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PROGRAM & SUMMARY CONTEXT ANALYSIS

Development Objectives + Program

This project is one of two projects that Wilshire Capital is pursuing
in the South Lake Union area. These projects are a welcome
commitment to urban living and enduring value through quality
high-rise construction, and will help to balance the new job
creation in the district.

The project context includes residential uses intermixed with
newer commercial developments to the north and west of the
site. There are also some older two and three story commercial
projects that are part of the history of the neighborhood. The
context is evolving rapidly - within just a few blocks three new
office buildings are under construction, and new applications for
development are pending throughout the district. The south end
of our block face is occupied by the Veer Lofts, an 85 foot tall
residential loft project that was built within the past ten years.
The remainder of our block face to the north is occupied by an
older single story commercial building currently housing an
athletic awards business.
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The project seeks to develop 244 units of urban multifamily
housing within this established residential neighborhood. The
project seeks to respect its context in both use and scale and
to offer an appropriate scale and presence to its immediate
neighbors. Three levels of below-grade parking and services will
be accessed from the alley adjacent to the property.

Programmatically, the building proposes approximately 3,650sf of
_ retail/restaurant fronting 9th Ave N. The building plans to offer
/ = (== several amenities, including a fitness area, a bicycle service and

1 C;‘Ooezre?éér’[ﬁ storage area and a significant common recreation area at the roof
VomOmlo= g level of the project. The stepped podium massing accommodates
several outside terrace areas in which residents can enjoy a

Summary Context AnaIyS|S variety of views available to this site.

xBoren Avg. N

SUMMARY STORIES: 26
# UNITS: 244
# PARKING STALLS: 102

COMMERCIAL AREA: 3,650SF
GROSS FLOOR AREA: 237,000SF

*This project is subject to the NEW SLU neighborhood-specific
Design Guidelines.
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EXISTING SITE CONDITIONS
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KEY DESIGN REVIEW BOARD FEEDBACK & RESPONSES

CS1 Natural Systems and Site Features: Use natural systems/
features of the site and its surroundings as a starting point for
project design.

“The Board ...encouraged more study of sunlight penetration to
level 2 and 5 terraces, which appear to be in perpetual shade. The
Board encouraged the reduction of the west side of the preferred
roof penthouse so it does not shade the shared, north roof terrace
as much.”

RESPONSE:

The proposed design relocates amenity space to the northeast
corner of the podium to maximize views and solar exposure.
The proposed design also adds a generous south-facing terrace
at the Level 26 roof level. The packet contains shadow studies
indicating the minimal impact of lowering the west portion of
the roof penthouse.

CS2 Urban Pattern and Form: Strengthen the most desirable
forms, characteristics, and patterns of the streets, block faces,
and open spaces in the surrounding area.

“the Board agreed all four sides of the tower will be highly visible
in the existing and emerging context, so even this relatively small
tower requires careful composition and quality materials.”

“To respect the adjacent site, the Board requested more detailed
studies to ensure positive ventilation occurs to all floors of the
window recess on the adjacent south property”

RESPONSE:

The composition of all four sides of the tower and the material
selection have been carefully considered and illustrated in this
packet. The proposed design does not compromise the code-
required ventilation for the adjacent property.

CS3 Architectural Context and Character: Contribute to the
architectural character of the neighborhood.

“(the) wrap should not extend full height on the tower, or negate
the vertical modulations, offsets and proportions shown.”

RESPONSE:

The proposed design has modified the ‘wrap’ at the north and
west facades to better express the design parti.

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

“the remaining south facing wall at the approximately 10ft
setback requires a complete design treatment as it will be visible
from the street.”

RESPONSE:

The proposed design wraps the southeast corner with brick
masonry 10’ around the corner to match the Veer setback, and
to preserve the privacy of the interior and exterior spaces of
the adjacent property. The wall will provide an appropriately
scaled and textural backdrop to an abundance of landscape in
front of Veer Lofts and along the right of way.

