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TO: Thesis Committee 
School of Architecture 

FROM: Barry R# Rowe 

SUBJECT* Thesis Proposal 

GOAL OF THESISi To achieve a transitional harmonious node 
between the Waterfront Park and the New Financial 
Center of downtown Seattle, Washington, 

THESIS OUTLINE: 

A. The area considered consists of-three blocks of a very 

dilapidated area between the CBD and the Central Waterfront„ 

The three blocks are bordered by First Avenue on the east, 

University Street and Seneca Street on the north and south, 

respectively, and on the west by an expressway viaduct with 

northbound traffic over southbound0 

The project will attempt to provide both for the physical 

functions on the site as well as the surrounding traffic — 

auto and pedestrian0 

Bo The City of Seattle's CBD is presently undergoing a drastic 

change with many new offic buildings being constructed and older 

buildings being remodeled. At the same time, the old Waterfront 

area is being converted into a Waterfront Park which will make 

many acres of land more useful to more people and still maintain 

"the basic historical and maritime atmosphere of the Waterfront 

strip itself. 

Lying between these two areas is a strip of land which at 

one time was the heart of the Cuty; but as the City grew, requiring 

More facilities, the people moved to the newer, more modern 



buildings. This strip of land is presently in a state of 

delapidation and decay, and the businesses utilizing the 

buildings are of not the most socially accepted nature# 

If the revitalization of the City is to truly benefit the 

people, this older area must alos change, allowing free flow 

between the Financial Center and the Waterfront. This renewal 

should better the physicial conditions and create an economic 

stability, thus creating a transitional zone between the Water

front Park and the CBI>i 

C. My advisor if Professor David Wessell, Planning along with 

Professor Gifford Pierce, Design Consultant, and Professor James 

Gough,Jr0, Design Consultant. Professors Wessell and Gough both 

resided in Seattle for a short time0 

D. The aforementioned area is incorporated in a study of the 

Waterfront entitled, "Seattle Central Waterfront: 1968-1971"o 

This study of the Waterfront will be used as a basis for this 

thesis. The information pertinent to this thesis will be 

extracted, analyzed, and categorized for simplicity of forming 

prototypes• 

The decisions needed to fulfill the thesis will be based on 

"these prototypes, a study of the surrounding urban fabric, the 

fteeds of the people of Seattle, and my professional judgment of 

the aesthetic qualities needed to satisfy the major thrust of 

this thesis. 

E* Time Table (See attachment) 

The presentation will consist of slides and narration. I 



will present all pertinent information shaping the solution,, It 

will consist of models, as needed, floor plans of one portion, 

site plan, and any other drawings, diagrams, and tables necessary 

to convey the solution. A book outlining the research, buiULng 

program, prototypes, and final solution shall be presented to 

the library upon completion for retention by the School of 

Architecture• 

G. Upon completion of the first quarter of terminal project research 

I shall present specific diagrams for circulation planning and 

first preliminary design solution. I shall have research data 

organized in such a manner as to give Committee an insight to better 

guidance for during second preliminary design sequence. 

NOTEi DUE TO THE SIZE OF THIS PROJECT, I FEEL TOTAL DESIGN — 

MEANING EVERY SMALL DETAIL AT THIS TIME SEEMS IMPOSSIBLE, 

THE MOST IMPORTANT ASPECT IS THE CONCEPTUAL THINKING AND THE 

INCORPORATION OS SUCH TO THE PHYSICAL CHANGE. I DO NOT CARE AT 

THIS TIME TO CORNER MYSELF INTO SPECIFICS AS TO THE DEPTH OF 

THE FINAL SOLUTION, BUT I AM OPEN FOR DISCUSSION WITH THE COM

MITTEE ON WHAT WILL BE EXPECTED BY, AND, ACCEPTABLE TO THEM 

UPON COMPLETION OF MY GRADUATING QUARTER0 





REGIONAL CONTEXT 

Seattle's physical character is largely determined by its 

53 miles of shoreline along Lake Washington and Puget Sound; 

by the waterways of the Salmon Bay Waterway, Lake Washington 

Ship Canal and the Duwamish River Waterway, and by the open space 

of Green Lake, Lake Union and Elliott Bay. Intimately related 

to the hydrography of Seattle is its topography of hills, 

valleys and ridges, all resulting from the great masses of ice 

that moved southward during the glacial period. 

