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01 CONTEXT & SITE
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P R O J E C T  DATA  &  O B J E C T I VE S

DEVELOPER:				    BARRIENTOS RYAN
					   
ARCHITECT:				    RUNBERG ARCHITECTURE GROUP
					     1 YESLER WAY, SEATTLE, WA 98104

ZONING:				    ZONING TYPE:  SM-U 95-320 (MI);UNIVERSITY DISTRICT NW
					     NE 45TH ST - CLASS 1 PEDESTRIAN STREET

BUILDING CODE:			   2015 SEATTLE BUILDING CODE

TAX ACCOUNT NUMBERS:		  773360-0005

SDCI PROJECT #:		                    3032085

PROJECT ADDRESS:			   1200 NE 45TH ST,
					     SEATTLE, WA 98105

SITE AREA:				    15,238 SF (0.35 ACRES)

FAR	 BASE:				      4.75   (72,381 SF)
	 MAXIMUM:			   12.00 (182,856 SF)
	 PROPOSED:			    11.67 (177,912 SF) 

TYPE-1A CONSISTS OF 24 STORY HIGH-RISE APARTMENT TOWER WITH A RESIDENTIAL LOBBY / LEASING 
CENTER OFF 12TH AVE N.E. AND GROUND RELATED RETAIL SPACE FACING N.E. 45TH STREET WRAPPING THE 
CORNER TO 12TH AVE N.E. AND A ROOFTOP DECK ABOVE THE 22ND STORY.

PROJECT INFO:

GROSS: 	                               246,951 SF VEHICLE PARKING
REQUIRED: NONE
PROPOSED: 91 STALLS

RESIDENTIAL:        141,531 SF
COMMERCIAL:	      3,287 SF
PARKING:	      36,400SF
SUPPORT:	      57 ,747 SF

1-BED: 	                  58
2-BED:	                  56
OPEN 1:                  57
STUDIOS:              44
SEDU:	                  22

ALLOWABLE: 	 320 FT
PROPOSED: 	 225 FT 
	      (24-STORIES)

UNITS: 	 237 HEIGHT
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trict, Brooklyn | 4515 / 4525 Brooklyn Ave NE, Seattle WA 98105
ndation Meeting | 3032065-EG | 302149-EG | 04.15.19 

ng, Looking Southwest

4    CORE TOWER (future development) 7    CROSS  AND CROWN CHURCH 10   NEPTUNE THEATER 13   LIGHT RAIL STATION    (under construction)

5    BRIDGES @ 11TH 8    UNIVERSITY DISTRICT BUILDING 11    WSECU 14   RESIDENCE  INN BY MARRIOTT
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ZONING DIAGRAMS
SURROUNDING BUILDING SETBACKS
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ZONING DIAGRAMS
BUILDING SETBACKS
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SITE SURVEY

18
1.
17

18
1.
17

18
1.
17

(206)

(19
2)

(18
6)

(18
4)

(1
81
)

(1
8
8
)

(1
8
6
)

(1
8
4
)

(182) (1
82
)

(18
8)

(1
9
2
)

(1
9
4
)

(1
9
6
)

(1
9
8
)

(2
0
2
)

(2
0
4
)

(2
0
6
)

(190)

(2
0
0
)

BH

UP

UP
PA

R
K

IN
G

EX
IT

R
ES

ID
EN

TI
AL

EN
TR

AN
C

E
EG

R
ES

S

EL: 186' - 11"

1200 NE 45TH ST
SITE AREA = 15,238 SF

EXISTING 3,564 
SF BUILDING TO 
BE DEMOLISHED

T-1

T-2

T-3

T-4

T-5

COMMERCIAL
ENTRANCE

N
E 

45
TH

 S
TR

EE
T

12TH AVENUE NE

ALLEY

EXISTING CABLE 
ELECTRICAL LINE, 
BELOW GRADE

ASPHALT

AS
PH

AL
T

ADJACENT 
PARKING 
LOT

TO
 C

L O
F 

R .
O.

W
.

30
'-0

"
TO

 C
L O

F 
R .

O.
W

.
30

'-0
"

COMMERCIAL
ENTRANCE

PA
R

K
IN

G
EN

TR
AN

C
E

OVERHEAD GARAGE 
DOOR

EXISTING 
LIGHT POLE

BIKE PARKING
ENTRANCE

TRASH &
LOADING

C
O

M
M

ER
C

IA
L

EN
TR

AN
C

E

3'-6" 10'-0" 3'-0" 10'-0" 6" 97'-10" 7'-4" 11'-0"

2'-
6"

23
'-0

"
58

'-9
"

15
'-9

"

PODIUM DECK ELEVATION

EXISTING RETAINING 
WALL TO BE REMOVED

PROPOSED LEVELS 5-22 ABOVE

ADJACENT 16 STORY HOTELADJACENT  
PROPERTY LINE

7 STORY HOTELPROPERTY LINE

42'-4" 11'-4" 19'-7" 3'-2" 44'-1" 6'-10" 10'-8"

10
'-0

"
27

'-2
"

60
'-3

"
2'-

7"
5'-

0"

15'-9" 65'-1" 2'-9" 26'-0" 2'-9" 25'-4"

32
'-1

"
10

'-5
"

39
'-1

"

4 STORY 
OFFICE 
BUILDING

P.L. 145.12'
P.

L. 
10

5.0
'

P.
L. 

10
5.0

'

LINE OF STRUCTURE 
BELOW DEDICATION 
AND EASEMENT (4' MIN 
BELOW GRADE)

EXISTING RETAINING 
WALL TO REMAIN

6'-0" 5'-6" 6" 23'-11" 24'-0"

19
'-1

1"
16

'-0
"

14
'-6

"

4FT CURB RELOCATION 
INTO THE R.O.W.
PER SDOT APPROVED 
12TH AVE MASTERPLAN

TO CL OF R.O.W.
35'-0"

TO CL OF R.O.W.
35'-0"

EXISTING TREES TO BE REMOVED

PUBLIC
ELEVATOR

EXISTING TREE TO BE REMOVED

EXISTING TREE TO BE 
REMOVED

EXISTING TREE TO BE REMOVED

EL: 209' - 0"

EL: 198' - 0"

EL: 198' - 0"

EL: 196' - 8 1/8"

EL: 209' - 0"

EL: 209' - 0"

18'-4"

11'-0"

10
5'-

0"

145'-1"

10
5'-

0"

4'-
0"

16
'-6

"23
'-8

"

24
'-0

"

