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Project Description

Terminal Sales Annex Building 

The proposed project is a 42-story hotel and residential building with street-level retail space. The Terminal 
Sales Annex was designated as a landmark on January 25, 2008 due to the primary facade's Collegiate 
Gothic Revival style designed by prominent architects Bebb & Gould in 1916. The project team's goal is to 
incorporate the landmark building into the proposed construction. 

The proposed strategy for the landmark: 

1.	 Remove existing roof structure and replace with a new roof structure and floor slab where the 
new construction contains interior space.

2.	 Remove and replace existing floor slabs at all levels keeping the approximate existing floor 
elevations

3.	 Remove north and south wall and existing structural to accommodate new construction on the 
site. The proposed 

4.	 Design maintains the landmark's volume expression through the lower levels of the project. 
5.	 Remove the west alley to provide SDOT required alley dedication and minimize impacts for 

alley 
6.	 Vehicle digestion
7.	 The historic terra-cotta will be gently cleaned with a non-ionic detergent and natural bristle 

brushes in accordance with the Secretary of the Interior's Standards for the Treatment of 
Historic Properties. 

8.	 Remove and replace existing irreparable windows as determined by a survey of window 
conditions, following the Secretary of the Interior's Standards. 

During construction, the project team will implement the following: 

1.	 Shore the exterior walls as required
2.	 Protect and brace the existing exterior walls.

Proposed Design 
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PROJECT OVERVIEW

A new mixed-use hotel and residential building will be 
located at the corner of 2nd Avenue and Virginia Street in 
downtown Seattle. The building will be a vibrant addition 
to this key intersection and will take design cues from 
the existing landmark on site and the urban patterns of 
buildings and pedestrian experiences that make up the 
Downtown Retail Core of Seattle.

The proposed development consists of the following:
•	 One 42-story structure of approximately 467,400 sq. 

ft. above ground
•	 14 levels of hotel with 184 keys
•	 28 levels of residential with 191 condo units
•	 Separate lobbies for hotel and residential uses
•	 5 levels of below-grade parking (approx. 214 stalls)
•	 3 loading spaces will be accessed through the Alley
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The Terminal Sales Annex building is located in Seattle’s 
Belltown neighborhood (1931 2nd Avenue) as a designated 
Seattle Landmark. The building was designed in the 
distinctive Collegiate Gothic Revival style by architect’s 
Bebb & Gould.  Charles Bebb was a leading innovator in 
the use of architectural terracotta in the Seattle area.

The landmark is a five-story (+72’) reinforced structure 
that was designed as an infill building and currently is 
flanked by two on-grade parking lots. It holds a corner 
with other landmark structures, including the Palladian 
Hotel and Moore Theatre & Hotel.

This project aims to integrate the Terminal Sales Annex 
into a cohesive design which seeks inspiration from the 
landmark itself as well as the local surroundings.

Historic Photograph Photograph of Current Conditions

PROJECT OVERVIEW
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Section B-B, Virginia St., looking South

A

A

B

B

~ +132'

~ +73'

~ +104'

~ +259' ~ +440'

VIRGINIA ST.

VIRGINIA ST.

Section A-A, Virginia St., looking North
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PROJECT OVERVIEW

Streetscapes
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Project Overview
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PROJECT OVERVIEW

Streetscapes
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LPB PRIORITIES
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An open corner exposes the 
landmark to the corner which is 
defined by other existing landmarks, 
including Palladian Hotel and Moore 
Theater & Hotel.

Landmark to Complete 
Corner of Landmark 
Structures

There is opportunity to reference the 
existing massing and embrace what 
came before. This can be done by 
using the Terminal Sales Annex to 
set up the alignments of the tower 
above.

Tower Expression should 
draw inspiration from 
Landmark

ARC #3 ARC #3 ARC #3

Meetings Recap

LANDMARK PRESERVATION BOARD PRIORITIES

 

The design should imply the sense 
of the building in the function of 
the space. The team is proposing to 
achieve this through:
•	 Mural at sidewalls
•	 Reduced fenestration at 

sidewalls

The Landmark building should retain 
its existing entry.

There should be active uses filling 
the space within the Landmark. 

Floors levels should remain the 
same behind the Landmark. These 
elevations are  important at the 
windows.

1 Express Volume of 
Landmark through 
Building

3 4 Retain Existing Entry 
Door of Landmark

Create Active Uses within 
Landmark

Match Existing Levels of 
Landmark  

5 6 7

Setting the tower back highlights 
the Landmark Building by giving 
it necessary  breathing room. This 
allows the Landmark to maintain its 
presence in the neighborhood.

Set Tower Back from 
Landmark

2

LPB PRIORITIES

POSITIVE RESPONSE POSITIVE RESPONSE POSITIVE RESPONSE POSITIVE RESPONSE POSITIVE RESPONSE POSITIVE RESPONSEPOSITIVE RESPONSE
ARC #4 ARC #3 ARC #5 ARC #5

ARC #6ARC #7 Feedback: Show 
existing window activation.

ARC #7 Feedback: Show 
mural continuity as volume 
expression
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ARC Meeting 1 
June 29, 2018

ARC Meeting 2 
August 31, 2018

ARC Meeting 3 
June 28, 2019

ARC Meeting 4 
February 14, 2020

ARC Meeting 5 
January 28, 2022

ARC Meeting 6 
August 25, 2023

ARC Meeting 7 
October 27, 2023

Early Design Guidance 1 
March 5, 2019

Early Design Guidance 2 
July 23, 2019

2018 2019 2020 2021 2022 2023 2024 2025
Landmark Preservation 
Board Briefing
March 06, 2024

ARC Meeting 8 
March 01, 2024

Landmark Preservation 
Board Briefing

November 15, 2021

REC 1 Meeting
November 09, 2021

Meetings Recap

Project Timeline
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29’ - 3” 48’ - 0”

20’ - 2” street
connection

corner
plaza

Landmark sets up alignment for entire composition

Landmark and tower define small corner plaza

Massing recalls Seattle historical Art Deco traditions
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Massing:
Main argument is how this is an improvement beyond 
2015, what are we doing beyond that

Terminal Sales Annex Volume Expression:
Imply the sense of the building in the function of the space

Existing Floor Levels
Elevation is more about elevation at windows, need to 
look at ways to keep floor level

4

5

Integration of Hotel Clare Comments: 
Outdoor Corner is a step forward in exposing the landmark
Study Relationship at the Ground

Architectural Style:
Appreciates the reference to art deco massing and 
embracing what came before"
References to Northern Life Tower is pleasing, sculpting 
at the top of tower reflects some of these qualities

ARC Meeting 1 / June 29, 2018

Massing presented at ARC meeting 1

Meetings Recap

ARC Meeting #1

  132ND AND VIRGINIA HOTEL AND CONDO, SEATTLE
PACIFIC VIRGINIA

ARC #8 KENGO KUMA & ASSOCIATES  //  ANKROM MOISAN ARCHITECTS  //  BERGER // 

ROTTET STUDIO 



UP

UP

UP

UP

894 SF
CO-WORK SPACE

2400 SF
HOTEL LOBBY

200 SF
F.C.C

283 SF

RESIDENTIAL ELEV.
LOBBY

1117 SF

RESIDENTIAL
LOBBY

442 SF

MAIL/PACKAGE
ROOM 153 SF

WET RM.
1769 SF

LOADING DOCK

1758 SF
B.O.H

300 SF
BOH

3114 SF

RESTAURANT +
CAFE

166 SF
STAIR 3

289 SF
RES. MOVE-IN

10
.0

%

DN

17
.0

%

169'-0"

1

A

2 3 4 5 6 8 9

B

C

D

E

7

LEVEL 01

3/16" = 1'-0" REF

PLAN
-
1

161'-11"

158'-6" 157'-7"

167'-6"

164'-11" 161'-0"

155'-6"

Setbacks  highlight the landmark Tower 

Tower setback is sensitive to Viktoria

1

2

3

Massing:
Believes the massing concept is on the right track and is 
appropriate to move forward to Early Design Guidance

Integration of the Terminal Sales Annex:
Intrigued by the experiential integration of the landmark 
building. Recommend starting with the landmark building 
as the "seed" for the massing.

Vertical Alignment:
Appreciates the Terminal Sales Annex setting up 
alignments of the tower above
Applauds approach for it being the growth point as it 
relates to the ground level pedestrian experience.

4 Party Walls:
Recommends the team explore how to treat the return 
party walls. Consider art installation.
Openings need more exploration.

ARC Meeting 2 / August 31, 2018

5 Alley Façade:
Would like to see consideration given to the alley façade.

Walls Expressing Volume of Landmark through the BuildingMassing presented at ARC meeting 2

Meetings Recap

ARC Meeting #2
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2
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Tower Expression
Vertical expression of tower pulls of landmark.
In full board briefing focus on verticality of the tower and 
how it relates to landmark.

Tower Floor Plates and Setbacks
Support for setbacks from the landmark. Need 

Party Wall:
Public art calls attention to volume and is engaging,
mural seemed appropriate if its supposed to be infill.
Believed mural could be toned down.
Support for glazing in new building which was 
proportional to old.
Need to follow Interior Secretary of Standards.