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

“the Board supported the approximate 8 ft ground floor indent
at the residential lobby, and the tower continuity to grade at that
location, but agreed that lobby needs a clear and identifiable cue
of entry, legible to guests and visitors from the street, and those 8
ft side walls need design interest and pedestrian scale.”

RESPONSE:

The residential entry will be indicated through several design
cues, including a recessed entry and unique canopy expression.

PL4 Active Transportation: Incorporate design features that
facilitate active forms of transportation such as walking,
bicycling, and use of transit.

“the Board commended the project emphasis on cycling as a
substitute for the typical residential parking, but agreed the
ground floor layout should be restudied to better accommodate
that alternate mode”

RESPONSE:

Two levels of below grade parking have been added since the
EDG meeting, mitigating exclusive reliance on bicycle parking.
However, the proposed design has been carefully located to
maximize ease of use.

DC1 Project Uses and Activities: Optimize the arrangement of
uses and activities on site.

“The Board noted the trash room shown on page 28 appears
too small, and requested that space be redesigned to meet
requirements in consultation with SPU staff.”

RESPONSE:

Per correspondence with the waste management provider
(Cleanscapes), the proposed design provides adequate space
for the needed trash and recycling receptacles.

DC2 Architectural Concept: Develop an architectural concept
that will result in a unified and functional design that fits well
on the site and within its surroundings.

“the Board agreed all facades require composition, including
the alley facing podium which faces the proposed 8 stories of
residential units and courtyards in the adjacent project”

“the Board discussed how all sides of the balcony-less tower will
need other texture and interest providing elements to ensure
visual composition and residential scale, so it is not confused with
an office building.”

RESPONSE:

The proposed design has carefully composed the one-story
elevation along the alley, while maintaining the myriad
requirements stemming from vehicular and utility access,
screening and venting, and emergency egress.

South Lake Union Supplemental Guidance:

“the Board discussed how locale-specific cultural/industrial
themes and elements might be integrated into the building,
streetscape and shared terraces; at the next meeting provide a
detailed landscape design for all the terraces, including lighting,
furnishings and art elements.”

RESPONSE:

The proposed design takes cues from the history of the
neighborhood, as well as the developing context. The packet
contains detailed landscape drawings for all outdoor spaces.

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

“the Board agreed quality materials and detailing will be crucial
(see DC2), and advised that all lighting be selected to not uplight
or glare into the existing or future residential neighbors, or
building residents”

RESPONSE:

See the included lighting plans with preliminary fixture
selections.

South Lake Union Supplemental Guidance:

“the Board supported all signage on this residential project to
remain subdued and the ground floor commercial signage to
emphasize the pedestrian scale”

RESPONSE:

See the included signage concept plan.
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VIEWS ANALYSIS

Future Aerial View at 85’ - 160°

LEGEND

UNDER CONSTRUCTION OR STARTING CONSTRUCTION
IN APPLICATION STAGE/DESIGN REVIEW
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Future Aerial View at 160° - 240’
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UNDER CONSTRUCTION

BOREN AVENUE N, FACING EAST, BETWEEN MERCER ST AND REPUBLICAN ST
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400 9th AVENUE N - WEST ELEVATION (not to scale - encompasses full width indicated above)
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9TH AVENUE, FACING WEST, BETWEEN REPUBLICAN ST AND HARRSON ST

Dexter Ave
8th Ave N
9th Ave N

_ Westlake Ave
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COMPOSITE SITE PLAN
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EXISTING BUILDING - ATHLETIC AWARDS