BENCH

BENCH

P.L. 145.12'

+/- 206'

+/- 191'

+/- 191'

+/- 184'

N

LEGAL DESCRIPTION:
 

LOTS 1 THROUGH 5, INCLUSIVE, BLOCK 
1, SHELTON'S ADDITION TO THE CITY 
OF SEATTLE, ACCORDING TO THE PLAT 
THEREOF RECORDED IN VOLUME 12 
OF PLATS, PAGE 2, IN KING COUNTY, 
WASHINGTON;

EXCEPT THE EAST 20 FEET OF LOTS 4 
AND 5;

SITUATE IN THE CITY OF SEATTLE, 
COUNTY OF KING, STATE OF 
WASHINGTON



13#3032085  |   1200 NE 45TH ST, SEATTLE, WA 98105  |   SEPTEMBER 9,  2019

STREET LEVEL - EXISTING CONDITIONS
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URBAN ANALYSIS   
TRAFFIC / TRANSIT PATTERNS
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RESPONSE TO EARLY 
DESIGN GUIDANCE02
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RESPONSE TO DESIGN GUIDELINES DISCUSSED AT EDG
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RESPONSE TO DESIGN GUIDELINES DISCUSSED AT EDG
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RESPONSE TO DESIGN GUIDELINES DISCUSSED AT EDG
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RESPONSE TO DESIGN GUIDELINES DISCUSSED AT EDG
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OPTION
 A - CODE COM

PLIAN
T

OPTION
 B

OPTION
 C - PREFERRED

DESIGN OPTIONS @ EDG

PROS:

•Café retail space is at east end and opens up to alley and 45th, activating both 
facades and open space.

•A continuous open space pedestrian path weaves and extends up to upper level 
terrace.

•Upper Façade composition has strong, defined and logical lines.  Upper façade 
mass is grounded on SE corner

•Upper level penthouse has strong directional language to sun and views (West) 
and ties into façade breaks. Massing form inherently screens roof top mechanical 
in logical and intentional manner.

CONS:

•Terraced pedestrian path along activated alley is impeded and conflicted with 
vehicular garage entrance. 

•Vehicle access from alley is highly compromised due to steep grade and high 
traffic on 45th Ave.  difficult maneuverability coming from north or south.  

•Garage has extremely limited function due to steep grades. Even with speed 
ramp, only yields +/-12 stalls.  

•Parking ramp cannot spiral down further without creating several significant 
departures along 12th Ave frontages.  

•Lobby/Leasing must open to elevator core thus extends space all the way up to 
north property line.  Conflicts with design guideline to minimize lobby frontage 
where possible.

PROS:

•Café retail space is at east end and opens up to alley and 45th, activating both 
facades and open space.

•No vehicle access in narrow alley allows for convenient bike room access at alley, 
and more compatible “pedestrian friendly” function with other activating uses

•A continuous open space pedestrian path weaves and extends up to upper level 
terrace.

•Base composition clearly defines individual program functions in form and 
material.  Form steps upward to north to echo site grade steps.

•Upper Façade composition has strong, defined and logical lines.  Upper façade 
mass is grounded on SE corner

•Upper Façade composition has strong, defined and logical lines.  Upper façade 
mass is grounded on SW corner

•Upper level penthouse has strong directional language to sun and views (South) 
and ties into façade breaks. Massing form inherently screens roof top mechanical 
in logical and intentional manner

CONS:

•Gateway corner does not open up to create inviting open space, or desired 
“outdoor living room” space and pedestrian relief from busy intersection

•Upper level façade composition coming down to grade, provides visual grounding, 
yet lacks inherent pedestrian/human scale and feels imposing.

PROS:

•Gateway corner provides ample open space to public realm for inviting “outdoor 
living room”.  Both retail spaces entrances can activate.

•Either Bank/retail or Café retail space can front on east end, opening up to alley 
and 45th, activating both facades and open space.

•No vehicle access in narrow alley allows for convenient bike room access at alley, 
and more compatible “pedestrian friendly” function with other activating uses. 
Outdoor seating, etc.

•A continuous open space pedestrian path weaves from the entire 45th St 
frontage and wraps adjacent alley extending up to upper level terrace – “shared 
alley” can extend to new neighboring development pathways and open space.

•Base composition clearly defines individual program functions in form and 
material.  Form steps upward to north echoing site grades.

•Upper Façade composition has strong, defined and logical lines.  Upper façade 
mass is grounded on NW corner

•Upper level penthouse has strong directional language to sun and views (both 
West and South) and ties into façade breaks. Massing form inherently screens 
roof top mechanical in logical and intentional manner
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EDG TOPICS TO STUDY

TOWER MASSING3

PODIUM DESIGN 2

The Board was supportive of the 
massing and modulation proposed 
at EDG. More development was 
requested on the balcony placement 
and design. In general the trellis 
shown at the terminus (top) of the 
building was appreciated and more 
development of that concept was 
encouraged.  

The Board liked the massing approach 
to the podium and its separation 
from the tower massing above with a 
gasket element between the two. The 
Board encouraged materiality with 
human scale, like brick, at the base. 
More detail was requested for the NW 
corner of the podium, particularly if 
SDOT approved a vehicle entry at that 
location, rather than at the alley. 

The open space concept proposed 
along the alley and south sides of 
the site was well received and highly 
encouraged by the public, given the 
neighborhood's desire to use alleys as 
pedestrian connectors, particularly 
near the new light rail station. Further 
detail was requested regarding 
accessibility, safety and security, 
adjacent programming and proposed 
uses for the open space itself.

OPEN SPACE DEVELOPMENT 1
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OPEN SPACE DEVELOPMENT
INTERSECTION ANALYSIS

1    RESIDENCE INN CORNER

2    WSECU CORNER

4    UW OFFICE BUILDING CORNER

3    PROPOSED TOWER CORNER
ANGLED BASE PROVIDES ADDITIONAL PUBLIC SPACE 
ALONG  NE 45TH ST. 

ARCHITECTURAL ELEMENT THAT EXPRESSES THE 
CORNER AND WRAPS AROUND TO CREATE WEATHER 
COVER. BUILDING SET BACK ON THE TWO LOWER 
LEVELS TO PROVIDE PUBLIC SPACE

THE BUILDING UTILIZES  SITE AREA AND DOES NOT 
PROVIDE PUBLIC SPACE FOR PEDESTRIANS.

