 3 levels of loft style units with generous ceiling heights.
Thisloft zone servesto create a clearly demarked trangition between the office fagcade below and the 13
story residential tower above. Landscaped open space will be provided on the roof decks on the 3
and 17" floors.

Public Comments
Date of Notice of Application : June 24, 2004
Date End of Comment Period: Jduly 21, 2004
# Letters 0

The public comment period for this proposa origindly ended on July 7, 2004. The Department
published arevised notice of the project to include acquigtion of the south portion of the block front and
revised addendum to the find EIS for the Seattle Commons/South Lake Union Plan.
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Community members voiced their opinions for strengthening the design vibrancy of the proposed
building during the Design Review public meetings. A number of their concerns were aired during the
design review phase; incdluding modifying the proposed structures massing and detailing. One member
from Seattle Public Utilities addressed concerns regarding on service upgrades to eectrica service.

ANALYSIS- DESIGN REVIEW

Early Design Guidance

On March 9, 2004, the Downtown Design Review Board met in an Early Design Guidance (EDG)
mesting to congder the Site and design objectives of the applicant. After visting the site, consdering the
andysis of the gte, design 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 (A,

B, and C, etc.) and number (1, 2, & 3) those Sting and design guiddines found in the City of Seettle's

“ Design Review: Guidelines for Downtown Development” of highest priority to this project.

A. Site Planning & Massing: Responding to the Larger Context

A-1  Respond to the physical environment: Develop an ar chitectural concept and compose
the building’s massing in response to geogr aphic conditions and patter ns of urban form found
beyond the immediate context of the building site.

The Board fdt that in the mass of the building should be pushed back from Westlake towards Lenora
Street, due to the emerging variety of building formsin theimmediate area. The Board directed the
goplicant to look at developing the building in a series of setbacks, sarting at the ground level and
working up towards the upper floors. The Board prioritized this guideine for this project, as other
buildings in the surrounding area are establishing a new context for this part of downtown.

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

The Board wanted the building to include a sculpted rooftop, given the relatively low height that the
project will have as acommercid building. If the project proceeds with aresdentia tower component,
the Board was interested in seeing a different solution than what would be appropriate for a commercid
only project. The Board directed the gpplicants to develop a sculpturd top for acommercid only
project that would enhance views aong the Westlake Ave. corridor as well as from Capital Hill and
other adjacent views. The Board indicated that the development of a sculptural and/or geometric roof
form was appropriate here, as new and planned buildings in the area have used more innovate roof
forms.

B. Architectural Expresson: Relating to the Neighborhood Context
B-1 Respond tothe Neighborhood Context: Develop an ar chitectural concept and compose

themajor building dementsto reinforce desirable urban features existing in the surrounding
neighbor hood.
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The Board did not provide specific directions but encouraged the gpplicant to explore reducing the
appearance of bulk for the proposed structure by taking cues from smilarly scaed structuresin the area
and by animating their proposed structure.

B-4 Design awell-proportioned & unified building: Compose the massing and or ganize the
publicly accessibleinterior and exterior spacesto create a well-proportioned building that
exhibits a coherent architectural concept. Design the ar chitectural elements and finish details
to create a unified building, so that all components appear integral to the whole.

The Board directed the gpplicants to devel op the mass of the building by expressing the upper and
lower floorsin a separate manner. The Board directed the applicant to look at the development of a
building that would complement an emerging context for this part of downtown, one based on new
building forms, view enhancement and variaions in massng.

C. The Streetscape: Creating the Pedestrian Environment
C-1 Promote pedestrian interaction: Spacesfor street level uses should be designed to

engage pedestrians with the activities occurring within them. Sidewalk -r elated spaces should
be open to the general public and appear safe and welcoming.

No specific guidance provided

C-2 Design facades of many scales: Design ar chitectural features, fenestration patterns,
and materials compositionsthat refer to the scale of human activities contained within.
Building facades should be composed of elements scaled to promote pedestrian comfort,
safety, and orientation.

No specific guidance provided

C-3  Provide active—not blank—facades: Buildings should not have lar ge blank walls
facing the street, especially near sidewalks.

The Board directed the applicants to provide an active facade and program uses on its Lenora Street
fagade, to counter the likely location of main entries and street level useson 7" Ave. The Board
expressed interest seeing the design of a project that ensured that Lenora was treated as a front and not
agde of the building, in both the gpplication of materids and in street level uses.

C-4 Reinforce building entries: To promote pedestrian comfort, safety, and orientation,
reinfor ce the building’ s entry.

No specific guidance provided
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C-6 Develop thealley facade: Toincrease pedestrian safety, comfort, and interest,
develop portions of the alley facadein response to the unique conditions of the site or project.

The Board directed the applicant to pay attention to the proposed loading dock and other ancillary
uses, in relationship to the motd that is located across the shared dley to the west.

D. Public Amenities. Enhancing the Streetscape & Open Space

D-1 Provideinviting & usable open space: Design public open spacesto promote a visually
pleasing, safe, and active environment for workers, residents, and visitors. Views and solar
access from the principal area of the open space should be especially emphasized.