The degree of urbanization varies and is directly propor

tional to the time/distance from the city center. More activi

ties occur nearest the transportation corridor and decreases as 

one travels inland. There are basically five regions of land 

use. These range from the intense urbanized areas with the 

industry, residences and business functions. The suburbs, bed

room communities and vacation homes are just outside this intense 

urbanized area. The next ring has truck farming, agriculture 

and dairy lands with some vacation resorts and small towns 

occurring at the base of the Cascade Mountain Range. The forest 

with its timber and agricultural lands, usually in federal 

stewardships, parallels the mountains. The more inaccessible 

slopes maintain wildlife refuges and timber preserves. Recreational 

developments (lodges, campsites and resorts) occur at the snowline. 

These usually are adjacent to the highways near the mountain 

passes. 

The development pattern of the metropolitan region has 

profound effect on Seattle within the corporate limits. Following 

the trends of the nation's large metropolitan areas, Seattle's 

suburban tracts have been making big gains in population during 

the last three decades. Between 1950 and I960, the city of 

Seattle's population increased by 6.1 percent while the remainder 

of the country increased by 8l.l percent during the same ten year 

period. The regional growth pattern is indicative of the life 



style the majority of the Northwest population seems to prefer, 

that of a single family house with a yard and garden. 

This phenomenon is also found in Seattle proper. The city's 

housing stock is prevalently older, detached, single-family 

residences. The attraction of low density living accounts for 

the minus population growth rate within the city. In I960, only 

17,000 vacant residential sites were available within the Seattle 

City Limits. The trend toward a suburbanization of the metro

politan areas will undoubtedly continue unless a drastic change 

occurs within the area to the acceptability of apartment and 

town-house living as an alternative life style to the single 

family house. 

The major employment areas in the city are the Central Business 

District and the industrial areas in the Duwamish Valley. The 

industrial and educational subcenters of Ballard and the University 

District along with the strip commercial areas of Aurora Avenue 

and Rainier Avenue are the other major employment areas in Seattle. 

The business, commercial and office relationships to the community 

are found to be in three primary forms: the shopping center,the 

core center which includes neighborhood subcenters and the 

regional Central Business District Center. 

Seattle's transportation system is overwhelmingly automobile 

oriented at this point in time, but mass rapid transit planning 

has advanced to the point of voting on a regional mass transit 

plan. Seattle's traffic systems are directly affected by the 

topography and geography, although the city is basically laid 

out in a gridiron pattern. Most arterials are north-south with 

the connectors being east-west. However, the major traffic 

facility in Seattle is the Central Freeway (1-5) running north-

south through the center of the city with major easterly con

nections across Lake Washington. Transportation connections 

westerly out of Seattle are via the State of Washington Ferry 

System operating across Puget Sound to the Olympic Peninsuala. 



Additionally, the central Waterfront fits into a chain of 

attractions referred to by the Department of Community 

development as the Entertainment Crescent. This is actually an 

irregular shaped crescent of entertainment type developments 

and proposed developments v/hich extends from the south end of 

Lake Union down Broad Street by the Seattle Center, across the 

Waterfront on Alaskan Way and finally terminating in the Pioneer 

Square International Business District Area. 
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'ACTS ABOUT SEATTLE 

PoDulation 

PoDulation Density 

Total Area 

Area in Public Ownership 

Area in Private Ownership 

Elevation 

Major Topographic Features 

525,000 persons 

90 persons per acre 

91.6 square miles 

35.8 square miles 
(23.8 sq.mls, for street) 
(39.1# of total area) 
(26£ of total area) 

55.8 square miles 
(60.9# of total area) 

Sea level to 513 feet 
above sea level 

Some 25 hills or ridges 
Puget Sound and Lake 
Washington 



Temperature By Month 
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CLIMATE 

The Cascades on the east and the Pacific Ocean to the 

west combine to modify temperature extremes. Usually, the 

daytime winter temperatures reach the mid-401s and the daytime 

summer temperatures remain in the mid-70fs. Seasonal low 

temperatures range from the 30's to the low 50fs. 

Rainfall occurs primarily (75 percent) from October through 

March, totalling 40 inches in an average year as compared with 

San Francisco at 23 inches a year, New York 42 inches a year, 

Miami 60 inches a year and Chicago, 33 inches a year. 

Snowfall is extremely rare. When it does fall, it usually 

melts quickly. 

Clear days normally correspond with the warmer days of 

July and August, averaging ten per month. The other months 

normally see three to five days each. 

Wind is usually light during the night, picking up to 

speeds of 15 mph during the afternoon. The usual direction is 

from the southwest, switching to a northwesterly direction 

during the summer months. 



TOPOGRAPHY 

The site is a bluff, over 150' above the water level, which 

drops off sharply just one block from the waterfront. The 

ramainder of the area is overlooked by a considerable steadily 

rising slope extending up the heart of downtown Seattle, At 

the foot of the bluff and slope is a man-made fill which covers 

the original tide lands and which is held in place by a seawall. 