THE FUTURE TOWER EXTENDS SIDEWALKS 
AND PROVIDES  ADDITIONAL PUBLIC SPACE BY 
SETTING THE BUILDING FACADES 8 FEET FROM 
THE PROPERTY LINE AS WELL AS CARVING OUT 
THE MASSING IN THE PROMINENT CORNER
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1 OPEN SPACE DEVELOPMENT
PEDESTRIAN EXPERIENCE

2

6

1

3

1 4

4 residential entry with slab seats

l  |  | <
0’  12.5’  25’ N

West

1 meet existing sidewalk
2 parking entry
3 bike route
4 residential entry
5 bike parking
6 generous entry w/ seating
7 steel planters 
8 stepped walk and garden

 

5 bike parking   8 stepped walk and garden

5

7 steel planters

7

9 sharrow 

9 9
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1OPEN SPACE DEVELOPMENT
PEDESTRIAN EXPERIENCE

8 amenity plaza

STREET LEVEL DETAIL

l  |  | <
0’  12.5’  25’ N

6

1

East

1   nedrag dna klaw deppets
2 cafe entry & slab seating
3 bike racks, metal planters  
 shelter pedestrians
4 public elevator access/

bike room access
5 hillclimb stair at alley
6 mezzanine entry
7 public elevator
8 amenity plaza
9 ramp access and soft 

 

 slopes

9 ramp access and soft slopes

5

5

2

3

48

9

7

5 hillclimb stair at alley
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NE 45TH ST

12TH AVE NE

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.
PL1.   CONNECTIVITY:  COMPLEMENT AND CONTRIBUTE TO THE NETWORK OF OPEN SPACES AROUND THE SITE AND THE CONNECTIONS AMONG THEM.

VIEW OF SE CORNER AT EDG

12TH AVE NE

VIEW OF SE CORNER AT DRB

NE 45TH ST

1 OPEN SPACE DEVELOPMENT
OPEN SPACE ANALYSIS

11'-
0"

26'-6"

VIEW OF SW CORNER VIEW OF SE CORNER  

VIEW OF PUBLIC ENTRY TO ELEVATOR FROM SIDEWALK
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1

RETAIL / CAFE  MEZZANINE 
CONNECTED TO THE ELEVATED PODIUM 
STAIRCASE

CONNECTION TO THE FUTURE 
NEIGHBORING PARK

AMENITY SPACE SPILLS OUT ONTO THE 
ELEVATED PODIUM 

STAIRCASE CONNECTION TO THE UPPER 
LEVEL OPEN SPACE 

LOOK OUT POINT HAS BEEN LOWERED 
ONE FLOOR FOR BETTER CONNECTION 
TO AT-GRADE PLAZA SPACE. IT HAS 
DIRECT ACCESS TO THE CAFE MEZZANINE 
ADJACENT.

ELEVATOR ACCESSIBLE ACCESS ADDED 
SINCE EDG, CONNECTS LOWER PLAZA, 
MEZZANINE AND  UPPER PLAZA

ALLEY PLAZA AT EDG

PUBLIC ACCESS ACCESS ADDED OFF 
PLAZA ON NE 45TH STREET.  THIS DOOR ALSO 
PROVIDES ACCESS TO THE ELEVATOR AT 
LEVEL 1

ALLEY PLAZA AT DRB

OPEN SPACE DEVELOPMENT
ALLEY PLAZA DESIGN
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1 OPEN SPACE DEVELOPMENT
ALLEY PLAZA DESIGN 

Since the time of the EDG the open space has developed to improve 
accessibility and functionality for public use. A three story elevator 
has been added to connect the upper plaza, mid landing and street 
level open space, eliminating the need to rely on steep alley grades for 
wheeled transport. 

A large stepped planter provides buffer between the lower stair and 
the south end of the alley. 

The mid-landing has been enlarged to allow better spill out space 
for the adjacent cafe mezzanine, providing an opportunity for public 
overlook towards the south and west as well.  

1

2

3

1

2

3
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ALLEY PLAZA AT EDG ALLEY PLAZA AT DRB

ALLEY PLAZA AT EDG ALLEY PLAZA AT DRB

ALLEY PLAZA AT EDG ALLEY PLAZA AT DRB

1OPEN SPACE DEVELOPMENT
ALLEY PLAZA DESIGN

Since the time of the EDG the design team has met with the 
community to discuss activating uses at the open space to 
benefit the local community. There is significant outdoor space 
and a small internal flex space directly adjacent to the upper 
plaza. Some of the ideas discussed included:

1. Small food service window, possibly on a rotating or 
temporary basis to prevent vacancy due to inability to cover 
long term rent;

2. Public amenities located outside, under cover, such as a bike 
repair station;

3. Mobile uses such as food trucks, which could use the 
driveway at the loading entrance for temporary use.

4. Locations for temporary art installations.
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2

NEIGHBORHOOD MATERIAL CONTEXT

BRICK STONE CONCRETE
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THE GRADUATE

75'

89'

100'

GASKET

DECA BASE DATUM

MIDRISE BASE DATUM
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'

FUTURE 
DEVELOPMENTS

FUTURE 
DEVELOPMENTS

EDG Design proposed a gasket separating the podium from the 
tower to relate the building form to its context and work with the 
site topography.

Materiality for the Podium base draws from neighboring buildings, 
incorporating hand-scaled materials such as brick and tactile 
materials like bronze cladding.

PODIUM DESIGN 
SURROUNDING DATUM ANALYSIS 
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2

The commercial volume along NE 45th Street is clad in dark brick and features dark bronze bent 
plate canopies and accents. The glazing is expressed vertically, references the verticality of the 
multi-story windows along the podium of the Graduate building to the east.  Brick provides a 
human scale and texture to the facade. 

BRICK:
GREY/BLACK LIGHT TEXTURE 
STACKED BOND BRICKS

ACCENT BRICK:
GREY/BLACK LIGHT TEXTURE 
STACKED BOND BRICKS

METAL PLANTER & CANOPY:
PLATE STEEL

1

2

WINDOW & CURTAIN WALL:
PPG SOLARBAN 60 W/ CLEAR

CANOPY GLAZING:
FROSTED GLASS

CURTAIN WALL & CANOPY:
BONE WHITE POWDERCOATED METAL

SW VIEW OF THE PODIUM 

1B

1C
2B

GASKET GASKET

In contrast, aluminum curtain wall and a glassy canopy announce the primary commercial entry 
at the corner which is further accentuated by a voluntary setback and a three story column at 
the corner. 