ARC Meeting 3 / June 28, 2019

4 Landmark Volume Expression:
Show legibility of the volume through the existing 
building
Support to keep the alley facade

5 Comparison to Active MUP
Provide comparisons between Hotel Clare and current 
proposal, including analysis of floor plates and setbacks

Landmark Volume Expression at Alley  / Art credit: "Keep Me" by MilloLandmark Volume Expression at Party Walls  / Art credit: "Keep Me" by Millo

Meetings Recap

ARC Meeting #3
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Party Wall:
Options for regularized fenestration were requested.

Landmark Volume Expression:
Show legibility of the landmarked volume through the 
proposed building at both the exterior and interior.

Party Wall:
Mural should be relevant to downtown.

4 Next Step:
ARC indicated the next step is to brief the full Board.

ARC Meeting 4 / February 14, 2020

Meetings Recap

ARC Meeting #4

108’-6”

interiors to 
be removed

45’-0”  To Remain

Location of 
Art Mural
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1

2

3

TSA Party Wall & Window Concept:
Party wall location of art mural.

Active Uses in the TSA:
Proposed use of hotel lobby, co-work, social stair and 
activated rooftop.

Volume Expression:
Explored through mural curation at party wall(s) and 
alley creating continuity.

4 Eaton Branding / Art Program Curation:
Contextual proposal for the art program / mural artist 
direction. 

ARC Meeting 5 / January 28, 2022

5 Next Step:
ARC indicated the next step is to brief the full Board.

Meetings Recap

ARC Meeting #5

MURAL DIRECTIONEATON SEATTLE LANDMARKS PRESENTATION BOARD
6

Seattle also brings to mind the mysterious romance of the 1990s: 
the birth of the original coffee shop (Starbucks was founded at 
Pike Place Market as a small coffee shop), Gen X culture, and 
grunge music. Our beloved cultural references, which all take 
place in Seattle and the northwest are: Twin Peaks (1990) by 
David Lynch, Singles (1992) by Seattle native Cameron Crowe, 
and Say Anything (1989). 
                          
Other cultural references to this era in time are: the rise and fall 
of Tower Records and the importance of the local record shop 
(see the fiction film Tower Records, as well as the documentary 
All Things Must Pass), the legacy left by Kurt Cobain (see the 
documentary Montage of Heck and About a Son) and the 
importance of the grunge music scene (Soundgarden, Alice in 
Chains, Pearl Jam, Sub Pop Records), the first anti-globalization 
protests against the WTO in Seattle which took the world’s 
headlines, the Earth First! protestors who chained themselves to 
old-growth redwoods to prevent lo�ing, the super homegrown 
Seattle and Olympia feminist punk rock riot grrl scene (Sleater 
Kinney, Bikini Kill. 

1. Sub Pop Founders: Bruce Pavitt and Jonathan Poneman, 1992 
2. ‘Subverting girl-group convention’… Sleater-Kinney in 2000 
3. Sub Pop 5 Casette Artwork, 1981 
4. Bruce Pavitt inside the original Sub Pop Radio station 
5. Nirvana in front of Jenny Holzer's 'Men Don't Protect You Anymore’ 
6. Starbucks store in Pike Place Market, 1977 
7. Cameron Crowe  on set with Chris Cornell 
8. Bikini Kill, 1987 
9. A still from “Happy Dance” Scene on Twin Peaks

ANALOG  SUBCULTURES

SPEAKEASY

CAFE / LIVING 

LOUNGE

CO-WORK

HOTEL 
ENTRY

SPEAKEASY 
ENTRY
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Project Re-Introduction:
Team reviewed and re-introduced the project since the 
brand change and redesign.

Active Uses in the TSA:
Changed from previous design to host guestrooms at 
upper levels, and hotel lobby and grand stair at lower.

Existing Levels:
Team addressed the minor changes in existing TSA levels 
to proposed project levels.

4 Langham Re-Branding / Art Program 
Curation:
Contextual proposal for the art program / mural artist 
direction. 

ARC Meeting 6/ August 25, 2023

5 Next Step:
Following ARC planned to review technical details.

Meetings Recap

ARC Meeting #6

2ND AND VIRGINIA HOTEL AND CONDO, SEATTLE
PACIFIC VIRGINIA

ARC #818 KENGO KUMA & ASSOCIATES  //  ANKROM MOISAN ARCHITECTS  //  BERGER  

// ROTTET STUDIO



1

2

3

TSA Party Wall & Window Concept:
Team responded to ARC comments and re-articulated 
the glazing on party walls.

Temporary and Permanent Facade Bracing:
Team reviewed the structural temporary and permanent 
TSA facade bracing.

Facade Restoration:
Pioneer Masonry reiewed process for the TSA terracotta 
restoration and rehabilitation.

4 Architectural Details:
Team reviewed and explained all architectural detailing 
that relates to the TSA.

ARC Meeting 7 / October 27, 2023

5 Next Step:
ARC indicated the next step is to brief the full Board.

Meetings Recap

ARC Meeting #7
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Massing:
Approved preferred tower massing concept, preferred 
option gave "most relief to historic structure and is the 
strongest design concept"

Plazas:
Supported open plazas to the north and south of the 
historic structure, wants to understand how these spaces 
are activated.

Party Wall:
Landmark party wall should not be a blank wall.

Early Design Guidance / March 5, 2019

4 Drop off:
Drop-off on Virginia Street was not supported.

1

2

Early Design Guidance 2 / July 23, 2019

Meetings Recap

One story volume with 
vehicular drop-off

Double height volume 
with NO vehicular 
drop-off

EDG 1 

EDG 2 Massing: 
The overall tower width has been reduced.

Floor Plate:
The average floor plate is well below the 
maximum average floor plate allowed.

SDCI Design Review Board

129'-0" 120'-0"

139'-0" 132'-0"

2nd Avenue
2nd Avenue

Virginia Street

Virginia Street

EDG #1 EDG #2
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01 Tower Expression RESPONSE TO LPB PRIORITIES

past (streetscape)

future (skyline)

Gradation from Past to Future

Starting down at the street level where the remains of Seattle's past 
exists in many historic buildings, the new tower rises upward from the 
historic Terminal Sales Annex landmark in a series of graded steps 
into the skyline where it positions itself amongst the new towers that 
form the future of Seattle. Bebb & Gould's use of terracotta on the 
Terminal Sales Annex was innovative and new to the city. Each step 
holds this forward-thinking approach of the Terminal Sales Annex, to 
a more innovative skyline reflecting the change of the city.

2ND AND VIRGINIA HOTEL AND CONDO, SEATTLE
PACIFIC VIRGINIA
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Tower Expression 01RESPONSE TO LPB PRIORITIES

SITE REINFORCE SCALE HIGHLIGHT LANDMARK GRADATION FROM LANDMARK
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01 Tower Expression RESPONSE TO LPB PRIORITIESexpression of TSA volume

TERMINAL SALES ANNEX - EXISTING CONDITIONS
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Tower Expression 01RESPONSE TO LPB PRIORITIES

NORTH ELEVATION EAST ELEVATION SOUTH ELEVATION WEST ELEVATION
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02 Setback RESPONSE TO LPB PRIORITIES
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The Terminal Sales Annex building currently holds a 
corner with other landmark structures, including the 
Palladian Hotel and Moore Theatre & Hotel. The design 
team has aimed to maintain this connection through the 
open corner design.

Corner of Landmarks 03RESPONSE TO LPB PRIORITIES
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04 Volume of TSA RESPONSE TO LPB PRIORITIES

Examples of Murals on Landmark 
Buildings around Seattle:

2ND AND VIRGINIA HOTEL AND CONDO, SEATTLE
PACIFIC VIRGINIA

ARC #828 KENGO KUMA & ASSOCIATES  //  ANKROM MOISAN ARCHITECTS  //  BERGER  

// ROTTET STUDIO



Landmark Exterior to be Removed

LEGEND

Existing Building Exterior to be 
Removed,  New walls will be 
constructed to express volume of 
Landmark

Landmark Exterior to Remain
PREVIOUSLY APPROVED

23’-3”

23’-3” 

108’

108’-0” 

Landmark Exterior to be Removed and 
Rebuilt

Volume of TSA 04RESPONSE TO LPB PRIORITIES

108’-6”

interiors to 
be removed

45’-0”  To Remain
Secretary of the Interiors Standards

According to the National Park Service Technical Preservation Service 
Illustrated Guide for Rehabilitation, the following language allows new 
windows in secondary facades and party walls: 

"Recommended: Designing and installing additional windows on rear or 
other-non character-defining elevations if required by the new use. New 
window openings may also be cut into exposed party walls. Such design 
should be compatible with the overall design of the building, but not 
duplicate the fenestration pattern and detailing of a character-defining 
elevation."  

KENGO KUMA & ASSOCIATES  //  ANKROM MOISAN ARCHITECTS  //  BERGER // 
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04 Volume of TSA RESPONSE TO LPB PRIORITIES

TSA PARTY WALL ELEVATION CHANGES
RE-WORKED WINDOW PATTERNING + SCALE

TSA PARTY WALL SOUTH SECTION / ELEVATION TSA PARTY WALL NORTH SECTION / ELEVATION

REDUCTION IN GLAZING

MURAL 
LOCATION

REDUCTION IN GLAZING

MURAL LOCATION
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VIEW OF HOTEL LOBBY / RECEPTION

04 Volume of TSA RESPONSE TO LPB PRIORITIES

2ND AND VIRGINIA HOTEL AND CONDO, SEATTLE
PACIFIC VIRGINIA
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RENDERING OF PROPOSED DESIGN - SOUTH 

ORIGINAL CONCEPT; NO CHANGE

Volume of TSA 04RESPONSE TO LPB PRIORITIES

Location of Art Mural
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*MURAL DEPICTED IN RENDERING DOES NOT REPRESENT ACTUAL PROPOSED ARTWORK AND IS 

SUBJECT TO CHANGE PENDING CALL FOR ARTIST SELECTION. 