The existing buildings generally emphasize the topography 

with lower buildings near the waterfront giving way to taller 

buildings further up the slope. The separation between bluff 

and filled land is also emphasized by the man-made cuts which 

accompany the Alaskan Way Viaduct at the VJest end. 

The deep water harbor activity and the vistas available from 

the high side of the site provide this area with its pervasive 

sense of the sea. 



3UB-SURFACE CONDITIONS 

For many years in the late l800!s this area was the only 

port facility for Seattle. Because of its commercial importance 

and the necessity to service relatively deep draft ships, the 

shoreline was moved seaward from its original location at about 

^ost Street to its present location. The primary reason for 

moving the shoreline was to build Railroad Avenue, a 1201 wide 

right-of-way to give the railroads access through Seattle. The ^ 

area behind the seawall was then filled in the 1930fs. 

The filled area behind the seawall v/ill support light 

structures, but major structures should be supported on pilings 

driven to the original ground surface. The contour lines on 

the adjacent drawing illustrate roughly the elevation to which 

piles must be driven to support a major structure. Also, a 

relieving platform extending inland occurs as part of seawall 

"A" and may not be removed without reconstructing the seawall. 

Another major consideration when building in the area is 

the effect of hydrostatic pressure. The water table is approx

imately four feet below the existing surface of Alaskan V/ay. 

Waterproofing of below-grade spaces and resistance to floatation 

depressed structures thus become major problems. 

There are several small areas adjacent to First Avenue which 

are unfilled. Foundations within these areas would not normally 

require pile support. These areas are indicated as Spread Footing 

Area on the plan. 



BUILDINGS 

None of the buildings are more than 6 stories (approximately 

84 feet) in height, and the majority are only 3-4 stories. The 

age, form and other visual features are the results of the uses, 

ownership, economics and conditions of buildings which determine 

the visual urban form of the area. 

Buildings are rated on a declining scale of one through 

four. A rating of one (good) represents a building in sound 

structural condition and well maintained. If rehabilitation 

costs are estimated to be less than 50$ of the present value 

of the building, a rating of two (fair) is used. If the re

habilitation costs are estimated to be greater than 50# of the 

present building value, a rating of three (poor) is given. A 

rating of four indicates that the buildings is not rehabilitat-

able (no building is rated four). 

Ratings Source: Cornell, Hawland, Hayes and Merryfield Survey 



A3SESSED VALUES 

Existing valuations are remarkably low, especially 

considering the proximity of the area to the Central Business 

District. Valuations tend to increase with and increase in 

proximity to the Central Business District Center (Third and 

fourth Avenues). 

Values shown are on a per square foot basis, the total 

assessed value of land plus improvements divided by the number 

°f square feet of land. As can be seen, almost all properties 

are valued at less than per square foot. 

The efficiency of use factor shown by each property is 

the ratio of the assessed value of the improvements to that of 

the property area. The lower the factor, the more likely the 

existing property is underdeveloped. 

As can be seen, all but a few properties have buildings 

rated as less than 3.0 times the value of the land on which 

they are situated. 

Valuations Source: King County Assessor's Office 



UTILITIES 

The underground utilities v/ithin the area are extremely 

complex, reflecting the historical importance this area had 

in the development of Seattle. Virtually every type of utility 

from steam to telegraph can be found under the streets in the 

area. Nearly all these facilities are still in active use. 

Any proposed construction v/hich requires the relocation 

the utilities v/ithin any of the streets must take into 

account the very high cost of the relocation of these utilites. 



PSDESTRIAN CIRCULATION 

What semblance there is of a pedestrain precinct is 

notable for its discontinuity between Western Avenue and the 

water's edge. It is also notable for the lack of access to 

the water's edge, particularly along the existing pier 

Peripheries and for its hazardous condition due to inadequate 

separation from vehicular and rail circulation. 

1970 WEEKDAY 
PEDESTRIAN DESIRE LINES 
7 AM - 7 PM 

ZONE BOUNDARY 



MOTOR CHICLE CIRCULATION 

Vehicular circulation is dominated by the activity occur

ring on the elevated Alaskan Way Viaduct and Alaskan Way. The 

Alaskan Way Viaduct is used by people destined for the Central 

Business District and by north-south through traffic. The 

average weekday two-way traffic flow on the Alaskan Way Viaduct 

In this area has been constantly decreasing since the high of 

38,000 vehicles in 1966 to the present level of 57,600 in 1970. 