3 
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SOUTH ELEVATION

GASKET

PODIUM DESIGN 
SOUTH FACADE

1A 1B 1C

2A 2B 2C

2A

2C

1B

1C1A
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LEVEL 2
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LEVEL 3
EL.  209' - 0"

A

LEVEL 1
EL.  184' - 0"

LEVEL 2
EL.  198' - 0"

LEVEL 3
EL.  209' - 0"

A

LEVEL 1
EL.  184' - 0"

LEVEL 2
EL.  198' - 0"

LEVEL 3
EL.  209' - 0"

A

NW VIEW OF THE PODIUM 

PRECAST PANEL:
TEXTURED GFRC PANEL-WHITE

STOREFRONT:
DARK BRONZE ANODIZED ALUMINUM

3

WOOD PANEL SOFFIT:
WOOD TEXTURE RESIN BOARD 
PANELS

3

4

5

The NW corner podium houses the residential lobby along 12th Ave NE and is the location of the 
parking garage entry at the northernmost end of the site. This element is expressed as a full 
two-story volume, contrasting with the 1.5 story podium expression along the south facade and 
accentuating the natural topography of the site along 12th Ave NE. It is clad in a textural precast 
concrete rainscreen cladding. 

The vertical gasket between the NW podium volume and the South podium provides a logical 
spot for the residential entry. The entry is accentuated with a contrasting canopy, similar in color 
and material to the corner commercial canopy.

The horizontal gasket separating the podium from the tower above has been accentuated by a 
warm wood soffit material at the underside of the overhanging tower volume. The warm wood 
tone contrasts with the glass, dark bronze and brick cladding. 

WEST ELEVATION

2 PODIUM DESIGN 
EAST FACADE

GARAGE CANOPY SECTION RESIDENTIAL ENTRY 
CANOPY SECTION

STREET CANOPY SECTION

9'
-4

"

4
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UW TOWER
1975  /   25 stories  / 320'

CONCRETE STRUCTURE  USES STRONG VERTICAL PATTERNS 
EXPRESSED BY  EXPOSING STRUCTURAL COLUMNS ON THE 
EXTERIOR OF THE FACADE AND LOWER LEVELS

COLUMN GRID EX-
PRESSED ON THE PEDES-
TRIAN LEVEL

ARCHITECTURAL BAYS 
ESTABLISH FACADE 
DEPTH

INTEGRATING BAYS AND EXPOSED 
COLUMN ENHANCE PEDESTRIAN 
EXPERIENCE AND  CREATE FACADE 
DEPTH IN MODULATION 

HOTEL DECA
1931  /   16 stories  / 180'

STRONG VERTICAL EXPRESSION ESTABLISHED BY STACKED 
WINDOWS AND EXTRUDED BAY ELEMENTS

PROPOSED  TOWER
2022  /   23 stories  / 240'

ARCHITECTURAL VOLUMETRIC PROPORTIONS ECHO THE 
PROPORTIONS  OF SURROUNDING CONTEST TOWERS CREATING ITS 
OWN ARCHITECTURAL COMPOSITION OF THE FACADE

1 2 3

30' 20'20'+/-30' +/-30' +/-30' +/-30' +/-30' +/-40'

3 TOWER DESIGN 
SURROUNDING TOWER ANALYSIS
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3TOWER DESIGN
TOWER MASSING DEVELOPMENT SINCE EDG

AERIAL VIEW @ EDG AERIAL VIEW @ DRB

ROOF LINE HAS BEEN MODIFIED TO 
ADD INFLECTION TO THE ROOF LINE AND 
GIVE THE TOP OF THE BUILDING A MORE 
DISTINCTIVE FORM.

BALCONIES HAVE BEEN MAINTAINED AT 
EVERY FLOOR LEVEL TO PROVIDE UNIFORMITY 
TO THE VERTICAL GASKETS THEY CREATE ON 
THE SOUTH AND WEST FACADES.

ANGLED WALLS HAVE BEEN MODIFIED 
FROM PLANES TO VOLUMES, WITH THE OUT-
SIDE CORNERS EXPRESSED VOLUMETRICALLY 
WITH VISION GLAZING.

BUILDING ENTRY REMAINS ON THE 
12TH AVE FRONTAGE, WITH THE BALCONIES 
TO BREAK BETWEEN THE TOWER MASSES 
ALIGNING WITH THE LOCATION OF THE 
RESIDENTIAL ENTRY BETWEEN THE PODIUM 
VOLUMES BELOW.
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3 TOWER DESIGN 
BALCONY DESIGN

RAILING STRUCTURE:
DARK BRONZE POWERCOATED METAL

BALCONY RAILING:
PPG SOLARBAN 60 CLEAR

SOUTH BALCONY

WEST BALCONY

The design team studied the impact of balconies at every level vs. every 
other level as discussed in the Early Design Guidance Meeting. The 
team prefers balconies at every floor for the following reasons:

1. Creating an 'every-other-floor' pattern added a layer of complexity 
to the tower design that competes with the asymmetrical folded plane 
concept and diminishes the verticality of the tower massing.

2. In looking at the nearby towers already in the neighborhood (see 
page 34, previous) the horizontal rhythm of the existing towers is a 
floor by floor rhythm and it would be preferable for this building to be 
compatible. 

3. Outdoor space on the south and west facades will be an amenity to 
the adjacent units and help to communicate the residential quality of 
the building program in the exterior design.

BALCONY VIEW FROM BELOW

BALCONIES AT EVERY-OTHER-FLOOR BALCONIES AT EVERY FLOOR
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3

The top of the building terminates in an expressive building form, created by a large inverted roof 
line and corresponding trellis that defines the perimeter of the roof deck. This form is tied into 
the overall composition of the tower form via the dark vertical gasket along the west elevation 
that connects down to the primary building entry along 12th Ave NE.

The rooftop provides the bulk of the private amenity space for the residential tenants  and is 
envisioned as a lively gathering space with several nodes for outdoor eating and activity along 
the south end of the rooftop. 

The trellis does double duty by both providing a definitive termination to the sky as well as 
adding moments of shade across the rooftop gather spaces. 

The inverted roof covers a large common room with kitchen and a media room tucked into the 
north end of the amenity volume. 

Mechanical needs are housed behind the  screened elements at the NE corner of the rooftop, 
allowing the gathering spaces to take full advantage of the southerly and westerly views. 