The Board was concerned about the potential use, or misuse, of a proposed park (located on the
southern portion of the development site— Budget car Iot). The Board fdt that the development of such
afeature would have to be programmed with uses fronting it to ensure safety and security for users of
the park, aswell as a park that was designed for optima use by both building tenants and people in the
generd area.

E. Vehicular Access & Parking: Minimizing the Adver se Impacts

E-1 Minimizecurb cut impacts: Minimize adver seimpacts of curb cutson the safety and
comfort of pedestrians.

The Board directed the gpplicant to look at the effect that a curbeut for both ingress and egress would
have on the pedestrian use of Lenora, given its proximity to emerging uses to the east and the Belltown
neighborhood to the west.

Summary: The guidance of the Board reflected their desire to see the proposed project integrated into
a neighborhood in trandtion with attention paid to the Westlake and the tower massing best located
away from Westlake.

MASTER USE PERMIT

The project proponents applied for aMaster Use Permit (MUP) on June 7, 2004. The project
received a Determination of Significance and an addendum to the South Lake Union / Seettle Commons
Environmenta Impact Statement (EIS) was made available to the public to review. See SEPA andysis
below.

Design Review Recommendation M eeting

An Initid Recommendation Design Review meeting was held on October 4, 2004 after submittal of the
Master Use Permit to address theinitial design response to Early Design Guidance. The devel opment
proposa was revised to incorporate the adjacent parcd of land to the south which netted an increase of
approximately 7,394 square feet to the subject site. The gpplicant presented eevation renderings, floor
and gte plans responding to previous guiddines. The building is proposed to be sculpted in three tiers;
alower leved featuring retall, lobby areas, and parking; a mid-levd for office use; and an upper level
devoted to resdentia uses. The gpplicant proposed adesign that seeks additional height of up to 20%
(60 feet) above the 300 foot base height. Seven design departures were identified during this meeting
that included, facade lengths, upper level coverage, open space, and driveway access. A discusson
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ensued surrounding the new proposal with comments directing the gpplicant to further refine the design
with no additiond guiddines identified during this mesting.

Board Discussion and I nitial Recommendations

The Board fdt that the proposed structure' s base was too heavy and repetitive in its desgn. The base
appeared constrained initsarticulation to establish a presence at Street level. The Virginiaand
Westlake frontages seemed not to take into consideration the potentia for creating pedestrian orientated
active streets. A more dramatic statement and more visud interest need to be created throughout the
dreet level design, especialy along Westlake. Further, the building should take greater advantage of the
uniqueness of the triangle portion of thelot. The Board requested including some type of fegture to
energize the corner of Westlake and Virginia. Some suggestions the Board shared with the gpplicant
included adding an illuminated lantern feature — derestory, higher glass bay, and parapet at the corner.
Desgning pedestrian access points demarking the separate uses should aso be incorporated in the
desgn.

The Board directed the gpplicant to express greater visua connection between the lower, mid and
upper-leveswith carrying design themes through to each level with variation. The gasket feature
separating each of the three mgjor levels works, but needs further detailing. Employing greater
sophigtication of modulation techniques between the levels was encouraged. The proposed air louvers
on the above grade parking leve, if not desgned well, may detract from design compostion of the
facade. In designing the louvers, attention should be directed towards creating a pattern that
compliments the exterior while containing vehide lighting within the levels The design should be joyful,
opening up and embracing this area.

Final Design Review Board Recommendations

On November 23, 2004, the Downtown Design Review Board convened for the recommendation
meseting. The gpplicant team presented eevation renderings, Ste plans that responded to design
guiddines set forth by the Board during the previous meetings. The applicant requested four (4)
departures from the City’s Land Use Code.

Public Comments

One member other than the development team attended the meeting, a representative of Seattle Public
Utilities. Comments concerning proposed development and service upgrades to eectrica service were
provided to the Board.

Thefollowing departures from standards of the Land Use Code were requested by the applicant at the
time of the meeting and summarized in the table below:

Summary of Departures

Development Requirement Proposed Rationale/Comment by Recommendation by
Standard Architect Board

Upper level Coverage | Percent of coverage limit 45% (6,570 | Building massing objectives Recommend

Limit Areas areathat may be covered: sf) (per EDG) and narrow site Approval

(125’ - 240') 40% (5,793 sf) width (108').
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Development Requirement Proposed Rationale/Comment by Recommendation by
Standard Architect Board

Maximum Fagade Maximum fagade length 199 Street facade width is 124 Recommend
Length 120 based on 30" structura grid Approval
(125’ - 240') plus2’ for column thickness
and curtain-wall at each end.
Setback to adjacent facade is
lessthan 15', therefore
fagade length is considered to
be 199'

Maximum Fagade Maximum fagade length 139 To achieve adesign goa of Recommend
Length 120 constructing a graceful Approval
(Above - 240') building sympathetic to the
vicinity the building is
oriented along 7" Ave.
Setback to adjacent facade is
lessthan 15', therefore
fagade length is considered to
be 139’