04 Volume of TSA RESPONSE TO LPB PRIORITIES

RENDERING OF PROPOSED DESIGN - NORTH

Location of Art Mural

2ND AND VIRGINIA HOTEL AND CONDO, SEATTLE
PACIFIC VIRGINIA
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04 Volume of TSA RESPONSE TO LPB PRIORITIES

2ND AND VIRGINIA HOTEL AND CONDO, SEATTLE
PACIFIC VIRGINIA
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Skybridges: Added in 1940s, Removed 2009

Fire Dept Connection 
(Not Original)Conduit (Not Original)

Exposed Non-Original Conduit and 
Mechanical Equipment
Broken, Painted Windows

Damaged Facade Materials and Mech. System Upgrades

Mechanical Equipment 
(Not Original)

2

3

1

2 3

1
Patchwork (Not Original)

CMU Infill (Not Original)

4

4

Existing Conditions: Alley Wall

The current alley elevation was designated in the 2008 
report as being a non-primary elevation, consisting of 
non-structural unreinforced hollow clay tiles susceptible 
to earthquake damage. The facade contains many non-
original elements including CMU infill and patchwork, 
mechanical equipment, broken and painted windows. 
The team proposes to follow approved MUP #3017317 and 
replace the alley facade.

Volume of TSA 04RESPONSE TO LPB PRIORITIES
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Alley Wall

The proposed design of the alley facade is set back 4-ft 
from the property line to comply with the SDCI zoning 
requirement to have a 2-ft alley dedication and improve 
alley traffic control. 

The openings in the alley facade have the potential to 
reference the historic facade openings with the varied 
sizes and locations.

Move 4' for additional 
alley clearance
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04 Volume of TSA RESPONSE TO LPB PRIORITIES

Tan color represents 
location of mural

2ND AND VIRGINIA HOTEL AND CONDO, SEATTLE
PACIFIC VIRGINIA

ARC #838 KENGO KUMA & ASSOCIATES  //  ANKROM MOISAN ARCHITECTS  //  BERGER  
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PROPOSED LANDMARK EXPERIENCE 
DIAGRAM

06 Active Uses RESPONSE TO LPB PRIORITIES

EVENT / BREAKFAST TERRACE

RESIDENTIAL GYM

HOTEL SUITES

HOTEL SUITES

EVENT / BALLROOM

HOTEL LOBBY

2ND AND VIRGINIA HOTEL AND CONDO, SEATTLE
PACIFIC VIRGINIA
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STREET VIEW INTO HISTORIC WINDOWS 

Active Uses 06 RESPONSE TO LPB PRIORITIES
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Current Proposal

VIEW OF HISTORIC WINDOWS FROM SUITES

06 Active Uses RESPONSE TO LPB PRIORITIES

2ND AND VIRGINIA HOTEL AND CONDO, SEATTLE
PACIFIC VIRGINIA
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VIEW OF LEVEL 6 ROOFTOP EVENT / BREAKFAST TERRACE

Active Uses 06 RESPONSE TO LPB PRIORITIES
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216.80

Existing Floor

230.60

Existing Roof

203.30

Existing Floor

189.9

Existing Floor

173.30

Existing Floor

162.80

Existing Floor

PROPOSED BUILDING SECTION

216.9

Proposed Floor

230.9

Proposed Floor

202.9

Proposed Floor

189.9

Proposed Floor

176.9

Proposed Floor

162.80

Proposed Floor 

166.5

Proposed Floor

07  Match Existing Levels RESPONSE TO LPB PRIORITIES
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Match Existing Levels 07RESPONSE TO LPB PRIORITIES

EXISTING LEVELS RE-ARTICULATION

PROPOSED NEW FLOOR SLAB

EXISTING FLOOR SLAB

+ 3.7'

+ 3.9'

NO CHANGE

- 0.4'

+ 0.1'

+ 0.3'

8"

21"

15"

FINISHED FLOOR TO GLAZING

NOTE: L2 DOES NOT INTERSECT 
WITH TSA 
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FACADE RESTORATION + 

BUILDING REHABILITATION

  46 2ND AND VIRGINIA HOTEL AND CONDO, SEATTLE
PACIFIC VIRGINIA

ARC #6KENGO KUMA & ASSOCIATES  //  ANKROM MOISAN ARCHITECTS // BERGER // 
ROTTET STUDIO



Facade Restoration

1.	 Non-original mechanical
2.	 Turret-like cap over concrete columns
3.	 Spear-like cap over steel columns
4.	 Finial over buttress
5.	 Niches
6.	 Multi-paned industrial-style windows
7.	 Fire escape

LEGEND
1

21 13

4 1 6 75

Landmark Existing Conditions

  472ND AND VIRGINIA HOTEL AND CONDO, SEATTLE
PACIFIC VIRGINIA
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Facade Restoration

1.	 Terra cotta over concrete column
2.	 Terra cotta over steel column
3.	 Colored “diaper” background
4.	 Ornamental parapet, stylistically stepped like 

window lintels during that era
5.	 Trefoil motifs at parapet
6.	 Floor-to-ceiling Tudor-style wood windows
7.	 Flat arch motifs on 1st floor frieze
8.	 Painted metal sash @ arched windows
9.	 Niche (1 of 2) 
10.	 Flush spandrel panels with Heraldry    

ornamentation
11.	 Non-original single pane plate glass
12.	 Original multi-paned leaded glass
13.	 Grilles over basement windows

1 4 56 7 8 9

1010 11 12 13

32

LEGEND

Landmark Existing Conditions

2ND AND VIRGINIA HOTEL AND CONDO, SEATTLE
PACIFIC VIRGINIA
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Facade Restoration

1 

1 1 

1 

1 

1 

1 

1 1 1 1 1 1 

1 

1 

2 

1 1 

2 

3 3 3

4

4

5

6 

6 

6 

WINDOW REHABILITATION :

A rehabilitation approach is recommended for all original windows 
based on their significance, condition, and quality of materials.  
During construction, the project team will implement the following:

•	 Clean and refinish the exterior/interior.

•	 Remove added non-original items and fill holes.

•	 Retain and repair original leaded glass in current locations.

•	 Replace non-original glazing with single-lite thin insulated glazing units.

•	 Repair and retain all leaded glazing in transoms above casements.

•	 Develop a solution to protect and reinforce the massive glass pane in 
center bay. 

•	 Remove and label sash and trim from the frames and repair in a secure 
shop.

•	 Leave frames, brick moldings, outer stops, casings, stools, aprons, and 
sills in place  possible. 

•	 Replicate missing window components and hardware as needed. 

PROPOSED MODIFICATIONS:

Unless noted otherwise, glazing is to be replaced with single-lite thin 
insulated glazing units.

NOTE: See window survey packet for more details.

Retain original lead glazing.

Remove air-conditioning unit in retrofitted upper transom

Retain and protect original glazing. 

Replace non-original aluminum storefront entry doors and upper transom 
window with new aluminum storefront entry.

Relocate Fire Department Connection to adjacent new construction.  

Retain and repair transom windows.

1

2

3

4

5

6

Single-pane Plate Glass 
(Not Original to Landmark)

LEGEND

Windows with Original 
Components

Mechanical Equipment
(Not Original to Landmark)

216.8

Existing Floor

203.3

Existing Floor

189.9

Existing Floor

173.0

Existing Floor

162.8

Existing Floor

Mechanical Equipment
(Not Original to Landmark)

Mechanical Equipment
(Not Original to Landmark)

Steel Grilles

238.00

Existing Parapet

EXISTING WINDOW SURVEY

Window Rehabilitation

  492ND AND VIRGINIA HOTEL AND CONDO, SEATTLE
PACIFIC VIRGINIA

ARC #8
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Facade Restoration

Joseph Vance Building
Selective Paint Removal at Entire Facade
Stone Removal
Stone Repair
Stone Replacement
Steel Repair or Replacement at Repair Areas
Facade Cleaning
Tuck Pointing
Sealant Replacement

Nordstrom Store 1
Terra Cotta Patching
100% Tuck Pointing
Terra Cotta Replacement with GFRC,  Floors 2-5 at E, S and W Elevations Between Columns
Facade Cleaning
Sealant Replacement
Window Restoration and Anchoring

Coliseum Theater
Selective Paint Removal 
Stone Removal
Stone Patching
Stone Replacement
Steel Repairs 
Facade Cleaning
Tuck Pointing
GFRC Panels at Storefront

Terminal Sales Building
Terra Cotta Patching
Terra Cotta Repair
Tuck Pointing
New Lintels Above Windows at West Elevation
Facade Cleaning
Sealant Replacement

Facade restoration will be completed in the following phases:

Phase I: Prior to temporary bracing 
or demolition

a.	 paint strip the terra cotta façade

b.	 inspection of terra cotta and façade 
components

c.	 protection of the façade and shoring

Phase II: 'Shine & Polish' after 
facade shoring is removed

a.	 terra cotta salvage and repair

b.	 terra cotta replacement

c.	 possible structure repairs needed

d.	 tuckpointing and final wash

2ND AND VIRGINIA HOTEL AND CONDO, SEATTLE
PACIFIC VIRGINIA

ARC #850 KENGO KUMA & ASSOCIATES  //  ANKROM MOISAN ARCHITECTS  //  BERGER  
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Facade Restoration

1. Terra cotta spall, previously patched and has failed again.
2. Oxide jacking at support steel causing the failed patch in photo 1.
3. Example of corroded support steel with excessive loss and needing replacement.
4. Support steel that was salvaged, prepped and treated with rust inhibiting primer.
5. New terra cotta replacement pieces in shipping crate from Boston Valley Terra Cotta.
6. Example of anchors, stainless threaded rod and helical anchors for retrofit pinning or crack repair.