3

4

5

2

1

TRELLIS:
BONE WHITE

ROOF LOUVERS:
METAL

3
4

5

1
2

SW VIEW OF THE ROOFTOP

ROOFTOP VIEW

TOWER DESIGN
ROOF TOP DESIGN DEVELOPMENT

ROOFTOP PLAN

PEDESTAL PAVERS:
TEXADA HYDRAPRESSED SLABS - 
DESERT SAND

3 5 2

2
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DESIGN DEVELOPMENT03
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ELEVATIONS - WEST

DC2-A, DC2-B, DC2-D, DC4
The northern podium volume houses uses 
exclusive to the residential program and 
is expressed with contrasting colors and 
materials from the commercial base to 
the south. A deep canopy between the 
two podium massings indicates the pri-
mary residential entry. 

CS2-III, CS3-A-2, PL1-A, DC2, DC3, 
DC4
The primary building corner is set back from the 
property line and features a two-story com-
mercial facade accented by a 3-story exposed 
structural column which supports acute angled 
massing above. A large glass canopy helps define 
the corner at pedestrian level and ties into the 
large open space along NE 45th Street.

DC2-B-1
The roof form is expressive and visible from 
grade to provide a legible terminus and interest 
in the overall facade composition.

CS3-A-1, CS3-A-2, DC2-A
The design of the tower is the result of the study 
of proportions of nearby towers to establish a 
standard bay size and pick up on a facade rhythm 
that has been applied to the current design. The 
angled facades and recessed balconies reduce 
the perceived mass. 

DC2-A-2, DC-B-1
Recessed planes clad in dark materials and 
dark bronze aluminum windows create gaskets 
that act as secondary architectural elements to 
help accentuate and define the larger massing 
volumes in the overall building composition. This 
provides a lightness to the building and accentu-
ates the contemporary character of the design.

DC1-B, DC1-C 
The parking entry is located as far from 
the public open space as possible with 
garage doors recessed from the facade 
and extensive canopies projecting over 
the sidewalk to provide overhead weather 
protection.
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ELEVATIONS - SOUTH

CS2-III, CS3-A-2, PL1-A, DC2, DC3, 
DC4
The primary building corner is set back from the 
property line and features a two-story com-
mercial facade accented by a 3-story exposed 
structural column which supports acute angled 
massing above. A large glass canopy helps define 
the corner at pedestrian level and ties into the 
large open space along NE 45th Street.

DC2-A-2, DC-B-1
Recessed planes clad in dark materials and 
dark bronze aluminum windows create gaskets 
that act as secondary architectural elements to 
help accentuate and define the larger massing 
volumes in the overall building composition. This 
provides a lightness to the building and accentu-
ates the contemporary character of the design.

DC2-B-1
The roof form is expressive and visible from 
grade to provide a legible terminus and interest 
in the overall facade composition.

PL2-A, DC3-I
The building is set back from the east property line to allow 
the large public plaza to wrap from the NE 45th Street 
frontage up along the alley. As noted in the revised U 
District design guidelines, the neighborhood would like to 
make alleys more pedestrian friendly,  citing their impor-
tance in allowing all modes of transport to move through 
the neighborhood. In this case, the alley connects the 
proposed open space to the proposed open space of a new 
project on the opposite side of the alley at midblock. Con-
centrating the open space along the alley at this location 
is particularly important as the alley grade is very steep at 
the south end. The plaza is served by a publicly-accessed 
elevator that will provide accessible access along this thor-
oughfare, enhancing pedestrian and bicycle connections 
near the future light rail station. 

DC2-A, DC2-B, DC2-D, DC3-I
The building is set back from the south property line to 
provide open space along busy NE 45th Street. The podium 
Massing is distinct from the remainder of the building and 
features high quality materials including brick, dark bronze 
cladding and aluminum storefront. Bent metal plate can-
opies provide overhead weather protection at the building 
facade and are spaced to accentuate the two-story brick 
piers that provide the defining architectural character of 
the retail base. 
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ELEVATIONS - EAST

DC2-B-1
The roof form is expressive and visible from grade 
to provide a legible terminus and interest in the 
overall facade composition.

CS3-A-1, CS3-A-2, DC2-A
The design of the tower is the result of the study 
of proportions of nearby towers to establish a 
standard bay size and pick up on a facade rhythm 
that has been applied to the current design. The 
Angled facades and recessed balconies reduce 
the perceived mass. 

DC2-B-1
The North east tower volume transitions into 
a mechanical screen element at the top of the 
building that shares proportion and materiality 
with the window wall system below. 

PL2-A, DC3-I
The building is set back from the east property 
line to allow the large public plaza to wrap from 
the NE 45th Street frontage up along the alley. 
As noted in the revised U District design guide-
lines, the neighborhood would like to make 
alleys more pedestrian friendly,  citing their im-
portance in allowing all modes of transport to 
move through the neighborhood. In this case, 
the alley connects the proposed open space 
to the proposed open space of a new project 
on the opposite side of the alley at midblock. 
Concentrating the open space along the alley 
at this location is particularly important as the 
alley grade is very steep at the south end. The 
plaza is served by a publicly-accessed elevator 
that will provide accessible access along this 
thoroughfare, enhancing pedestrian and bicycle 
connections near the future light rail station. 

DC2-A, DC2-B, DC2-D, DC3-I
The building is set back from the south prop-
erty line to provide open space along busy NE 
45th Street. The podium Massing is distinct 
from the remainder of the building and fea-
tures high quality materials including brick, 
dark bronze cladding and aluminum storefront. 
Bent metal plate canopies provide overhead 
weather protection at the building facade and 
are spaced to accentuate the two-story brick 
piers that provide the defining architectural 
character of the retail base. 
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ELEVATIONS - NORTH

PL2-A, DC3-I
The building is set back from the east property 
line to allow the large public plaza to wrap 
from the NE 45th Street frontage up along the 
alley. As noted in the revised U District design 
guidelines, the neighborhood would like to 
make alleys more pedestrian friendly,  citing 
their importance in allowing all modes of 
transport to move through the neighborhood. 
In this case, the alley connects the proposed 
open space to the proposed open space of a 
new project on the opposite side of the alley 
at midblock. Concentrating the open space 
along the alley at this location is particularly 
important as the alley grade is very steep at 
the south end. The plaza is served by a public-
ly-accessed elevator that will provide accessi-
ble access along this thoroughfare, enhancing 
pedestrian and bicycle connections near the 
future light rail station. 

DC2-B
There is a zero-lot line condition at the north property 
line. Although the site immediately adjacent is likely to 
redevelop in the near future (it is currently a parking lot) 
the development plan is unknown at this time. Therefore, 
the project proposes to carry the same precast concrete 
cladding proposed for the west around to the north facade 
to provide a cohesive, volumetric podium expression. The 
east side of the podium is occupied by a large storm water 
planter that provides much-needed greenery along the 
open space at the alley.