Lot Coverage for low 25% (8,435 sq. ft.) of lot 22% (7,418 | Parapet height matches Recommend
element occupied by structures no sq. ft.) neighboring buildings. Approval
less than greater than 35’ Rooftop feature and trellis

in height. contribute to character of
rooftop open space and add
scale transition at Westlake
& Virginia

Board Discussion

After considering the proposed design and the project context, hearing public comments and
reconsidering the previoudy stated priorities, the Board began their deliberations by providing a genera
assessment of the project proposa and its fit into the neighborhood. One member opined that the
proposed corner eement at Westlake and Virginialooked like abolt holding down the corner. The
Board determined that the length if the overhead weether protection over the sidewalks did not cover
the garage entries. They aso ascertained that the height of the Westlake fagade closdy matches the
Larned Apartments and Westlake Hotel facade heights, but the Westlake facade projects higher than
the provision regarding added height for projects that have at least 25% of the Site and no higher than
35 feet. Thisadded facade height and corner feature of 45 feet (above grade) may be considered for
departures from lot coverage regarding the dightly reduced area of the lower massing dement in the
Westlake corner. Discussion ensued regarding the details of the requested departures for the Maximum
Facade Length and the Coverage Limit Area standards.

One Board Member commented that the top now appears very articulated and the Architect pointed
out that he has moved the proposed bal conies from the aley side to the Westlake fagcade for the upper
resdential component. Another Board member noted that the updated design for the tower appears
more blended. The Architect said he has viewed the gasket feature between the office and residentia
parts of the tower as a knuckle that transfers structura |oads from different systems and he hastried to
emphasize the gasket by usng an dl glass solarium.

The Board accepted the applicant’ s proposal with recommended conditions to better achieve adesign
that is a once complimentary to the surrounding neighborhood, yet bold in making a vibrant
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architectural statement. The Board expects the planner to work out the details with the architect prior
to issuing the Master Use Permiit.

The Board was encouraged with the gpplicant’ s effort to better integrate the vocabulary between the
three vertica segments, architectura design themes, color, and texture. The Board discussed ideas for
cregting more visud interest and better human scale even further aong the street level. The Board
determined that overdl design composition has achieved an expressive refinement that is avast
improvement from previousiteration. (Guidelines A-1, B-1, B-4, C-2, C-3, & C-4)

The Board felt the gesture to move the residentia decks from the dley to the Westlake frontage
successfully incorporated a subtle articulation on the upper levelsto create visud interest and character.
Stronger visua connection between the mgjor leves (retall, office, and residentia) has been successfully
been obtained. The Board recommended gpprova of this design and encouraged working with the
planner to add character and further breakdown the scale of the proposed building. (Guidelines B-4,
C-2,C-3, & C-6)

The Board was supportive of the upper levd private sair towers and flag pole feature on the rooftop.
The placement of these features has help to sculpt the upper level, creating a more sophisticated ook
upon the Downtown skyline. (Guidelines A-2, B-1, B-4)

The Board noted that it was apparent that the gpplicant incorporated design e ements to define
pedestrian and vehicle access points with expressive features. Vehicle access within the dley should be
limited to the primarily residentid uses and commercia loading. As previoudy noted the dley serves
one-way traffic moving south to north. Vehicle access off Lenora Street will primarily serve commercid
uses. Ground leve pedestrian entries are separated between the uses with ditinctive design features to
facilitete cognitive differentiation. To further activate the pedestrian space in the right- of-way the Board
supported the idea of embedding lighting in the Sdewalk if practica and creating visud interest dong the
sdewak. (Guidelines C-1, C-4, E-1) Thus, the project should move forward as designed.

Departure Andyss
i. Upper level Coverage Limit Areas between 125’ - 240’ (SMC 2349.078.A.4)

Maximum coverage of the coverage limit areas between 125 feet to 240 feet is40%. The
gpplicant proposes to increase the coverage to 45% due to Site congtraints. The devel opment
dteiswedge shaped with a maximum length of gpproximately 360 feet and awidth of 180 feet.
To achieve adesign composition that embraces Downtown design guidelines on anarrow lot
the building' s length was extended. The building has three digtinctive leves; the lower
occupying an area of gpproximately 25% (less than 50 feet above the sdewalk), 45% mid-
level, and the upper level occupying an area of gpproximately 39%. The buildings massng is
sculpted in afashion that substantia reduces the gppearance of bulk. The Board fdlt that the
design objectives expressed during EDG were achieved in the proposed design. (A-1, A-2, B-
1,B-4,C-2,D-1)

ii. Maximum Facade Length(SMC 23.49.078)

between 125’ - 240' (SMC 23.49.078.B.1)

Along 7" Avenue's 250 foot street frontage the applicant is proposing amaximum
facade length of 199 feet (at floor levels 11 — 16) along a street that alows only 120
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feet. Fagade lengthswill vary from 199 feet, 124 feet at floor levels 17 & 18, and 139
feet at level 19. The street facade width modulates horizontaly setting back
approximately 10 feet. If the modulation features stepped back to aminimum depth of
15 feet then certain segments of the fagade would not be included when measuring
fagade width. The middle span of the facade is 124 feet in length (nearest 7" Avenue
street frontage) with two ten foot recessed segments of 60 and 15 feet. The gpplicants
design was supported by the Board, with providing a stylized building that would uplift
the neighboring area. (A-1, A-2, B-1, B-4, C-2, D-1)

between above 240' (SMC 23.49.078.B.1)

See comments above. Upper leve facade length will be no greeter than 139 feet at
levels 20 to 30.