LEGEND

1. 2. 3.

4. 5. 6.

1. Terra cotta spall, previously patched and has failed again.
2. Oxide jacking at support steel causing the failed patch in photo 1.
3. Example of corroded support steel with excessive loss and needing replacement.
4. Support steel that was salvaged, prepped and treated with rust inhibiting primer.
5. New terra cotta replacement pieces in shipping crate from Boston Valley Terra Cotta.
6. Example of anchors, stainless threaded rod and helical anchors for retrofit pinning or crack repair.

LEGEND

1. 2. 3.

4. 5. 6.

1. Terra cotta spall, previously patched and has failed again.
2. Oxide jacking at support steel causing the failed patch in photo 1.
3. Example of corroded support steel with excessive loss and needing replacement.
4. Support steel that was salvaged, prepped and treated with rust inhibiting primer.
5. New terra cotta replacement pieces in shipping crate from Boston Valley Terra Cotta.
6. Example of anchors, stainless threaded rod and helical anchors for retrofit pinning or crack repair.

LEGEND

1. 2. 3.

4. 5. 6.

1. Terra cotta spall, previously patched and has failed again.
2. Oxide jacking at support steel causing the failed patch in photo 1.
3. Example of corroded support steel with excessive loss and needing replacement.
4. Support steel that was salvaged, prepped and treated with rust inhibiting primer.
5. New terra cotta replacement pieces in shipping crate from Boston Valley Terra Cotta.
6. Example of anchors, stainless threaded rod and helical anchors for retrofit pinning or crack repair.

LEGEND

1. 2. 3.

4. 5. 6.

1. Terra cotta spall, previously patched and has failed again.
2. Oxide jacking at support steel causing the failed patch in photo 1.
3. Example of corroded support steel with excessive loss and needing replacement.
4. Support steel that was salvaged, prepped and treated with rust inhibiting primer.
5. New terra cotta replacement pieces in shipping crate from Boston Valley Terra Cotta.
6. Example of anchors, stainless threaded rod and helical anchors for retrofit pinning or crack repair.

LEGEND

1. 2. 3.

4. 5. 6.

1. Terra cotta spall, previously patched and has failed again.
2. Oxide jacking at support steel causing the failed patch in photo 1.
3. Example of corroded support steel with excessive loss and needing replacement.
4. Support steel that was salvaged, prepped and treated with rust inhibiting primer.
5. New terra cotta replacement pieces in shipping crate from Boston Valley Terra Cotta.
6. Example of anchors, stainless threaded rod and helical anchors for retrofit pinning or crack repair.

LEGEND

1. 2. 3.

4. 5. 6.1. TERRA COTTA SPALL, PREVIOUSLY PATCHED 
AND HAS FAILED AGAIN

3. EXAMPLE OF CORRODED SUPPORT 
STEEL WITH EXCESSIVE LOSS AND NEEDING 
REPLACEMENT.

2. OXIDE JACKING AT SUPPORT STEEL 
CAUSING THE FAILED PATCH IN PHOTO 1

1 2 3

4 5 6

4. SUPPORT STEEL THAT WAS SALVAGED, 
PREPPED AND TREATED WITH RUST 

INHIBITING PRIMER.

6. EXAMPLE OF ANCHORS, STAINLESS 
THREADED ROD AND HELICAL ANCHORS FOR 

RETROFIT PINNING OR CRACK REPAIR.

5. NEW TERRA COTTA REPLACEMENT PIECES 
IN SHIPPING CRATE FROM BOSTON VALLEY 
TERRA COTTA.

NOTE THAT ANY REPLACED TERRA COTTA 
SHALL BE CUSTOM TERRA COTTA TO MATCH.

  512ND AND VIRGINIA HOTEL AND CONDO, SEATTLE
PACIFIC VIRGINIA
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LANDMARK

ELEVATION(S)

LPB.A4.02

1

2

3

4

5

6

7

8

9

216.8

Existing Floor

230.6

Existing Roof

203.3

Existing Floor

189.9

Existing Floor

173.0

Existing Floor

162.8

Existing Floor

1.	 Terra cotta caps
2.	 Terra cotta parapet
3.	 Painted wood windows, typ.
4.	 Terra cotta clad column
5.	 Terra cotta frieze
6.	 Terra cotta finials

LEGEND

* Terra cotta to remain

7.	 Terra cotta statuette niche
8.	 Painted metal sash @ arched windows
9.	 Metal grilles @ basement windows
10.	 Non-original mechanical
11.	 Existing door
12.	 Freight elevator and roof access penthouse

13.	 Non-original conduit
14.	 Multi-paned industrial windows, typ.
15.	 Non-original rolling door @ removed sky 

bridge
16.	 Steel fire escape
17.	 Painted concrete

18.	 Non-original CMU infill
19.	 Recessed loading dock

Painted wall
Hatch denotes location 
of art mural
Local artist to be 
selected by ownership

New windows

EXISTING ELEVATIONS

PROPOSED ELEVATIONS

NORTH (VIRGINIA STREET) ELEVATION

NORTH (VIRGINIA STREET) ELEVATION

EAST (2ND AVENUE) ELEVATION

EAST (2ND AVENUE) ELEVATION
UNCHANGED

SOUTH ELEVATION

SOUTH ELEVATION

WEST (ALLEY) ELEVATION

WEST (ALLEY) ELEVATION

108’-6”

11

10

To be demolished for new constructionTo be demolished for new construction

108’-6”45’-0”

14

15

16

17

15

19

12

10

10

13

45’-0”

Painted wall
Hatch denotes location of art mural
Local artist to be selected by ownership

Existing terra-cotta
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LANDMARK

ELEVATION(S)

LPB.A4.02

216.9

Proposed L5

230.9

Proposed L6
(In Tower)

202.9

Proposed L4

189.9

Proposed L3

166.5Proposed Hotel L1

162.8Proposed 
Residential L1

Painted wall
Hatch denotes location 
of art mural
Local artist to be 
selected by ownership

New windows

Existing terra-cotta

Proposed L2
176.9
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LANDMARK - LEVEL 1
FLOOR PLAN

LPB.A2.01

GROUND LEVEL
SCALE: 1/32" = 1'-0"

PARKING 
ENTRY

AMENITY

RETAIL

CIRCULATION

UNIT

PARKING

BOH

HOTEL

ALLEY

VIRGIN
IA

 ST

2ND AVE

������������

FLOOR 02
SCALE: 1/32" = 1'-0"

BALLROOM

BOH

2ND AND VIRGINIA HOTEL AND CONDO, SEATTLE
PACIFIC VIRGINIA

ARC #654 KENGO KUMA & ASSOCIATES  //  ANKROM MOISAN ARCHITECTS  //  BERGER 

// ROTTET STUDIO 

2ND AND VIRGINIA HOTEL AND CONDO, SEATTLE
PACIFIC VIRGINIA

ARC #854 KENGO KUMA & ASSOCIATES  //  ANKROM MOISAN ARCHITECTS  //  BERGER 

// ROTTET STUDIO 



Proposed Plans and Elevations

UP

PROJECT #:

38 NORTHWEST DAVIS, 
SUITE 300
PORTLAND, OR 97209
503.245.7100

1505 5TH AVE, SUITE 300
SEATTLE, WA  98101
206.576.1600

1014 HOWARD STREET
SAN FRANCISCO, CA 94103
415.252.7063

DATE:

SHEET NUMBER

© ANKROM MOISAN ARCHITECTS, INC.