DC2-A-2, DC-B-1
Recessed planes clad in dark materials and dark bronze 
aluminum windows create gaskets that act as secondary 
architectural elements to help accentuate and define the 
larger massing volumes in the overall building composition. 
This provides a lightness to the building and accentuates 
the contemporary character of the design.

DC2-B-1
The North east tower volume transitions into 
a mechanical screen element at the top of the 
building that shares proportion and materiality 
with the window wall system below. 
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VIEW LOOKING EAST ALONG NE 45TH ST. AT DRB

VIEW LOOKING WEST ALONG NE 45TH ST. AT DRB

BUILDING PERSPECTIVES AT EDG VS. DRB

VIEW LOOKING EAST ALONG NE 45TH ST.  AT EDG

VIEW LOOKING WEST ALONG NE 45TH ST. AT EDG
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VIEW OF THE NORTH-EAST CORNER AT DRB

VIEW FROM LIGHT RAIL STATION AT DRB

VIEW OF THE NORTH-EAST CORNER AT EDG

VIEW FROM LIGHT RAIL STATION AT EDG

BUILDING PERSPECTIVES AT EDG VS. DRB
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LANDSCAPE DESIGN
LEVELS 1,2,3,4
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PLANTINGS
PLANTS

Buxus microphylla ‘Winter Gem’
Winter Gem Japanese Boxwood
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Polystichum munitum
Sword Fern

Mahonia nervosa
Leatherleaf Mahonia

Gaultheria shallon
Salal

Carex obnupta
Slough Sedge

Cornus sericea ‘Kelseyii’ 
Kelsey Redtwig Dogwood

Iris tenax
Oregon Iris

Rosa ‘Noala’
Coral Flower Carpet Rose

Vaccinium ovatum
Evergreen Huckleberry

Viburnum bodnantense ‘Dawn’
Dawn Viburnum

Spiraea x bumalda ‘Denistar’
Superstar Spirea

Nandina ‘Moon Bay’
Moon Bay Heavenly Bamboo

Quercus Macrocarpa ‘JFS-KW3’ 
Urban Pinnacle Bur Oak

Ulmus ‘Frontier’
Frontier Elm

Acer palmatum
Japanese Maple

Amelanchier alnifolia
Saskatoon Serviceberry
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dalslighting.com16
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LED WALL SCONCE
LED FORMS

Imagine being able to manually control the amount of light spread coming from both the top and bottom of your lighting 

fi xture. This is now possible with our new LED wall sconces.

KEY FEATURES 

• Directional panels to control uplight and downlight
• Installation on standard 4” junction box
• Completely screwless design

OUTDOOR INDOOR

Products Applications Information
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Luminaires

© Copyright BEGA-US 2019 All rights 
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NE PODIUM LEVEL VIEW

OPEN SPACE LIGHTING DESIGN

SE PODIUM LEVEL VIEW

OPEN SPACE VIEW
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DESIGN DEPARTURES  04
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POTENTIAL TYPE 1 DECISION
OPEN SPACE CONFIGURATION

The zoning review for this project is incomplete. As such, SDCI has indicated 
there may be a need for a Type 1 Decision on how the public space is configured. 
To that end we are requesting DRB feedback on this area to confirm it aligns with 
the intentions of the Design Guidelines. As currently designed the open space 
meets the area calculations required by SMC 23.58A.040, and the space is fully 
accessible and open to the public.

DRB comments on the following aspects of the open space would be helpful:

	 It is our intention to keep the open space open to the public 24/7 unless we 
find there are security related problems during operations, at which time we will 
work with the neighborhood to limit access to daylight hours only as directed by 
code. 

	 No parking, storage or use by motor vehicles will occur in this area, however, 
we have designed a flat area off the alley with electrical and water access that 
could be used by a food truck during special festival days in the U-District, such 
as the UDP sponsored U District Street Fair, with special permits. Is this is a viable 
use of the open space?

	 The open space is contiguous, however, because of the steep grade change 
along the alley, there is separation vertically into three levels with clear visible 
access to the upper levels of the open space via exterior stairs, a ramp at the 
north end, and a dedicated elevator.

	 We have elected to cover portions of the open space in order to provide 
some rain protection for pedestrians, and to meet other criteria in the zoning 
code. The amount of covered open space is less than the 20% maximum area as 
permitted by code.

	 We have placed a "maker space" available for community uses such as 
meetings, special classes, reservations for crafts projects, and pop-up uses 
related to food activities at the upper plaza. We have had discussions with 
the University District Partnership about coordinating use of this space with 
promotions in the U-District and for special projects and assemblies. 

PLEASE SEE THE APPENDIX OF THIS PACKET FOR AN EXCERPT FROM THE 
ZONING CODE:

SMC 23.58A.040 - Bonus floor area for open space amenities  

2

1

3

4

5

RELATED DESIGN GUIDELINES: 

CS1-C TOPOGRAPHY
Use existing site topography when locating structures and open spaces on site.
CS2-B ADJACENT SITES, STREETS, AND OPEN SPACES
Allow characteristics of sites to inform the design, especially where the street grid 
and topography create unusually shaped lots that can add distinction to building 
massing. 
CS2-D-2 EXISTING SITE FEATURES 
Use changes in topography, site shape, and vegetation or structures to help make a 
successful fit with adjacent properties.
PL1-A-1 ENHANCING OPEN SPACE   
Design the building and open spaces to positively contribute to a broader network of 
open spaces throughout the neighborhood.
PL1-B WALKWAYS AND CONNECTIONS   
Connect on-site pedestrian walkways with existing public and private pedestrian 
infrastructure, thereby supporting pedestrian connections within and outside the 
project. 
PL1-C OUTDOOR USES AND ACTIVITIES   
in addition to places for walking and sitting, consider including space for informal 
community use such as performances, farmer's markets, kiosks and community 
bulletin boards, cafes, or street vending. Where possible, include features in open 

spaces for activities beyond daylight hours and throughout the seasons of the 
year, especially in neighborhood centers where active open space will contribute 
vibrancy, economic health, and public safety.
PL2-A ACCESSIBILITY
Provide access for people of all abilities in a manner that is fully integrated into 
the project design. Add features to assist pedestrians in navigating sloped sites, 
long blocks, and other challenges. 
DC2-A-1 SITE CHARACTERISTICS AND USES
Arrange the mass of the building taking into consideration the characteristics of 
the site and the proposed uses of the building and its open space.
DC3-B-3 CONNECTIONS TO OTHER OPEN SPACE
Site and design project related open spaces to connect with, or enhance, the 
uses and activities of ther nearby public open space
DC3-I PEDESTRIAN OPEN SPACES AND ENTRANCES
i. Plazas should be centrally located, on major avenues, close to bus stops, or 
where there are strong pedestrian flows on neighboring sidewalks. 
ii. Plazas should be sensitively proportioned and designed. 
iii. Plazas should have plenty of benches, steps, and ledges for seating.
iv. Locate the plaza in a sunny spot and encourage public art and other ameni-
ties. 
v. Provide plenty of planting beds for ground cover or shrubs.