Lot Coverage for low eement (SMC 23.49.008.A.1.9)

If 25% (8,435 0. ft.) of thelot is occupied by structures or portion of structures no grester than

35 fedt,

the proposed structure can gain 20% of additional height. Responding to the direction

of the Board the applicant has ingtalled alandmark feature &t the corner of Westlake and
Virginiato invigorate and excite the corner. This sted and glass feature will extend to a
maximum height 45 feet 4 inches above exising mid-point grade. Additiondly, the parapet
height on the lower levd will exceed four feet to match neighboring buildings which was
supported by the Board. The lower leve rooftop feature and trellis contribute to character of

rooftop

open space and add scde trandtion at Westlake & Virginia. Actud areaof low

structure below 35 feet is 22 % (7,418 0. ft.) which exceeds the threshold limit (25%) by
goproximatey 3%. (A-1, A-2, B-1, B-4, C-2, D-1)

Summary of Departures

Development Requirement Proposed Rationale/Comment by Recommendation by
Standard Architect Board
Upper level Coverage | Percent of coverage limit 45% (6,570 | Building massing objectives | Approved
Limit Areas areathat may be covered: sf) (per EDG) and narrow site
(125 - 240') 40% (5,793 f) width (108').
Maximum Fagade Maximum facade length 199 Street facade width is 124 Approved
Length 120’ based on 30" structural grid
(125' - 240') plus2’ for column thickness

and curtain-wall at each end.

Setback to adjacent facade is

lessthan 15, therefore

fagade length is considered to

be 199’
Maximum Facade Maximum fagade length 139’ To achieve adesign goal of Approval
Length 120’ constructing a graceful
(Above - 240') building sympathetic to the

vicinity the building is

oriented along 7" Ave.

Setback to adjacent facade is

lessthan 15', therefore

facade length is considered to

be 139’
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Development Requirement Proposed Rationale/Comment by Recommendation by

Standard Architect Board

Lot Coverage for low 25% (8,435 sq. ft.) of lot 22% (7,418 | Parapet height matches Approved

element occupied by structures no sq. ft.) neighboring buildings.

less than greater than 35' Rooftop feature and trellis
in height. contribute to character of

rooftop open space and add
scale transition at Westlake
& Virginia

Summary of Boards Recommendations:

The recommendations summarized below were based on the plans submitted at the November 23, 2005
meeting. Design, Sting or architectura details not specificaly identified or atered in these recommendations
are expected to remain as presented in the plans and other drawings submitted for review on February 11,
2005. After congdering the Ste and context, hearing public comment, reconsidering the previoudy
identified design priorities, and reviewing the plans and renderings, the three Design Review Board members
who were present recommended approval of the subject design with conditions. Severa departures were
requested. The three Board members unanimoudy made the following recommendeations. (Authority
referred to in letter and numbers are in parenthesis):

1. Thelatest designs of the fagade have obtained a successful level of refinement. The corner
feature at Westlake and Virginia should be uplifted to reinforce the corner entry. Detailsto be
reviewed and approved by the DPD planner. A-1, A-2, C-1, C-4

2. Dedgnand useinterior lighting within the corner tower that provides a“lantern beacon” effect
without creating upward light pollution subject to the approvd by the DPD A-2, B-1, C-1

3. Dedsgn and inddl more interesting improvements on the Westlake sdewalk area where the
choice of paving materias and design should set the standard that reflects the design goa's for
the future of Westlake Avenue. Also, lighting should be used to define the landscaping in the
right-of-way. The architect is encouraged to work with DPD and CityDesign on the details for
improvements in the Westlake right-of-way. Details to be reviewed and approved by the DPD
planner. B-1, C-1, & C-41

Director’s Analysisand Decision : Design Review

The design of the proposed building (with retall, office uses, and 167 resdentid units) has assmilar
good overd| scae and proportion. The design has incorporated influences of the surrounding
vernacular with modern touchesto provide visud interest that creates asense of individudity. As
viewed from the 7" Avenue street frontage, the proposed structure will feature three distinct leves thet
steps back from the Westlake frontage as the structure increases in height. The building will extend to a
height of 360 feet with rooftop features extending an additiona 50 feet above the rooftop. Lower and
mid-level fagades include stone cladding, stee and glass canopies, and aluminum and glass curtain wals
with a“gasket” festure between the office and residential levels at the 17" and 18" floors. Upper level
bal conies will be partidly recessed and framed with metd railing systems to activate the building’'s
facade. Theimpact of bulk will be further lessened upon surrounding properties due to in part to the
useof architecturd features such as modulation, glazing, and placement of exterior decks. The flagpole
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adds a greet verticd foca point to the structure and the clerestories will add articulation to the
dtructure' s crown.