C:
\_

Re
v i

t P
ro

je
ct

s\
17

40
30

-2
0-

19
31

 2
nd

 A
ve

nu
e_

Ce
nt

ra
l\1

74
03

0-
20

-1
93

1 
2n

d 
Av

en
ue

_r
ac

he
ljm

.r
vt

7/
18

/2
02

3 
1:

20
:0

2 
PM

174030

CD PROGRESS

19
31

 S
EC

O
N

D
 A

VE
N

U
E 

-H
O

TE
L 

AN
D

 C
O

N
D

O

PA
CI

FI
C 

VI
RG

IN
IA

, L
LC

19
31

 2
N

D
 A

VE
N

U
E

SE
AT

TL
E,

 W
A 

98
10

1

06/29/2023

LANDMARK - LEVEL 3
FLOOR PLAN

LPB.A2.03

FLOOR 03
SCALE: 1/32" = 1'-0"

OPEN TO 
BELOW

HOTEL GYM

PRE-FUNCTION

SCREENING

AMENITY

RETAIL

CIRCULATION

UNIT

PARKING

BOH

HOTEL

BOH BANQUET/STORAGE

POOL STORAGE
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LANDMARK - LEVEL 4
FLOOR PLAN

LPB.A2.04

FLOOR 04
SCALE: 1/32" = 1'-0"

BOH

EXECUTIVE SUITES

POOL / SPA

SPA
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LANDMARK - LEVEL 5
FLOOR PLAN

LPB.A2.05
FLOOR 05
SCALE: 1/32" = 1'-0"

CONDO BIKE 
REPAIR

CONDO STORAGE

CONDO GYM PET WASH
RESIDENTIAL 

TERRACE

CONDO 
MAINTENANCE

CONDO STORAGE

HOTEL MECH

CONDO BIKE 
STORAGE

AMENITY

RETAIL
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UNIT

PARKING

BOH

HOTEL
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LANDMARK - LEVEL 6
FLOOR PLAN

LPB.A2.06

HOTEL MECHFIRE PUMP 
ROOM

ROOF TERRACE

OUTDOOR 
MECH 

TERRACE

HOTEL EVENT / 
BREAKFAST TERRACE

FLOOR 06
SCALE: 1/32" = 1'-0"
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Proposed Plans and Elevations

LIGHTING

LANDSCAPE FIXED UPLIGHTING
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Proposed Plans and Elevations

LANDSCAPING

16
8.
84

16
8.
78

16
8.
52

16
8.
29

FG 167.63 0.
77

%7.
28

%

167.83

ACO DRAIN STAINLESS STEEL BRICKSLOT 
100 WITH KS100 CHANNEL CONNECTED TO 
BUILDING DRAINAGE SYSTEM

7.32%

E

F

1 2

1 2

E

F

167.89 167.89

0.
77

%

CIP CONCRETE, FINISH AND 
SAWCUT TO MATCH LOOK OF 
ADJACENT PAVERS. WARPING 
PLANE TO PROVIDE ACCESSIBLE 
CONNECTION TO SIDEWALK.

CIP CONCRETE, FINISH AND SAWCUT TO 
MATCH LOOK OF ADJACENT PAVERS. 
WARPING PLANE TO PROVIDE ACCESSIBLE 
CONNECTION TO SIDEWALK.

CIP CONCRETE, MATCH GRADE, 
FINISH, JOINT ALIGNMENT, 
VISUAL APPEARANCE OF 
ADJACENT SIDEWALK. 

SSTL EDGE AT PAVER EDGE, 
FLUSH WITH PAVERS

CONFIRM ELEVATIONS AND 
SLOPE AT SIDEWALK WITH CIVIL

BUILDING CANOPY

STAINLESS STEEL EDGE 
INDICATING PROPERTY LINE

STAINLESS STEEL EDGE 
INDICATING PROPERTY LINE

4

L400

4

L400

SITE FURNISHING AND MATERIALS LEGEND

BIKE RACK, REFER TO SPECIFICATIONS

PAVER TYPE 1, MORTAR SET 
REFER TO SPECIFICATIONS, DETAIL

CAST IN PLACE CONCRETE
FINISH AS NOTED IN PLAN, REFER TO DETAIL

SIDEWALK PER COS STD PLAN 420
2'X2' PATTERN, NO TROWEL MARKS

/2 L400

/1 L400

1/4" = 1'-0"1 LEVEL 1 CORNER PLAZA

NORTH SCALE:

0' 4' - 0" 8' - 0"

1/4" = 1'-0"

2ND AND VIRGINIA HOTEL AND CONDO, SEATTLE
PACIFIC VIRGINIA
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Proposed Plans and Elevations

LANDSCAPING

planter boxes as barrier 
for patio space

native plants

2nd avenue trees

rooftop plantings 

DN

2
L403

6
L403

4 5 6 7

TW 166.00

ENSURE AT INSTALL PLANTER EDGE TO 
PAVER IS UNDER 30". SLIGHTLY SLOPE 
PAVER FIELD IF NEEDED TO DECREASE 
HEIGHT, CONFIRM PAVER FIELD SLOPE 
WITH OWNER'S REPRESENTATIVE.

FFE 163.54

STONE TYPE AND PAVER SIZE TO 
EMULATE INTERIORS FINISHES, TO 
BE COORDINATED WHEN INTERIOR 
FINISHES ARE CONFIRMED. 

CENTER PATH ON DOUBLE 
DOOR ENTRY. SLOPE TO BE 
UNDER 5%.

STAINLESS STEEL EDGE 
INDICATING PROPERTY LINE

SIDEWALK GRADE, 
CONFIRM WITH CIVIL

BUILDING CANOPY

4

L400

SIDEWALK GRADE ( 165.75 )

MEET SIDEWALK ( 164.04 )

( 4.73% )

TW 166' - 0"

7
L403

5'
 - 

1 
1/

2"

163.82

163.54

4.
80

%

4.
80

%

MEET SIDEWALK ( 163.82 )

4.
80

%

0.
22

%

5' - 0"

166.62 166.62

SITE FURNISHING AND MATERIALS LEGEND

PAVER TYPE 4, PEDESTAL SET
REFER TO SPECIFICATIONS, DETAIL
PATTERN TO BE DETERMINED

PAVER TYPE 4, MORTAR SET
REFER TO SPECIFICATIONS, DETAIL
PATTERN TO BE DETERMINED

CAST IN PLACE CONCRETE
FINISH AS NOTED IN PLAN, REFER TO DETAIL

SIDEWALK PER COS STD PLAN 420
2'X2' PATTERN, NO TROWEL MARKS

/5 L400

/2 L400

/1 L400

1/4" = 1'-0"1 MIDBLOCK PLAZA PLAN VIEW
NORTH SCALE:

0' 4' - 0" 8' - 0"

1/4" = 1'-0"

PLANTING LEGEND

SHRUBS AND GROUNDCOVER
BOTANICAL NAME | COMMON NAME

LEVEL 6 FURNISHING AND MATERIALS LEGEND

PAVER TYPE 4, PEDESTAL SET
REFER TO SPECIFICATIONS, DETAIL
PATTERN TO BE DETERMINED

/5 L400

PAVER FIELD FLUSH TO INTERIOR 
FINISHED FLOOR ELEVATION

1

L401

TOW 233.08 14
' -

 1
 1

/2
"

40' - 4 1/2"

6'
 - 

0"
6'

 - 
0"

EQ 6' - 0" 6' - 0" 6' - 0" 6' - 0" 6' - 0" EQ

LV.6 PLANTER MIX 45 SF
18" SOIL DEPTH, 3" MULCH
REFER TO DETAIL

Shaped Topiary :
Pittosporum tenuifolium 'Golf Ball' | Golf Ball Pittosporum | 5 gallon, pruned/shaped individuals

Accents :
Cephalotaxus harringtonia 'Prostrata' | Spreading Japanese Plum Yew | 5 gallon
Geum triflorum | Prairie Smoke | 1 gallon
Hakonechloa macra "All Gold"  | Japanese Hakone Grass | 1 gallon
Lysimachia nummularia 'Aurea' | Creeping Jenny | 4" pots
Polystichum setiferum | Soft Shield Fern | 10 gallon

/5 L402
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Project OverviewTOWER CURTAIN WALL

TOP & BOTTOM CAPS: 
'PROJECT DARK BROWN'

SIDE PANEL: 
'PROJECT DARK BROWN'

EXTRUDED 
CORRUGATION:
LIGHT BRONZE METALLIC 
PAINT

MULLIONS EXTERIOR:
'PROJECT DARK BROWN'

SOFFIT: 'PROJECT DARK 
BROWN'

RUBBER/SEALANT:
'PROJECT CHARCOAL GREY'

GLAZING: AGC STOPRAY 
VISION60, OR SIM

MULLIONS INTERIOR: 
'PROJECT DARK BROWN'

SPANDREL PANEL: MEDIUM 
GREY
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glazing:  AGC stopray vision60, or similar
(to achieve transparency while minimizing 
color and visibility of horizontal elements, 
i.e. spandrel)

side panel:  'project dark brown'

mullions interior:  'project dark brown'

soffit:  'project dark brown'

extruded corrugation:
light bronze metallic paint 
('vintage nickel' as reference)

spandrel panel:  medium grey 

rubber/sealant:  'project charcoal grey'

top & bottom caps:  'project dark brown'

mullions exterior:  'project dark brown'

'project charcoal grey'
BEN. MOORE: wrought iron 2124-10

 AGC stopray vision60

curtain wall colors
not to scale

'project dark brown'
BEN. MOORE: night horizon 2134-10
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curtain wall colors

Kynar metallic coating: light bronze color
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spandrel grey
BEN. MOORE: pewter 2121-30 

KYNAR METALLIC 
COATING: 
LIGHT BRONZE COLOR

glazing:  AGC stopray vision60, or similar
(to achieve transparency while minimizing 
color and visibility of horizontal elements, 
i.e. spandrel)

side panel:  'project dark brown'

mullions interior:  'project dark brown'

soffit:  'project dark brown'

extruded corrugation:
light bronze metallic paint 
('vintage nickel' as reference)

spandrel panel:  medium grey 

rubber/sealant:  'project charcoal grey'

top & bottom caps:  'project dark brown'

mullions exterior:  'project dark brown'