1

4

3

5

2
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POTENTIAL TYPE 1 DECISION
OPEN SPACE CONFIGURATION
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DESIGN DEPARTURE #1  
 COMMERCIAL DEPTH  
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DEPARTURE #1
25'-6"

The first departure request is to allow a portion of the 
commercial space facing NE 45th Street to be less 
than 30’ in depth. 

REQUIREMENT:
SMC 23.48.040.C.3: The space occupied by street-
level uses shall be min. 13' floor to floor and extend 30' 
minimum in depth.

REQUEST:
To allow a 25'-6" depth for a length of 25'-9" on the NE 
45th Street Frontage

25'-9" / 77'-0" = 33% OF FACADE FRONTAGE

JUSTIFICATION:
This departure is requested to allow egress from 
the residential tower stairs at this level. The 
egress corridor reduces the depth of the adjacent 
commercial space to 25’-6” deep for a length of 
25’-9” length of façade.  This allows the building to 
preserve the entire frontage along NE 45th Street 
for commercial use rather than interrupting the 
space with an egress corridor to the plaza (PL1-A-1 
Enhancing Open Space, PL1-A-2 Adding to Public Life). 
This condition occurs primarily at a small retail space 
targeted for café use. 

The need for this departure was not known at the time 
of EDG.

COMPLIANT
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DESIGN DEPARTURE #2 
CANOPY HEIGHT

The second departure request is to allow the canopies 
along the south façade to overhang the setback area 
along NE 45th Street less than 13’-0” above the walking 
surface below.

REQUIREMENT:
SMC 23.48.640.A.5: Bay windows, canopies, 
horizontal projections of decks, balconies with open 
railings, eaves, cornices, gutters, and other similar 
architectural features that are at least 13' above the 
sidewalk elevation are permitted to extend up to 4' into 
the setback.

REQUEST:
To allow the canopies to be closer than 13' above the 
sidewalk elevation in locations along the south facade 
setback area. The minimum height above the walking 
surface proposed is 9'-7" at the east end of the facade.

JUSTIFICATION:
 This departure is requested to allow the canopies 
to remain a uniform height along the façade, rather 
than step with the sloping grade (DC2-B-1. Facade 
Composition).

The need for this departure was not known at the time 
of EDG.
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DESIGN DEPARTURE #3  
CONTINUOUS CANOPIES

The third departure requests to allow the canopies 
along the west façade to be discontinuous.

REQUIREMENT:
SMC 23.48.640.F.1: Continuous overhead weather 
protection is required for at least 60% of the street 
frontage along 12th Ave NE, as the building facade is 
within 10' of the property line.  

REQUEST:
To allow discontinuous overhead weather protection 
along the west facade. Total amount of overhead 
weather protection will exceed 60% of the length of 
the facade, but it will not be continuous.

JUSTIFICATION:
The west façade is 124’-3” long, and therefore requires 
74’-5” lineal feet of continuous overhead weather 
protection.  In order to allow the canopy design to 
reinforce the overall design approach on the various 
components in the podium architecture (DC2-B-1. 
Facade Composition), the project proposes to provide 
a greater amount of total canopy length and area, but 
it will be discontinuous. The total length of canopy 
proposed is 99’-3". 

26'-0" + 12'-0" + 12'-0" + 11'-3" + 13'-4" + 12'-8" + 12'-0" = 
99'-3" Total Lineal Feet

99'-3" / 124'-3" = 80% Street Coverage

The need for this departure was not known at the time 
of EDG.
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DESIGN DEPARTURE #4
FACADE MODULATION

The fourth departure request is to allow reduced upper level modulation width and depth on the west facade. 

REQUIREMENT:
SMC 23.48.646 Table B: Modulation is required every 120' at midrise levels and every 80' feet at highrise levels. 
The modulation must set back 10' from the lot line and be minimum 20' in length parallel to the lot line.

REQUEST:
To allow a modulation depth of 9'-7" by 11'-10" wide at midrise and high-rise portions of the West facing facade.  
This is a reduction of 5" in the minimum depth and 8'-2" in the required length.  

JUSTIFICATION:
The form and scale of the proposed modulation is based on context studies of the neighboring buildings 
(CS3-A Emphasizing Positive Neighborhood Attributes). The smaller modulation creates a better proportion 
and scale to the smaller scale of the tower width (DC2-B-1. Facade Composition.)  

At the Early Design Guidance (EDG) meeting for the project the Design Review Board (DRB or board) indicated 
early unanimous support for the requested departure as the proposed design created a cohesive design 
solution and adequate height, bulk, and scale relief. (DC2-B-1. Façade composition.)   
	

58'-11"51'-3"
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DESIGN DEPARTURE #5
SITE TRIANGLE

The fifth departure requests to allow a 24" diameter structural column to be located within 
the sight triangle area.

REQUIREMENT:
SMC 23.54.030.G.2: For driveways 22' wide or more, the code requires a sight triangle only 
on the side of the driveway uses as an exit, and shall be kept clear of any obstruction for a 
distance of 10' from the intersection of the driveway and the sidewalk. 

REQUEST:
A departure is requested to allow a 24" diameter structural column to be located within 
the sight triangle area.  A mirror will be located so that drivers may see what is behind the 
column and there is a recessed entry to create a wider than required visible area.

JUSTIFICATION:
The driveway is located adjacent to the side lot line in order to have the least possible 
impact on the otherwise continuous retail and pedestrian frontage (CS2-B-2 Connection 
to the Street). 