LEGEND
X ~— o = —————
! "| AMENITY
EGRESS EXIT < IIII
+55P_0H = —
| S T EMERGENCY ERGEN — T RETAIL
¥ LU GENERATOR ELECT FEA ]
| fil [ | | UTILITY
 aa | = 3 -0
y Al 7 7 | SERVICE/BACK
i KITCHEN . OF HOUSE
LOUNGE/CAFE I_ |
[ CIRCULATION
SCL VAULT ELECTRICAL |
I
H - !
& r———f———t————
> - | . |
LLI i FIRE COMMAND | e : T
. \_ | center | = I Iy |
— TRASH/RECYCLING < | 1 , I —
< BIKE STORAGE = I | : I Y
SHOP ESTROO : I I
- | I
' b
8l e ' '.\ N N | _a!'-.
RESIDENTIAL BIKE NN LA I fgng%EiE\lr\TllT%LY | >
ENTRY ! \ ‘ | N 5" I
T M1 +51 6
+56'-0 I [ I <E
LOBBY
) MOVE-IN/STAGING | J | T
o
MOVE-IN ENTRY pp I I —
e = L 5
LEASING | @ L | I
OFFICE I I |
EGRESS EXIT
+56-3" Ly | == I | J I
| — wl |
L — Ny i .:‘. N | —
RETAIL .
PARKING ENTRY b S PARKING RAMP BEt
4566 gy & N
|4 RETAILENTRY
IR
A g
< >l N

Detail of Residential Lobby Entry

A
Y
A
\

O
: ™
9TH AVE N

| |
| |
| |
| |
| |
| |
i i !
| |
| |
i / i
| |
| |
| |

|
| = = |
| |
| |
0 - — o I
: RESIDENTIAL :
i <] LOBBY ENTRY 1
: +51l_6ll :
I - - i
: | ,— CURB :
| |
| |
| — |
I 3' 6/ 4"6” I
| |
| |
| |
| |
| |
| |
| |
| |

|

|

|

" |

SR EE | —

DPD #3016897 JANUARY 7, 2015 9



FLOOR PLANS
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LEVEL 1- STREET LEVEL
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LANDSCAPE PLANS
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LANDSCAPE PLANS
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LANDSCAPE PLANS

MEDIUM SMALL TREE
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ROOFTOP AMENITY

MEDIUM SMALL TREE, TYP. FOR (2)
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HARDSCAPE ELEMENTS
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ELEVATIONS
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ELEVATIONS
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RENDERINGS
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EXTERIOR LIGHTING PLANS
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EXTERIOR LIGHTING PLANS
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(1) Potential iconic
signage

(2) Wall-mounted

address

(3) Blade signs
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Requested Development Standard Departures:

Departure #1 - Minimum Horizontal Dimension of Amenity Area

Standard:

Code: SMC 23.48.020.C.3 - The minimum horizontal dimension of required
amenity area is 15°. The minimum size of a required amenity area is 225 square
feet.

Proposed Design Departure:

Decrease the minimum horizontal dimension of required amenity area at terrace
levels. Amenity area between 15’ and 10" will constitute 7% of total amenity area.
Amenity area under 10’ will constitute 3% of total amenity area.

Rationale:

While the vast majority of the required amenity area is compliant, a limited
portion will be under the minimum 15’ horizontal dimension. At the 5th level
terrace, a proposed 12’-wide amenity area provides accessible outdoor space

to residents and provides further activation of the upper levels of the 9th
Avenue North facade (PL2B1 - Eyes on the Street, DC2D1&2 - Human Scale and
Texture). At the rooftop amenity level, the proposed organization and placement
of the amenity area supports the overal massing concept for the tower (DC2 -
Architectural Concept).

Compliant amenity areas

Terrace
- 1,272 SF

=)
|
|
|
i

|:| Amenity area less than 15’ in the
-0 horizontal dimension

LESS THAN 15' IN
WIDTH @ 371 SF

Level 5 Plan - Terrace

Terrace

3,038 SF I
: LESS THAN 15' IN

WIDTH @ 253 SF

[T " Terrace
| 13
=) 753 SF
_____ LESS THAN 15' IN
WIDTH @ 261 SF
Rooftop Amenity

VIA
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Requested Development Standard Departures:

Departure #2 - Rooftop Features Upper Level Setback

Standard:

Code: SMC 23.48.010.H.7 - Rooftop features may extend up to 15’ above the
maximum height limit, so long as the combined total coverage of all features listed
in 23.48.010.H.4 and 23.48.010.H.5 does not exceed 65% of the roof area. No
rooftop features are to be located closer than 10’ to the roof edge

Proposed Design Departure:

No setback from roof edges for roof amenity features and mechanical screens.
A 10’ setback of the tower massing from the property line will be preserved

Rationale:

The maximum allowable 65% rooftop coverage cannot be attained applying a 10’
setback with the proposed floor plate; 55% coverage is the maximum achievable.
The proposed alternative maintains the 55% coverage, but elongates the mass
east-west, to maximize usable outdoor amenity area along the north and south.
The entire tower massing will be setback 10’ from the east property line, so that
the The alignment along the south edge allows continuity of the tower massing,
accentuating the slenderness and verticality of the tower (DC2 - Architectural
Concept). A 10’ minimum setback of the rooftop features from the property line
will be preserved, so that they encroach no further than that of a compliant zero-
setback tower.

DOMESTIC HOT
WATER

._3' 2 11!

TERRACE

ELEC

0“

10'

-_ 10'- 0" \

TERRACE

AMENITY

5'- o"

‘4— PROPERTY LINE

ROOF EDGE

VIA

DPD #3016897
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DESIGN RECOMMENDATION MEETING
WEST DRB: JANUARY 7, 2015
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CONTEXT
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EDG PREFERRED MASSING - SUPPORTED BY DRB

e \ertical emphasis in massing

e ‘Sweet Spot’ location of tower and core to provide
setbacks from street and adjacent buildings, and
orient units toward view of Lake Union

e 4 story street wall established by podium

e Notch in podium to reveal tower and emphasize
residential entry

Plan View

View from Southeast - 9th & Harrison Birdseye from Northeast Birdseye from Southwest East Elevation
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PROJECT SUMMARY

e 26 Story tower - Infill site k
e 244 Apartment Unit :
e |[nterior and exterior amenity J .
spaces at podium and rooftop ﬂ o
3,650 SF Retail
e Targeting restaurant and : q1

complementary retail (DC1)

e 102 Parking Stalls*

il

ul_l',lm:mLJ :

| ] -
2 —
o FIRE COMMAND
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_EMERGING GONTEXT

8TH AND REPUBLICAN

400 8TH AVE N

VIA
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TOWER COMPARISON

H'PH'!*H'?“{'P""f ]'] ';||’" TTL I I -

S - LR L

_ IEICE
... OETECE [0

Ll i ’ﬂf.ﬁﬁﬁpl‘ Ll
o0 o
I e
=llil:E DALY s
i CLEREE LEnne
AT VEEEEN R

TR GLEEEN LEL

T - Dﬁmﬁ' ()

TR CLEER [

T E_gﬂ ]%_'

¢ 1§ FEELEL i

T | m.li_ma_ il

T CEEEL L

AL TERED L

= i )

1 0 sl aHaune 0 T A

[ : eI ol

! AW gy E_ Y TRL j .

41 @i @ i) 0 8 o o sl Il : B =) I | i

e S
..“_.lil.;; B L R i ‘m 3 b, DY i o 2 E

400 9TH AVEN 901 HARRISON ST 421 9TH AVEN
24,000 SF TOWER FLOORPLATE 10,500 SF TOWER FLOORPLATE 1,200 SF TOWER FLOORPLATE

v ‘ /\ DPD #3016897 JANUARY 7, 2015 52



. IN PERMITTING

EXISTING CONTEXT

PEDESTRIAN ENTRY

} GARAGE ACCESS

N

@ N.TS.

OGER
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GLAZER'S CAMERA

HARRISON STREET
APARTMENTS
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—
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Departure #1 - Minimum Horizontal Dimension of Amenity Area

Standard:

Code: SMC 23.48.020.C.3 - The minimum horizontal dimension of
required amenity area is 15". The minimum size of a required amenity
area is 225 square feet.