'project charcoal grey'
BEN. MOORE: wrought iron 2124-10
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'PROJECT CHARCOAL 
GREY' BEN. MOORE: 
WROUGHT IRON 2124-10

glazing:  AGC stopray vision60, or similar
(to achieve transparency while minimizing 
color and visibility of horizontal elements, 
i.e. spandrel)

side panel:  'project dark brown'

mullions interior:  'project dark brown'

soffit:  'project dark brown'

extruded corrugation:
light bronze metallic paint 
('vintage nickel' as reference)

spandrel panel:  medium grey 

rubber/sealant:  'project charcoal grey'

top & bottom caps:  'project dark brown'

mullions exterior:  'project dark brown'

'project charcoal grey'
BEN. MOORE: wrought iron 2124-10
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'PROJECT DARK BROWN'
BEN. MOORE: NIGHT 
HORIZON 2134-10

SPANDREL GREY
BEN. MOORE STEEL 
WOOL  2121-20

glazing:  AGC stopray vision60, or similar
(to achieve transparency while minimizing 
color and visibility of horizontal elements, 
i.e. spandrel)

side panel:  'project dark brown'

mullions interior:  'project dark brown'

soffit:  'project dark brown'

extruded corrugation:
light bronze metallic paint 
('vintage nickel' as reference)

spandrel panel:  medium grey 

rubber/sealant:  'project charcoal grey'

top & bottom caps:  'project dark brown'

mullions exterior:  'project dark brown'

'project charcoal grey'
BEN. MOORE: wrought iron 2124-10
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AGC STOPRAY VISION60CORRUGATED PANEL TYPICAL GLAZINGTOWER CURTAIN WALL - TYPICAL CONDITION

TYPICAL CONDITION

TOWER MATERIALS
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Project Overview

LANDMARK MATERIALS

METAL PANEL RAINSCREEN 
PAINT COLOR: KYNAR METALLIC COATING: LIGHT BRONZE COLOR TO 
MATCH CURTAIN WALL PANEL

RESTORED TERRA COTTA 
HISTORIC FACADE
NO PAINT

CUSTOM WOOD DOOR 
(RIGHT)

REPAIRED, RE-GLAZED, REPAINTED HISTORIC WINDOWS (BELOW)
PAINTED: BEN MOORE NIGHT HORIZON
SECURITY FILM ON WINDOWS WHERE SILL IS LESS THAN 18" FROM 
FINISHED FLOOR (not pictured, see specifications)

RAILING @ TSA ROOFTOP (BELOW)
CLEAR GLASS WITH BRUSHED STAINLESS STEEL

See included select specifications for more details regarding materials 
and procedures.

AEP Span Flat Panel Image Pioneer Masonry Terra Cotta Testing Image        

Pioneer Masonry Terra Cotta Testing Image - Up Close    

Stile Wood Casement Window Image Ben Moore Night Horizon

Railing at 1568 Alberni St., Vancouver

VT Industries Egger Stile and Rail Door 
Image

2ND AND VIRGINIA HOTEL AND CONDO, SEATTLE
PACIFIC VIRGINIA

ARC #862 KENGO KUMA & ASSOCIATES  //  ANKROM MOISAN ARCHITECTS  //  BERGER 

// ROTTET STUDIO 
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Technical Detailing

P1 P1 P1 P1P1 P1 P1 P1

2 3 4

F

B
F-

1

B
F-

2

B
F-

3

B
F-

4

EX. 18"x20" COL.

EX. 18"x18" COL.

EX. 12"x18" COL.

EX. 12"x18" COL.

EX. 18"x18" COL.

EX. 18"x20" COL.

2'-2" ± 11'-6" ± 15'-6" ± 10'-10" ± 1'-1" ±

11
'-0

" ±
3'-

3 
1/

2"
 ±

EL-1

20
SH1.07TYP.

42
SH1.07

40
SH1.07

TYP.

COMPRESSIONS = 76k
TENSION = 61k
HORIZONTAL = ± 30k
SEE PLAN NOTE 4

COMPRESSIONS = 110k
TENSION = 95k
HORIZONTAL = ± 45k
SEE PLAN NOTE 4

COMPRESSIONS = 110k
TENSION = 95k
HORIZONTAL = ± 45k
SEE PLAN NOTE 4

COMPRESSIONS = 76k
TENSION = 61k
HORIZONTAL = ± 30k
SEE PLAN NOTE 4

W1
4x

68

W1
4x

68

W1
4x

68

W1
4x

68

SEE PLAN NOTE 5 
AT EX. UTILITIES

2 3 4

F

B
F-

1

B
F-

2

B
F-

3

B
F-

4

HSS 6x6xÐ [176'-11"] HSS 6x6xÐ [176'-11"] HSS 6x6xÐ [176'-11"]

HSS 6x6xÐ [176'-11"] HSS 6x6xÐ [176'-11"] HSS 6x6xÐ [176'-11"]

EL-1

HSS 6x6xÎ
HS

S 6
x6

xÎ

HS
S 6

x6
xÎ

HSS 6x6xÎ

HSS 6x6xÎ
HSS

 6x
6xÎ

HSS 6x6xÎ
HSS

 6x
6xÎ

HSS 6x6xÎ

HS
S 6

x6
xÎ

HS
S 6

x6
xÎ

HSS 6x6xÎ

PER ELEVATION

14
SH1.08 TYP. 12

SH1.08
TYP.

20
SH1.08 TYP.

19
SH1.08

TYP.

2 3 4

F

B
F-

1

B
F-

2

B
F-

3

B
F-

4

HSS 6x6xÐ [189'-9Ö"]

HSS 6x6xÐ [189'-9Ö"]

HSS 6x6xÐ [189'-9Ö"] HSS 6x6xÐ [189'-9Ö"]

HSS 6x6xÐ [189'-9Ö"]HSS 6x6xÐ [189'-9Ö"]

EL-1

HSS 6x6xÎ HS
S 6

x6
xÎ

HSS 6x6xÎHS
S 6

x6
xÎ

HSS 6x6xÎ

HSS
 6x

6xÎ

HSS
 6x

6xÎ

HSS 6x6xÎ

HSS 6x6xÎ

HSS 6x6xÎHS
S 6

x6
xÎ

HS
S 6

x6
xÎ

PER ELEVATION

14
SH1.08 TYP. 12

SH1.08
TYP.

20
SH1.08 TYP.

19
SH1.08

TYP.

2 3 4

F

B
F-

1

B
F-

2

B
F-

3

B
F-

4

HSS 6x6xÐ [203'-3Ê"]

HSS 6x6xÐ [203'-3Ê"]

HSS 6x6xÐ [203'-3Ê"]

HSS 6x6xÐ [203'-3Ê"]

HSS 6x6xÐ [203'-3Ê"]

HSS 6x6xÐ [203'-3Ê"]

EL-1

HSS 6x6xÎ HS
S 6

x6
xÎ

HS
S 6

x6
xÎ

HSS 6x6xÎ

HSS 6x6xÎ

HSS
 6x

6xÎ

HSS
 6x

6xÎ

HSS 6x6xÎ

HSS 6x6xÎ HS
S 6

x6
xÎ

HSS 6x6xÎHS
S 6

x6
xÎ

PER ELEVATION

14
SH1.08 TYP. 12

SH1.08
TYP.

20
SH1.08 TYP.

19
SH1.08

TYP.

1. COLUMN, BEAM AND BRACE LOCATIONS TO BE COORDINATED WITH THE 
EXISTING CONDITIONS.  FIELD VERIFY ALL EXISTING STRUCTURE DIMENSIOINS.  
SEE DETAILS FOR ADDITIONAL INFORMATION.

2. INSTALL BRACING PRIOR TO DEMOLITION OF EXISTING STRUCTURE.

3. ALL EXISTING FOUNDATION INFORMATION IS NOT SHOWN.  CONTRACTOR SHALL 
FIELD VERIFY EXISTING BUILDING FOUNDATIONS PRIOR TO CONSTRUCTION.

4. SHORING PILES BY THE SHORING CONTRACTOR AND TO BE DESIGNED FOR 
LOADS IMPOSED AS NOTED.  SEE DETAILS                 AND                .  PILES 
SHALL BE SPACED 10'-0"oc MAX.

5. EXISTING UTILITIES UNDER THE SIDEWALK SHALL RE-LOCATED PRIOR TO 
TEMPORARY SHORING INSTALLATION.

PLAN NOTES:LEGEND: WIND FORCE RESISTING SYSTEM LEGEND:

BRACED FRAME PER ELEVATION OF 
SHEETS SH1.05, SH1.06BF-x

TOP OF STEEL BEAM ELEVATION[x'-x"]

EX. CONC. THIS LEVEL

FRAME PER ELEVATION OF SHEET SH1.04
EL-x

RELATIVE PLACEMENT OF FRAMING 
MEMBER OR DETAIL CUT.
[H] HIGH, [M] MIDDLE, [L] LOW

[H], [M], [L]

NOTE: ALL DIMENSIONS, ELEVATIONS, AND LOCATIONS OF EXISTING 
STRUCTURAL COMPONENTS ARE BASED ON INFORMATION 
GATHERED FROM ORIGINAL DRAWINGS OR CURSORY FIELD 
MEASUREMENTS AND ARE SHOWN FOR INFORMATION ONLY.  
CONTRACTOR SHALL FIELD MEASURE AND VERIFY ALL 
CONDITIONS PRIOR TO COMMENCING ANY WORK. NOTIFY 
ENGINEER WHERE CONDITIONS VARY FROM THOSE SHOWN.
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PERSPECTIVE VIEW - TEMPORARY BRACING

LEVEL 4 PLAN VIEW - TEMPORARY BRACING

STRUCTURAL DETAILING: Facade Temporary / 
Permanent Bracing

Prior to demolition:

a.	 remove existing windows, protect and 
store for later re-installation

b.	 all column, beam and brace locations 
to be coordinatied with the existing 
conditions / through window openings

c.	 horizontal steel members 'sandwich' 
TSA facade without any attachments 
to the facade itself, and connects to the 
external shoring framework. 