Asviewed from Lenora Street, the structure will have smilar facade design trestments found dong the
7" Avenue facade. At street level, atwo-way vehicle access driveway will be located approximately 8
feet east of the platted aley, providing the only vehicle access point off the abutting Streets. Pedestrian
resdentia entry and exits are dso featured dong the Lenora street frontage. Westlake Avenueis
considered the predominant street frontage due in part to its pedestrian orientation and proposed future
redevel opment which may include street cars. The gpplicant has designed a structure to compliment the
City’ sdraft Westlake Avenue Design Plan.  Along the Westlake frontage the proposed facade will be
scaled to less than three-gtories in height with rooftop open space. Thiswill bring a portion of the
gructure within a human scale to open up the street up to pededtrian friendly activities and views from
Westlake that was enthusiastically supported by the Board.

During the course of the Design Review process the applicant requested additiona departures related to
rooftop features and the Board recommended approval. The proposd for 6 foot fencing rooftop
features would extend the alowed haight limited, and are not subject to departure requests from the
Code (SMC 23.41.012). Thisfeature will be redesigned to meet Land Use development standards.
The other requests have been determined by the director to meet the Code, including the stairways to
the rooftop private open space and 4 foot maximum parapet on the upper level.

The Director of DPD has reviewed the recommendations and conditions of the Design Review Board.
The Director finds that the proposd is consstent with the City of Seattle Design Review Guidelines
for Downtown Development.” The Director APPROVES the subject design consistent with the
Board' s recommendations above. This decision isbased on the Design Review Board' sfind
recommendations and on the plans submitted at the public meeting on November 23, 2004. Design,
Sting or architecturd details not specificaly identified or dtered in this decision are expected to remain
subgtantialy as presented in the plans submitted to DPD on February 11, 2005 in response to the
outcome of the November 23, 2004 meeting.

ANALYSIS—SEPA

The Director of the Department of Planning and Development (DPD) has determined that the proposal
islikely to have probable sgnificant adverse environmenta impects.

DPD has identified and adopts the existing Seattle Commong/South Lake Union EIS and its SEPA
analysis as being appropriate for the current proposa after independent review. DPD has determined
that the proposd’ s impacts have been adequatedly analyzed in the existing Seettle Commong/South Lake
Union Find Environmenta Impact Statement (prepared in 1995). The Sesttle Commons/South Lake
Union EIS meets DPD’ s SEPA respongbilities and needs for the current proposa and has and will
accompany the proposd to the decison maker.

An addendum to the Seattle Commong/South Lake Union EIS was prepared to add specific
information on the impacts from the proposa and discuss changes in the andysisin the Seditle
Commons/South Lake Union EIS. The addendum, prepared for the 2017 7" Avenue, does not
subgtantidly change andysis of the significant impacts and dternativesin the existing Seitle
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Commong/South Lake Union EIS. However the proposd islikely to ater impacts on traffic and
trangportation. These two eements were further studied for this proposal.

An environmenta impact statement (EIS) is used by agency decision makers to andyze environmenta
impacts, dong with other relevant condderations or documents, in making find decisons on a proposd.
The SEPA ordinance contemplates that the generd welfare, socia, and other requirements and essentia
consderations of state policy will be taken into account in weighing and balancing project aternatives
and in making find decisons. The EIS and supplementa documents provide a basis upon which the
respongible agency and officias can make the balancing judgment mandated by SEPA, because it
provides information on the environmenta costs and impacts.

The SEPA Overview Policy (SMC 25.05.665) clarifies the relationship between codes, policies and
environmenta review. Specific policiesfor each dement of the environment, certain neighborhood
plans, and other policies explicitly referenced may serve asthe basisfor exercisng substantive SEPA
authority. The Overview Policy states, in part, “Where City regulations have been adopted to address
an environmenta impact, it shall be presumed that such regulations are adequate to achieve sufficient
mitigation” subject to some limitations. Under such limitations/circumstances (SMC 25.05.665)
mitigation can be consdered.

Short-term Impacts

Congtruction activities could result in the following adverse impacts. congtruction dust and storm water
runoff, eroson, emissions from congtruction machinery and vehicles, increased particulate levels,
increased noise levels, occasiona disruption of adjacent vehicular and pedestrian traffic, and asmal
incresse in traffic and parking impacts due to congtruction workers vehicles. Existing City codes and
ordinances gpplicable to the project such as. The Noise Ordinance, the Stormwater Grading and
Drainage Control Code, the Street Use Ordinance, and the Building Code, would mitigate severa
congtruction-related impacts. Following is an andysis of the air, water quality, streets, parking, and
congtruction-related noise impacts as well as mitigation.