Proposed Design Departure:

Decrease the minimum horizontal dimension of required amenity area
at terrace levels. Amenity area between 15’ and 10’ will constitute 7%
of total amenity area. Amenity area under 10" will constitute 3% of total
amenity area.

Rationale:

Terrace |
_ 1,272 SF |

=7 Compliant amenity areas
1

While the vast majority of the required amenity area is compliant, a Amenity area less than 15" in the

4o e horizontal dimension
limited portion will be under the minimum 15’ horizontal dimension. = g2 -0
At the 5th level terrace, a proposed 12’-wide amenity area provides - Amenity
accessible outdoor space to residents and provides further activation of 490 SFISSES
the upper levels of the 9th Avenue North facade (PL2B1 - Eyes on the I hi bﬁ%?ﬁ%ﬁ?%%ﬁ"

Street, DC2D1&2 - Human Scale and Texture). At the rooftop amenity
level, the proposed organization and placement of the amenity area
supports the overal massing concept for the tower (DC2 - Architectural
Concept).

Level 5 Plan - Terrace
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DESIGN STANDARD DEPARTURES

!?.EH 1

\ Compliant amenity areas

Terrace |
3,038 SF

 LESS THAN 15' IN . Amenity area less than 15’ in the
WIDTH @253 SF horizontal dimension

m Terrace
13
L[] 758 Sk

. LESSTHAN1%5'IN
WIDTH @ 261 SF

Rooftop Amenity
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Departure #2 - Rooftop Features Upper Level Setback

Standard:

Code: SMC 23.48.010.H.7 - Rooftop features may extend up to 15’
above the maximum height limit, so long as the combined total
coverage of all features listed in 23.48.010.H.4 and 23.48.010.H.5 does
not exceed 65% of the roof area. No rooftop features are to be located ‘
closer than 10’ to the roof edge
TERRACE

Proposed Design Departure:

| “a\I . ;
No setback from roof edges for roof amenity features and mechanical | | ' ?SJI
screens. ‘

| ' DOMESTIC HOT

|

|

A 10’ setback of the tower massing from the property line will be

preserved |

!: ROOF EDGE

WATER AMENITY _
ELEC
e ‘4— PROPERTY LINE

Rationale:

The maximum allowable 65% rooftop coverage cannot be attained
applying a 10’ setback with the proposed floor plate; 55% coverage
is the maximum achievable. The proposed alternative maintains

the 55% coverage, but elongates the mass east-west, to maximize
usable outdoor amenity area along the north and south. The entire
tower massing will be setback 10’ from the east property line, so
that the The alignment along the south edge allows continuity of the
tower massing, accentuating the slenderness and verticality of the
tower (DC2 - Architectural Concept). A 10’ minimum setback of the
rooftop features from the property line will be preserved, so that they
encroach no further than that of a compliant zero-setback tower.

|
| |
| 10'- 0" @ |
| |

*This departure was supported by the board at Early Design Guidance
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DESIGN STANDARD DEPARTURES

Roof element is in
the same position on
both options -

10" from property line

Code
Departure

Code
Compliant
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DESIGN PARTI
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DESIGN PARTI
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DESIGN PARTI
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. IN PERMITTING

EXISTING CONTEXT

@ N.TS.

OGER
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427 9TH AVE N TOWER
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PODIUM TERRAGES
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ROOF TERRACES & MASSING
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1_ Accent Paver Color |

2 _ Accent Paver Color I

3 _ Pedestal Paver

4 _IPE Wood Bench

5 _ Corten Steel Landscape Planter
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6_ Metal Panel Color 1- Sherwin Williams - Snowfall
T _ Metal Panel Color 2 - Sherwin Williams - Witching Hour Black
8 _ Vision Glass - Clear Low-E Glass

9 _ Spandrel Glass

10 _ Metal Panel Color 3 - Sherwin Williams - Dapper Tan

11 _ Metal Panel Color 4 - Sherwin Williams - Restrained Gold

12 _ Brick Masonry - Norman brick - Manganese Ironspot

13 _ Storefront System - Anodized Aluminunm
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