Peak hours occur during the morning and afternoon commuting 

hours. Peak two-hour traffic is 5,400 vehicles heading south 

between 7:00 and 9:00 AM. The annual Traffic Engineers Report 

indicates that the decrease in the average weekday traffic flow 

was due to a major shift in the downtown traffic pattern coin

ciding with the opening of Interstate 5 on the east side of the 

Central Business District. The Traffic Plow Map also indicates 

that the major volume of traffic is the result of vehicles 

moving from the major industrial/transportation complex south 

of Seattle's Central Business District to the major industrial/ 

transportation complex on Elliott Avenue in the Smith Cove/ 

Interbay/Ballard areas north of the city's center. This is 

borne out by the fact that the volume of traffic through the 

State Highway Route 99 tunnel connecting the Alaskan Way Viaduct 

with Aurora Avenue North is one-half that of the volumes on either 

side of its entrances. 

Alaskan Way, the surface street, also handles traffic 

destined for the Central Business District and truck traffic by

passing the Central Business District. In addition it is used 

by vehicles using the Perry System and tourist traffic coming 

to the waterfront area. Peak hour traffic is 850 vehicles 

heading north between 4:00 and 5:00 PM. The average weekday tow-

away traffic flow is presently 12,000 vehicles, which is only a 

3,000 decrease from the volume in 1966. A considerable number 

(up to 25#) of vehicles are trucks. 



1 9 7 0  
TRAFFIC FLOW MAP 



This area is also the possible location for a western link 

of a proposed Central Business District Ring Road. The 1963 

Central Business District Plan, which postulates an elevated 

Central Business District Ring Road section passing through 

this area, was officially approved in 1963, but has received 

poor public acceptance. However, the City's Capital Improvement 

Program shows an unfunded amount of $218 million for this facility. 
rno date no detailed study has been authorized. However, concepts 

being developed by the Department of Community Development are 

looking at other means of traffic circulation for the CBD. 

XI CO 
MM J 



PARKING 

There are 1400 parking spaces within two blocks in any 

direction from the site, of which 1300 are accessible to the 

general public. At least 75$ of these spaces serve people 

whose destination is the Central Business District rather 

than the waterfront. 692 spaces are in parking lots, the 

remaining are parking garages. 

The 1963 Central Business District Plan includes policy 

statements concerning parking facilities in the city's center. 

Basically it states that parking facilities will be built as 

& part of an integrated transportation system. Specifically, 

the city will have parking facilities on the periphery of the 

Central Business District and the City will provide public 

transportation into the city's core. 

Sources: City of Seattle, City Planning Commission, Department 

of Engineering, Bureau of Public Roads 



FERHIES 

The new Ferry Terminal and new superferries together 

form a major circulation element serving both commutor and 

commercial traffic between Seattle, Bremerton and Winslow. 

Estimated 1970 use (two-way totals) amounts to approximately 

4000 pedestrians and 3500 vehicles per day. Of the vehicles, 

110 are on cummuting trips, 300 are on pleasure trips and 

2100 are trucks on commercial trips. Peak loads occur daily 

from 6:00 to 9:00 AM and from 4:00 to 7:00 PM. Seasonal peak 

loads occur during the months of June, July and August. 

The advent of the new terminal (1966) and the four new 

superferries (1966-1968) saw a significant increase in pedestrian 

use and a major increase in commercial use. The design of the 

new facilities permits easy access for very large vehicles, 

increased pedestrian and auto capacity, greater speed and the 

elimination of any ship turning area. 





PUBLIC TRANSPORTATION 

The study area has minimal bus service. That which does 

exist primarily takes people between the ferry terminal and the 

retail center. The two bus lines in service are the East 

Madison (No. 11) and the Yesler (No. 27) lines, which between 

them carry only 4% of the people passing through. 

Within 2 blocks is a proposed subway, the construction of 

which remains in considerable doubt, due to failure of two bond 

issues. The proposed subway would be routed under Third Avenue, 

with stations at Pike/Pine, Seneca/Spring and Cherry/James. With 

underground express extending to Second Avenue, subway users 

would be within 3 minutes walking distance of the site. 

The Center Cities Transportation Project sponsored by the 
Ij.S. Department of Transportation has made a study of public 

transportation in this area. The CCTP report, published in 

°eptember 1970, furnishes a summary of analysis and concepts 

for establishing a quick action demonstration project of Seattle 

with one objective to the waterfront into the CBD. 

source: Seattle Transit Service Comprehensive Public Transportation 

Plan 





ALASKAN WAY VIADUCT 

The Alaskan Way Viaduct runs parallel to the waterfront 

and a portion thereof is considered on the site. It is ap

proximately 95 feet from the seawall. The overall height is 

5^.5 feet and the lower road deck begins 25.625 feet above the 

surface street (Alaskan Way). 