After partial demolition / new construction:

a.	 new steel columns support TSA facade 
from the interior side, and tie in with 
the horizontal steel members from the 
temporary bracing to become perma-
nent support. 

b.	 existing windows are re-installed (see 
architectural detailing)
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Bar Legend:

QUANTITY (WHERE SPECIFIED)
BAR SIZE
"T" TOP, "M" MIDDLE, or "B" BOTTOM
or "TB" TOP & BOTTOM
@ SPACING oc (EQ. SPACE IF NOT SPECIFIED)
LENGTH OF BAR, PER DETAILS
IF NOT SPECIFIED

BARS CONTINUOUS TO EA. END
OF SLAB, LAP AS REQUIRED

(8) 5 B 15 x 10'-0"

SEISMIC FORCE RESISTING SYSTEM LEGEND:
(SEE GENERAL STRUCTURAL NOTE 16)

5B15 CONT.

SHEAR WALL PER ELEVATION OF SHEETS 
S3.30, S3.31, S3.32, S3.33 AND S3.34SW-x
DRAG STRUT OR CHORD COMPONENT OF 
THE SEISMIC FORCE RESISTING SYSTEM

STRUT

DIAPHRAGM AT THIS LEVEL CONSISTS OF 
THE FLOOR SLAB

DIAPHRAGM

Typical StudRails & Reinforcing:
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COLUMNS, TYPICAL U.O.N.

6

SLAB EDGE

(9)5T

(Additional information for reinforcing at columns per               &               )21/S3.50 28/S3.50

SSLLAABB  ÚÚ  88""

SSLLAABB  >>  88""

(9
)5

T

42/S3.11
42/S3.12 42/S3.13 42/S3.14 42/S3.15
42/S3.16

STRESSING END OF PT STRAND

TENDON HEIGHT TO CGS FROM 
BOTTOM OF SLAB

ANCHOR END OF PT STRAND

x" dp.

STUDRAIL CALLOUT PERx

BEAM PER SCHEDULE OFBB--xx 42/S3.53

42/S3.52

HSS 8x4xÍ ELEVATOR SPREADER 
BEAM & CONN. PER

HSS1

HSS 8x4xÐ ELEVATOR 
SUPPORT

HSS2

DEPTH OF DROP IN SLAB SOFFIT. 
SEE DETAIL              .

OVERFRAMING (4" CONC. SLAB OVER RIGID 
INSULATION AND DETAILS ON SHEET S3.70)

42/S3.60

28/S3.02

POST-TENSIONED BEAM PER 
SCHEDULE OF

PPTTBB--xx
38/S3.53

RELATIVE PLACEMENT OF CGS HEIGHT 
[H] HIGH, [L] LOW PER

[x]

41/S3.60

1. T.O. SLAB ELEVATION, SLAB THICKNESS AND REINFORCING SHALL BE AS 
NOTED ON PLAN.  VERIFY DIMENSIONS, SLOPES, AND ELEVATIONS W/ 
ARCHITECTURAL DRAWINGS.

2. SLAB IS DESIGNED FOR 2-HOUR FIRE SEPARATION.  PROVIDE 1" MIN. CLEAR 
COVER TO MILD REINFORCING. PROVIDE 1Ô" MIN. CLEAR COVER TO BOTTOM 
POST-TENSIONED REINFORCING AT EXTERIOR SPANS AND 1" MIN. CLEAR 
COVER TO ALL OTHER POST-TENSIONED REINFORCING.

3. SEE S3.50 & S3.51 FOR TYPICAL POST-TENSIONED DETAILS, INCLUDING 
ADDITIONAL REQUIRED REINFORCING.

4. WHERE NOTED ON PLAN PROVIDE (3)#4 T&B CONT. (SEE               FOR 
PLACEMENT) ALONG ENTIRE PERIMETER OF SLAB. BARS ARE IN ADDITION TO 
(2)#4 EDGE BARS SHOWN IN               AND ON PLAN.  (3)#4 T&B ARE NOT 
REQUIRED WHERE CONCRETE SHEAR WALL REINFORCING OF               IS 
REQUIRED.

5. TENDON LOCATIONS SHALL BE MARKED ACCORDING TO DETAIL               .

6. MECHANICAL PIPING AND ELECTRICAL CONDUIT SHALL PENETRATE THE P.T. 
SLAB AT ONLY PREDETERMINED SLEEVE LOCATIONS.  SEE ARCHITECTURAL 
AND MECHANICAL DRAWINGS FOR LOCATION AND SIZE OF SLAB 
PENETRATIONS..

PLAN NOTES:
7. CORE DRILLING OR ROTO-HAMMERING OF P.T. SLAB IS NOT PERMITTED 

WITHOUT ENGINEER APPROVAL.  SEE NOTES OF               .

8. REFERENCE ARCHITECTURAL DRAWINGS FOR MISC. EMBEDS REQUIRED AT 
NON-STRUCTURAL ELEMENTS.

9. ALL STAIRS AND LANDINGS NOT SPECIFICALLY SHOWN ON THE STRUCTURAL 
DRAWINGS ARE DESIGN BUILD COMPONENTS.  ALL DESIGN BUILD STEEL 
COMPONENTS SHALL BE DESIGNED, DETAILED, AND SUPPLIED BY THE STEEL 
FABRICATOR - SEE GENERAL STRUCTURAL NOTE 13 FOR REQUIREMENTS 
INCLUDING ACCOMMODATION FOR STRUCTURAL DISPLACEMENTS. SUPPLY AND 
INSTALL COMPLETE STAIR SYSTEMS INCLUDING TREADS, RISERS, AND 
INTERMEDIATE LANDINGS.  ANY NON-STEEL COMPONENTS INCLUDING FOOTINGS 
SHALL BE DESIGNED PER GENERAL STRUCTURAL NOTE 13 AND SHALL BE 
SUPPLIED AND INSTALLED BY SUPPLIERS AND SUBCONTRACTORS AS 
DIRECTED BY THE GENERAL CONTRACTOR.

10. CONTRACTOR TO ALLOW FOR ELEVATOR RAIL SUPPORT STEEL AT EVERY 
LEVEL.  ASSUME 700# PER ELEVATOR, PER FLOOR.

5/S3.50

5/S3.50
14/S3.51

39/S3.51

24/S3.50
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Technical Detailing

COLUMN PER

HSS PER ELEVATION

BRACED FRAME
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BE DEMO'D

HSS PER PLAN

typ. Ì
(3)sides,

Ù 6x4xÐ EA. SIDE W/
Ô"ø THREADED RODS @ 12"oc
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(STEEL ENCASED
WHERE OCCURS)
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COLUMN PER PLAN

HSS PER ELEVATION
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PL WASHER Ì"x1 Ð"x1 Ð"

(STEEL ENCASED
WHERE OCCURS)

STOP HSS AT ENDS
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21 _ 2"
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EA. SIDE OF 
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EX. WALL BEYOND

(FIELD VERIFY)
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CHANNEL BOTH SIDES
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Ô"ø THREADED RODS @ 12"oc
MAX. IN EPOXY GROUTED
HOLES (EMBED 9"), W/
HEX NUTS
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ELEVATION NOTES:LEGEND:
1. COLUMN, BEAM AND BRACE LOCATIONS TO BE COORDINATED WITH THE 

EXISTING CONDITIONS.  FIELD VERIFY ALL EXISTING STRUCTURE DIMENSIOINS.  
SEE DETAILS FOR ADDITIONAL INFORMATION.

2. INSTALL BRACING PRIOR TO DEMOLITION OF EXISTING STRUCTURE.

3. ALL EXISTING FOUNDATION INFORMATION IS NOT SHOWN.  CONTRACTOR SHALL 
FIELD VERIFY EXISTING BUILDING FOUNDATIONS PRIOR TO CONSTRUCTION.