The need for this departure was not known at the time of EDG.
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RENDERINGS05
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VIEW FROM THE NORTHWEST
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STREET LEVEL PERSPECTIVE
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VIEW FROM THE SOUTHWEST
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VIEW FROM THE SOUTHWEST AT NIGHT
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OPEN SPACE ZONING CODE   

23.58A.040 - Bonus floor area for open space amenities
C. Performance option
1. General provisions
	 a. An applicant electing to use the performance option shall provide the amenity 
on the same lot as the development using the bonus floor area, except as follows (N/A)

	 b. The maximum area of any amenity or combination of amenities provided on 
a lot eligible for a bonus is established in this subsection 23.58A.040.C and may be 
further limited by Sections 23.58A.012, 23.58A.022, or the provisions of the zone. 
Open space amenities shall meet the standards of this subsection 23.58A.040.C in 
order to qualify for bonus floor area, except as may be authorized by the Director 
under subsection 23.58A.040.C.5. An open space amenity may also qualify as a 
required residential amenity or other open space requirement to the extent permitted 
by the provisions of the zone.

2. Amenities in Downtown zones in South Downtown:
	 N/A

3. Bonus ratio. Unless otherwise specified in the provisions of the zone, amenities 
may be used to gain bonus floor area according to the following ratios and subject to 
the limits of this Section 23.58A.040:

	 a. For a neighborhood open space, 7 square feet of bonus floor area per 1 square 
foot of qualifying neighborhood open space area (7:1).

4. Maximum open space amenity in Highrise zone. In the Highrise zone, the amount 
of open space amenity for which bonus floor area may be allowed shall not exceed 
the lesser of the amount required to mitigate the impact created by the total bonus 
residential floor area in the development, or 15,000 square feet. For purposes of this 
Section 23.58A.040, the amount of open space required to mitigate that impact in 
the Highrise zone is 0.14 square feet of open space amenity per square foot of bonus 
residential floor area, unless the Director determines, as a Type I decision, that a 
different ratio applies based on consideration of one or both of the following:

	 a. The overall number or density of people anticipated to use or occupy the 
structure in which bonus floor area will be located, in relation to the total floor area 
of the structure, is different from the density level of approximately 1.32 persons 
per 1,000 residential gross square feet, which was used to establish the ratio in 
subsection 23.58A.040.C, such that a different amount of open space is needed to 
mitigate the impacts of development;

	 b. Characteristics or features of the development mitigate the impacts that the 
anticipated population using or occupying the structure in which bonus floor area will 
be located would otherwise have on open space needs.
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5. Standards for open space amenities. The following standards apply to open 
space amenities, except as otherwise specifically stated in the provisions of the 
zone.

a. Public access
	 1) Public access for open space amenities in Downtown zones is 		
regulated pursuant to subsection 23.58A.040.C.2.

	 2) Except for green street improvements, open space amenities not in 
Downtown zones shall be open to the public, without charge, each day of the 
year for a minimum of ten hours each day for a neighborhood open space and for 
a mid-block corridor in SM-U zones in the University Community Urban Center, 
and 24 hours each day of the year for a green street setback. The hours of public 
access identified above shall be during daylight hours, unless there are insufficient 
daylight hours, in which case the open space shall also be open during nighttime 
hours for the balance of the hours the open space is to remain open. Public access 
may be limited temporarily during hours that are otherwise required to be open to 
the public for necessary maintenance or for reasons of public safety.

	 3) Within the open space, property owners, tenants, and their agents 
shall allow members of the public to engage in activities allowed in the public 
sidewalk environment, except that those activities that would require a street 
use permit if conducted on the sidewalk may be excluded or restricted. Free 
speech activities such as hand billing, signature gathering, and holding signs, all 
without obstructing access to the space, any building, or other adjacent features, 
and without unreasonably interfering with the enjoyment of the space by others, 
shall be allowed. While engaged in allowed activities, members of the public 
may not be asked to leave for any reason other than conduct that unreasonably 
interferes with the enjoyment of the space by others unless the space is being 
closed to the general public consistent with this subsection 23.58A.040.C. No 
parking, storage, or other use may be established on or above the surface of the 
open space except as provided in subsection 23.58A.040.C.5.b.2.f. Use by motor 
vehicles of open space for which bonus floor area is granted is not permitted. The 
open space shall be identified clearly with the City's public open space logo on a 
plaque placed at a visible location at each street entrance providing access to the 
amenity. The plaque shall indicate, in letters legible to passersby, the nature of the 

bonus amenity, its availability for general public access, and additional directional 
information as needed.

b. Standards for neighborhood open space
	 1) Neighborhood open space in Downtown zones in South Downtown is 
regulated pursuant to subsection 23.58A.040.C.2 (N/A).

	 2) Neighborhood open space not in Downtown zones used to qualify for bonus 
floor area shall meet the conditions in this subsection 23.58A.040.C.5.b.2, unless a 
modification is allowed by the Director as a Type I decision, based on the Director's 
determination that, relative to the strict application of the standards, the exception 
will result in improved public access and use of the space or a better integration of 
the space with surrounding development.

		  a) The open space shall comply with the applicable provisions of this 
Section 23.58A.040. The open space shall consist of one continuous area with a 
minimum of 3,000 square feet and a minimum horizontal dimension of 10 feet.

		  b) A minimum of 35 percent of the open space shall be landscaped with 
grass, ground cover, bushes, and/or trees.

		  c) Either permanent or movable seating in an amount equivalent to 1 
lineal foot for every 200 square feet of open space shall be available for public use 
during hours of public access.

		  d) The open space shall be located and configured to maximize solar 
exposure to the space, allow easy access from streets or other abutting public 
spaces, including access for persons with disabilities, and allow convenient 
pedestrian circulation through all portions of the open space. The open space shall 
have a minimum frontage of 30 feet at grade abutting a sidewalk and be visible from 
sidewalks on at least one street.

		  e) The open space shall be provided at ground level, except that in order 
to provide level open spaces on steep lots, some separation of multiple levels may 
be allowed, provided they are physically and visually connected and accessible to 
persons with disabilities.

		  f) Up to 20 percent of the open space may be covered by elements 
accessory to public use of the open space, including: permanent, freestanding 
structures, such as retail kiosks, pavilions, or pedestrian shelters; structural 
overhangs; overhead arcades or other forms of overhead weather protection; and 
any other features approved by the Director that contribute to pedestrian comfort 
and active use of the space. The following elements within the open space area 
may count as open space and are not subject to the percentage coverage limit: 
temporary kiosks and pavilions, public art, permanent seating that is not reserved 
for any commercial use, exterior stairs and mechanical assists that provide access 
to public areas and are available for public use, and any similar features approved by 
the Director. Seating or tables, or both, may be provided and reserved for customers 
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