Air and Environmental Health - Given the age of the existing structure on the Site, it may contain
ashestos, which could be released into the air during demolition. The Puget Sound Clean Air Agency
(PSCAA), the Washington Department of Labor and Industry, and EPA regulations provide for the
safe remova and disposal of asbestos. 1n addition, federa law requiresthe filing of ademoalition permit
with PSCAA prior to demoalition. Pursuant to SMC Sections 25.05.675 A and F, to mitigate potential
adverse air quaity and environmenta hedlth impacts, project gpprova will be conditioned upon
submission of acopy of the PSCAA permit prior to issuance of ademoalition permit, if necessary. So
conditioned, the project’ s anticipated adverse air and environmenta health impacts will be adequately
mitigated.

Congtruction is expected to temporarily add particulatesto the ar and will result in adight increasein
auto-generated air contaminants from construction worker vehicles, however, thisincrease is not
anticipated to be significant. Federd auto emisson controls are the primary means of mitigating ar
quality impacts from motor vehicles as stated in the Air Quaity Policy (Section 25.05.675 SMC). No
unusud circumstances exist, which warrant additiona mitigation, per the SEPA Overview Palicy.

Noise
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Activity surrounding Site preparation and construction will meet the requirements of Sesttle' s Noise
Control Ordinance (SMC Chapter 25.08). The project is estimated to take gpproximately 18 months
from the start of demolition activities through the issuance of a Certificate of Occupancy. Due to lengthy
construction schedules, control of noise impacts that could possibly affect both adjacent residentia and
commerciad usesin the area appears warranted. While the City’s Noise Ordinance (SMC 25.08)
edtablishes maximum permissible sound activities that the project intends to adhere to, there are severd
resdentia and lodging devel opments near the project Site that may be adversaly impacted by
congtruction related noise. Potentia affected properties nearest the congtruction site have been
identified; 6" Avenue Inn (directly acrossthe aley to the west), The Archdiocesan Housing Authority
(one block due east), and the Metropolitan Tower Apartments (one block south). In addition, there are
numerous commercia developmentsin the areathat may be adversely impacted by noise generated
throughout the congtruction schedule. Therefore, pursuant to the City’s SEPA authority under SMC
25.05.675L, the gpplicant shal prepare a Construction Noise Management Plan to address mitigation
of noise impacts resulting from al congruction activities. The Plan shdl include a discusson on
management of congtruction related noise, efforts to mitigate noise impacts and community outreach
efforts concerning likely impacts and mitigation efforts. The Plan may be incorporated into any
Congtruction Management Plans required to mitigate any short term impacts that result from the project.

Transportation

Truck & Equipment: Congruction of the project will involve gpproximately 55,000 cubic yards of
grading for the building foundation and subterranean garage. |n addition to the activities involving the
demalition of the existing structures, there will be congtruction to stabilize the Site prior to construction of
the building. These activities will take place over severd weeks or months and generate significant truck
trips. The Municipa Code (SMIC 11.74.160) states that materia hauled in trucks shal beloaded so no
debrisfals onto the street or dley during transport. This Code (SMC 11.62.060) aso requires truck-
trailer or truck semi-trailer used for hauling to use mgjor truck streets and take the most direct route to
or from one of the mgor truck streets to their destination.

The development site is bounded by Westlake Avenue, Virginia Street, Lenora Street, and 8" Avenue,
al of which are downtown dreets that have sgnificant traffic associated with their use throughout the 24
hour time period. The activities a the development site include the demoalition of exigting buildings, and
excavetion of the Ste for the condtruction of a 31 story building. These congruction activities may
generate adverse impacts, therefore pursuant to SMC 25.05.675 B (Construction Impacts Policy) and
SMC 25.05.675 R (Traffic and Transportation) additional mitigation is warranted. Accordingly, the
gpplicant shdl be required to submit a Congtruction Management Plan to the Department of Planning
and Development for concurrent review and approva with Sesttle Department of Transportation to
mitigate these impacts. The plan shdl identify management of congtruction activitiesinduding
congtruction hours, construction worker parking, proposed truck haul routes, limits on truck hours and
issues concerning street and sidewalk closures.

Traffic - Construction of the project is proposed to last for severa months. The Street Use Ordinance
includes regulations that mitigate dust, mud, and circulation. Temporary closure of sidewalks and/or
traffic laneg(s) would be adequately controlled with a street use permit through the Transportation
Department, and no further SEPA conditioning would be needed

Long-term |mpacts
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Long-term or use-related impacts are o anticipated as a result of gpprova of this proposad including:
increased bulk and scale on the Site; increased traffic in the area and increased demand for parking;
increased demand for public services and utilities; and increased light and glare.