TOP OF STEEL BEAM ELEVATION[x'-x"]

EX. CONC. THIS LEVEL

RELATIVE PLACEMENT OF FRAMING 
MEMBER OR DETAIL CUT.
[H] HIGH, [M] MIDDLE, [L] LOW

[H], [M], [L]SHORING PILE BY THE 
SHORING CONTRACTOR. 
SEE PLAN NOTE 4.
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AXON

LPB.A4.05

EXISTING FACADE MEETS 
NEW CONSTRUCTION REPLACEMENT 

DOOR

ARCHITECTURAL DETAILING: New Construction
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Technical Detailing

PARAPET W/ NEW BACKSIDE CLADDING
C

NEW SLAB TIE IN @ EXISTING FACADE
H

RESTORED WINDOW HEADER @ EXISTING FACADE
E

RESTORED WINDOW SILL @ EXISTING FACADE
G

B

A

F

CORNER TRANSITION TO NEW SIDE WALL @ 
PARAPET 

CORNER TRANSITION TO NEW SIDE WALL TYPICAL

RESTORED WINDOW FRAME @ EXISTING FACADE

EXISTING FACADE @ NEW SIDEWALK TRANSITION
J

PARAPET W/ NEW BACKSIDE CLADDING @ BASE / 
ROOF 

D

EXISTING FACADE MEETS NEW CONSTRUCTION - DETAILS

  672ND AND VIRGINIA HOTEL AND CONDO, SEATTLE
PACIFIC VIRGINIA

ARC #8 KENGO KUMA & ASSOCIATES  //  ANKROM MOISAN ARCHITECTS  //  BERGER // 
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Technical Detailing

A
L
IG
N

EXISTING TERRACOTTA 

RESTORED BY OTHERS

STRUCTURAL CONCRETE COLUMN

EXISTING TO REMAIN

1
6"

 O
.C

.

FAWB - TROWEL-APPLIED

FLASHING

SHEET VAPOR RETARDER

SEALANT - 3/8" WIDTH

THERMAL SPACER

METAL COMPOSITE PANEL

(MCM)
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DETAIL A

LPB.A7.01A - CORNER TRANSITION TO NEW SIDE WALL TYP.

A  CORNER TRANSITION TO NEW SIDE 
WALL TYPICAL

EXISTING TERRACOTTA 

RESTORED BY OTHERS

STRUCTURAL CONCRETE COLUMN

EXISTING TO REMAIN

RE-INSTALL COPING CAP @ 

TOP OF TSA PARTY WALL

2"

GLASS GUARDRAIL

3"

METAL PLANTER
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DETAIL B

LPB.A7.02

B - CORNER TRANSITION TO NEW SIDE WALL @ PARAPETB CORNER TRANSITION TO NEW SIDE 
WALL @ PARAPET 

TUCK NEW FLASHING INTO DRIP GROOVE

OF (E) TERRA COTTA COPING CAP,

FASTEN OVER CONTINIOUS BED OF SEALANT

AT TOP EDGE OF HT SAM

STANDING SEAM ROOFING

HIGH-TEMP SELF ADHERED MEMBRANE

FILL ENTIRE CAVITY W/ MINERAL WOOL

EXISTING TERRA COTTA FACADE 

TO BE RESTORED, BY OTHERS

EXISTING LANDMARK CONCRETE 

PARAPET STRUCTURE TO REMAIN

ALUMINUM METAL PANEL

10
"

5"
4 

1/
2"

NEW ELASTOMERIC COATING AT (E) PARAPET 

CONCRETE WALL

PREFINISHED METAL FLASHING

FLUID-APPLIED WEATHER BARRIER

MOISTURE-RESISTANT SHEATHING

METAL STUD FRAMING

NEW STEEL FRAMING TO SUPPORT 

EXISTING PARAPET WALL,

PER STRUCTURAL

NEW FURRING WALL CONCEALING 

STEEL SUPPORT FRAME
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DETAIL C

LPB.A7.03

C -  PARAPET W/ NEW BACKSIDE CLADDING

C PARAPET W/ NEW BACKSIDE CLADDING

LEVEL 6

230' - 11"

STANDING SEAM ROOFING

HIGH-TEMP SELF ADHERED MEMBRANE

FILL ENTIRE CAVITY W/ MINERAL WOOL

EXISTING TERRA COTTA FACADE 

TO BE RESTORED, BY OTHERS

EXISTING LANDMARK CONCRETE 

PARAPET STRUCTURE TO REMAIN

ALUMINUM METAL PANEL

NEW ELASTOMERIC COATING AT (E) PARAPET 

CONCRETE WALL

PREFINISHED METAL FLASHING

FLUID-APPLIED WEATHER BARRIER

MOISTURE-RESISTANT SHEATHING

METAL STUD FRAMING

NEW STEEL FRAMING TO SUPPORT 

EXISTING PARAPET WALL,

PER STRUCTURAL

NEW FURRING WALL CONCEALING 

STEEL SUPPORT FRAME
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DETAIL D

LPB.A7.04

D PARAPET W/ NEW BACKSIDE CLADDING @ BASE / ROOF 

EXTERIORINTERIOR

EXTERIORROOF TERRACE

ROOF TERRACEEXTERIOR

ROOF TERRACEEXTERIOR

2ND AND VIRGINIA HOTEL AND CONDO, SEATTLE
PACIFIC VIRGINIA
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Technical Detailing

F RESTORED WINDOW FRAME @ 
EXISTING FACADE

E RESTORED WINDOW HEADER @ EXISTING FACADE

G RESTORED WINDOW SILL @ EXISTING FACADE

EXISTING WINDOWS TO BE REMOVED 

AND RE-INSTALLED

2"

1' - 6"

FAWB - TROWEL-APPLIED

FLASHING

SEALANT

SHEET VAPOR RETARDER

WOOD SHIM

SEALANT - 1/2" WIDTH

SEALANT AND BACKER ROD

EXISTING TERRACOTTA 

TO BE REPAIRED / 

REFINISHED BY OTHERS

FURRING / FINISH PER INTERIORS
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DETAIL E

LPB.A7.05

1/2"

FAWB - TROWEL-APPLIED

FLASHING

SEALANT AND BACKER ROD

SHEET VAPOR RETARDER

WOOD SHIM

EXISTING WINDOWS TO BE 

REMOVED 

AND RE-INSTALLED

FURRING / FINISH 

PER INTERIORS

EXISTING TERRACOTTA 

TO BE REPAIRED / 

REFINISHED BY OTHERS
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DETAIL F

LPB.A7.06

EXISTING TERRACOTTA FACADE

RESTORED BY OTHERS

EXISTING WINDOWS TO BE 

REMOVED 

AND RE-INSTALLED

FURRING / FINISH PER 

INTERIORS

SHEET VAPOR RETARDER

SEALANT

FAWB - TROWEL-APPLIED

FLASHING

SEALANT
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DETAIL G

LPB.A7.07

H NEW SLAB TIE IN @ EXISTING FACADE

2" +/- 1" PER STRUC

SMOKE SEAL

2-HR RATED MINERAL WOOL 

FIRE SAFING

6" 1' - 6"

3/4" THREADED ROD IN 

EPOXY GROUTED HOLE & 

WASHER 

EMBED 1/2"x8"x1' - 2" 

W/ (2) 3/4"x6" STUDS @ 8" O.C.
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DETAIL H

LPB.A7.08

H - slab tie in

J EXISTING FACADE @ NEW SIDEWALK TRANSITION

LEVEL 1 - HOTEL LOBBY

166' - 6"

CIP - JOINT FILLER

CONCRETE SLAB

ELASTOMERIC COATING

- SLOPE AWAY FROM EXT. WALL

- 1/4": 12" MIN.

EXISTING WROUGHT 

IRON GRATE

2
' -

 5
"

PAINT

LED LIGHT
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ART CURATION

Terminal Sales Annex Building

Maikoiyo Alley-Barnes 

Art Curator, Langham Seattle Project

Owner & Artist, MAB Studio (Nord & Süd)


Site: 

  71



NOU~FEC~DEC
Nou- Nouveau 
Fec - Fecund
Dec - Deco

Interwoven across space and time

CONCEPT



CALL
Langham Hotels is seeking artists with an intimate 
experiential understanding of the environment 
of the PaciÞc Northwest. 


We desire a career artist whose practice is rigorous 
and dynamic with research as the anchor and 
common denominator. Interest in and context for 
the Beau Arts movement, Art Deco and the varied 
local histories of Seattle is viewed as a plus.


The selected artists will be working with the 
concept of abraided vines, branches, and trees in 
their approach to the substrates/surfaces/building 
of the Terminal Sales Annex. As a direct nod to the 
integration of disparate architectural eras and 
aesthetics the curator has a particular interest in 
artist groups of no more than 3 with a history of 
shared making.


Each artist group will be invited to tour the Terminal 
Sales Annex building and have audience with the 
curator and design and subsequently the 
construction teams as to have as seamless a 
concept to approval to execution pipeline.


The space has been documented via drone camera 
as to avoid any accessibility or protracted proximity 
complications.




SPECIFICS
• This is a closed call.


• 3-5 artists/artist teams (and 2 alternates) will be selected 
and invited to participate in the submission process.


• Each group will be prompted to ruminate upon and 
produce a concept that revolves around the integration 
of the two spaces, the fecundity of Seattle and the 
surrounding area and the very particular history and 
incarnations of the building.


• With a focus on the natural phenomenon of abraidment 
as a source of inspiration, the artist and/or artist group 
will develop a permanent art work that creates a visual 
language that fuses the old and the new deftly.



COA APPROVAL

PERMIT ISSUANCE

CALL FOR ARTISTS

DEVELOP ART/
MURAL DESIGN

SUBMIT DESIGN TO LPB

LPB APPROVES DESIGN

DESIGN INSTALLATION
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PROJECT COMPLETION

OWNER CHOOSES ARTIST

TIMELINE
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