Severa adopted City codes and/or ordinances provide mitigation for some of the identified impacts.
Specificdly these are: the Storm water, Grading and Drainage Control, the City Energy Code will
require insulation for outside walls and energy efficient windows. The Land Use Code controls Site
coverage, sethacks, building height and use and contains other development and use regulationsto
assure compatible development. Compliance with these applicable codes and ordinancesis adequate
to achieve sufficient mitigation of mogt long-term impacts that are not considered significant.

Height, Bulk, and Scale

The proposed 31-gory project will rise to goproximately 360 feet to the top of the flat roof from the
average devation grade adong the 7™ Avenue street frontage, with rooftop features extending up to a
maximum of an additiona 50 feet (flag pole). The development siteislocated within the Downtown Office
Core Two zone with aheight limit of 300 feet (DOC2-300). Zoning within the immediate arearemains
DOC2-300. Acrossthedley to the west of the development Site, the height of the existing four-story
structure (7" Avenue Inn) is considerably smaler in height. To minimize the visualy impeacts over 25% of
the proposed structure is within 35 feet of grade. The Ste occupies the east haf of ablock that fronts four
streets. Across each right-of way, ranging in width from 66 feet to 90 feet away from the subject Ste are
sructures of varying heights. The proposed project is being developed to DOC2 standards, as allowed by
the Land Use Code, and is thereby in keeping with the scale of the potentid of the zone aswell asthat of
severd existing sructuresin the vicinity.

The SEPA Height, Bulk and Scale Policy (Sec. 25.05.675.G, SMC) statesthat “ the height, bulk and
scale of devel opment projects should be reasonably compatible with the general character of
development anticipated by the goals and policies set forth in Section C of the land use element of
the Seattle Comprehensive Plan for the area in which they are located, and to provide for a
reasonabl e transition between areas of |ess intensive zoning and more intensive zoning.”

In addition, the SEPA Height, Bulk and Scale Policy statesthat “ (a) project that is approved
pursuant to the Design Review Process shall be presumed to comply with these Height, Bulk and
Scale policies. This presumption may be rebutted only by clear and convincing evidence that
height, bulk and scale impacts documented through environmental review have not been
adequately mitigated.” Since the discussion in the previous paragraph indicates thet there are no
sgnificant height, bulk and scale impacts as contemplated within this SEPA palicy, and since the Design
Review Board approved this project with conditions, no mitigation of height, bulk and scale impactsis
warranted pursuant to this SEPA palicy.

Aesthetics — In accordance with the SEPA policy (SMC 23.05.675.P) the City protects public views
of sgnificant naturd and human-made features including; Mount Rainier, the Olympic and Cascade
Mountains, Downtown skyline, and the Space Needle. The height of the proposed building will rise to
382 feet (top of devator penthouse) which warrant additional scrutiny. Exiding multi- tory structuresin
the vicinity have obscured views of the Olympic Mountains and Mount Rainier, and other views of
natural features. The addition of the proposed structure at the development site would not further
negatively impact views of naturd or man-made features. A view analyss was provided in the
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Addendum demongtrating the proposed project fell outside the view radius of the Space Needlefrom
Four Columns Park. Four Columns Park isthe only designated visua impact area providing viewsto
natura or man-made features within range of the development site.

Traffic and Transportation

The transportation anadysis was performed in accordance with standard practices for transportation
impact andyds by a Professiond Traffic Operations Engineer, Marni Heffron, in coordination with
DPD. The proposed project is expected to generate anet increase of 1,160 trips per day, 187 trips
during the AM pesk hour, and 182 trips during the PM peak hour. Mot of the intersectionsin the
immediate vicinity of the site would operate a good leves of service (LOS C or better) during both the
morning and afternoon peak hours. Additiond trips would disperse before reaching intersections that
operate a poor levels of service which are further avay from the development ste. Stewart/Denny,
Stewart/Y de and Denny/Aurora (east) are intersections that could be impacted during the AM peak
hour, and the Howe|/Y de intersection in the PM peak hour. The Denny/Auroraintersection is forecast
to operate a L OS E both with and without the project. The other three intersections are forecast to
operate a LOS F both with and without the project. The additiona delay at these intersectionsis
anticipated to belessthan 4.3 seconds per vehicle. The Project’ simpact to intersection inthe
immediae vidnity of the Site would operate at LOS C or better. Therefore, the impacts of this project
arein line with impacts aready identified by the FEIS.

The proposed project would establish 423 parking spaces — 256 of these spaces would be accessory
to the proposed office and retail use and 167 would be designated for residentia use. Short-term
vigtorsto the building could use the short-term principa use parking aswell as vigtorsto the new
Federa Justice Center across the street which was congtructed with limited onSte parking (only for
judges).

At the LOS E and F intersection discussed above the lane configurations and signa phasing aready
have been optimized, and no further improvement at these intersection likely isfeasble. To reduce the
project’ s trip generation and thus minimize potentid traffic and parking-related impacts, the project
proponent will implement a Transportation Management Plan (TMP) for the building. The TMP will be
consstent with the City’ s Director’s Rule 14-2002. The single-occupant vehicle (SOV) god for this
TMP shdl be 30%.

Energy

Director’s Rule 3-87 concerning energy consumption for project in excess of 50,000 gross square feet
has recently been rescinded. It is estimated that the proposal would consume significant amounts of
eectricity. Thisproject is anticipated to contribute to overal load growth for the region, and could have
impacts on the environment associated with new generation projects. Adherence to Seeitle Energy
Code minimum performance levels should help to reduce maximum energy consumption and effectively
mitigate impacts energy resources. However, the project proponent should consult with Seettle City
Light on measures available through the "Energy Smart Design” program to further reduce energy
consumption by the development. No mitigation pursuant to 25.05.675.E is warranted.

CONCLUSION - SEPA
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In conclusion, severd adverse effects on the environment are anticipated resulting from the proposd,
which are non-significant. The conditions imposed below are intended to mitigate specific impacts
identified in the foregoing analyss, or to control impacts not regulated by codes or ordinances, per
adopted City policies.

DECISION - SEPA

Environmenta impacts for the proposa were identified and andyzed in the Finad Environmental Impact
Statement, Addendum (prepared by Xander & Associates under the direction of DPD), and
Environmenta Assessment approved and issued by DPD. DPD has the authority to mitigate impact
pursuant to the city’s SEPA practices. Therefore, the proposal is APPROVED subject to the
conditions/mitigating measures noted & the conclusion of this report.

CONDITIONS—-DESIGN REVIEW
Non-appealable conditions

1. Embed dl conditions of approva into the cover sheet on the updated MUP plan set and dl
subsequent building permit drawings. Add call-out notes on floor plans where departures
have been granted. Include the departure summary matrix on the zoning summeary shest.

2. Embed colored devation and landscape drawings into the MUP and building permit plans.

3. Any proposed changesto the externd design of the building, landscaping or improvementsin
the public right-of-way must first be reviewed and approved by the DPD planner prior to
congtruction.

After |ssuance of Building permit and Prior to Groundbresking

4. Arrange a pre-condruction meeting with the building contractor, building inspector, and land
use planner to discuss expectations and details of the Design Review component of the
project.

Prior to issuance of MUP

The owner/applicant shal update plans to show:
5. The corner feature a Westlake and Virginiato be uplifted to reinforce the corner entry.
6. Revised plan setsthat comport with redline set #2 dated April 27, 2005.

Appealable conditions

After issuance of MUP and prior to issuance of any Congtruction

7. Desgn and useinterior lighting within the corner tower that provides a“lantern beacon” effect
without creating upward light pollution subject to the gpprova by the DPD

8. Dedgn and ingtdl improvements on the Westlake sidewak area where the choice of paving
materias and design should set the standard thet reflects the design goals for the future of
Westlake Avenue. Also, lighting should be used to define the landscaping in the right-of-way.
The architect is shdl work with DPD and CityDesign on the details for improvementsin the
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Westlake right-of-way. Details to be reviewed and agpproved by the DPD planner and
SDOT.

CONDITIONS—SEPA

The owner(s) and/or responsible party(s) shdl:

Prior to issuance of any Congtruction or Grading Permits

7.

Submit for review and gpproval a Construction Noise Management Plan to address mitigation
of noise impacts resulting from al condruction activities. The Plan shdl include a discusson on
management of condruction related noise, efforts to mitigate noise impacts and community
outreach efforts to dlow people within the immediate area of the project to have opportunities
to contact the Site to express concern about noise. The Plan may aso be incorporated into any
Congtruction Management Plans required to mitigate any short term transportation impacts that
result from the project.

Submit for review and approva a Congtruction Management Plan to the Department of
Planning and Development for concurrent review and gpprova with Seettle Department of
Trangportation to mitigate these impacts. The plan shal identify management of congtruction
activities incdluding condruction hours, worker parking, proposed truck haul routes, and
potential street and sidewalk closures.

Shdll record with King County Department of Records and Elections a letter in aformat smilar
to that in Attachment A of Director's Rule 14- 2002 acknowledging the permit conditions related
to the TMP requirements. A copy of the recorded document, showing the recording number,
shdl be filed with DPD prior to permit issuance and include the components indicated and
referenced above in this Decison.

Prior to Issuance of Demalition Permits

7.

Submit to DPD a copy of the PSCAA Notice of Intent to Demolish prior to issuance of the
DPD demalition permit.

During Construction

The aforementioned condition(s) to be enforced during construction shall be posted at the siteina
location on the property line that isvisble and ble to the public and to congtruction personnel
from the direet right-of-way. |f more than one street abuts the Site, conditions shall be posted at each
dreet. The conditionswill be affixed to placards prepared by DPD. The placards will be issued dong
with the building permit set of plans. The placards shdl be laminated with clear plastic or other
weetherproofing materid and shal remain in place for the duration of congtruction.

Sgnature: _ (sgnature on file) Dae _May 2, 20005

Bradley Wilburn, Land Use Planner
Land Use Services



Application No. #2308530
Page 19

Department of Planning and Development

BMW:rgc
K:\Signed Decisions2308530.doc