There is provision at University Street for an elevated 

pedestrian walkway to penetrate the viaduct structure similar to 

the existing walkway at Marion Street. 

Air rights above and below the Alaskan Way Viaduct are 

obtainable as long as certain restrictions and requirements 

are met. Some of the more important requirements are: 

1. Clearances of eight feet below and 6-20 feet above 

viaduct structure. 

2. Provision for ventilation 

3. Maintenance of proper visibility and sight distances 

so as not to interfere safety and freedom of traffic. 

4. Horizontal dimensions of required shoulders and safety 

walks to be clear of all supports or structural systems. 

5. All on-premise signs, displays or devises shall be res

tricted to those indicating ownership or type of activity 

being conducted within air space. 

Other restrictions include specific rules about odors and 

discharges. 



HAILRQADS 

Railroad circulation is oriented to through traffic passing 

from the South King Street yards to the new grain terminal and 

other northern destinations. Although service to waterfront 

business is expected to diminish, the increase in grain terminal 

service is expected to bring a significant overall increase in 

railroad use. 

Presently, three lines, with perpetual easements acquired 

in 1929, run through the site within the Alaskan Way right-of-

way. Burlington Northern is responsible for all train operations 

within the area although Union Pacific and Milwaukee Road hold 

rights to lines through the area. This arrangement for operations 

goes back to Worii War I when the whole of Seattle was divided 

into nine operating zones. With the formation of the Burlington 

Northern the number of zones was reduced to six with the Central 

Waterfront area remaining as zone one. Near the area is the 

downtown tunnel, owned and operated by Burlington Northern. 

Prior to the opening of the grain terminal, use of the Central 

Waterfront lines amounted to 10,800 cars per month, of which 9,^00 

were through traffic. Because study area wholesalers and ware

houses are decreasing in number, the total number of monthly local 

cars could deminish to 500 cars, primarily serving the Port of 

Seattle. But because of the new grain terminal, with its limited 

northern access, the total number of monthly through traffic cars 

could increase to 12,000 during normal periods or 18,000 during 

Peak periods. 

Sources: City of Seattle Department of Engineering, Port of 

Seattle, Burlington Northern Railroad 
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P-SGIONAL and area market projections 

In addition to having the potential for development of a 

great waterfront park, Seattle Central Waterfront area has the 

opportunity to capture a significant portion of the city^ strong 

market for first class hotels, in-city housing and recreation/ 

tourist oriented commerce. 

Long-range population and employment outlooks, despite the 

current aerospace slump, remain partially good. Immigration to 

the State of Washington is expected to continue at 80,000 per 

year with the Seattle area capturing the major portion. Since 

1950, the Greater Seattle area population has increased at a 

rate of 22.2 percent since i960. 

Until the late 1960fs the major local employer, Boeing, was 

riding the crest of the aerospace employment wave. Currently, it 

is foundering in an equally deep trough. In the long run, this 

industry should rise again, perhaps not to its mid-60's crest, 

but certainly to a higher level of activity than now exists. In 

addition to this likely resurgence, there is a continuing, growing 

interest in locating regional headquarters in Seattle, Governmental 

employment (City, County, State, Federal) is continuing to increase 

rapidly. And even with reduction in primary aerospace employment, 

there exists a disproportionate lack of second and third level 

employment, indicating another potential growth area. 

Commercial activity potential in this area is promising, 

Particularly in the hotel field. Spurred by the very successful 

Worlds Fair, Seattle is achieving growing identification as a tourist 

center and as the commercial hub of the Pacific Northwest. 

Tourism estimates currently range as high as 10 million visitors 

per year. 

Over 600,000 business trips annually pass through Sea-Tac 



Airport. Convention activity in 1969 almost doubled that of 

1962, the previous Worlds Fair peak year. Thus, estimates in

dicate a considerable long-range market for class A hotel rooms 

in the Seattle Central Business District. With this area 

Proximity to the CBD and the potential of the marine activities 

and views, it could capture up to 33 percent of the market. 

Absorption of lower rate office space and occupancy of 

class A office space (96 percent) appear exceptionally good. 

The construction boom and renovation boom appear to be continuing, 

-his should extend well into the future primarily in the Central 

Business District. 

In the retail sector, the CBD remains strong despite the 

great growth of regional shopping centers. The increasing CBD 

daytime population is evident. Expansion would be materially 

encouraged if parking and circulation difficulties could be 

resolved. As it is, the long-range outlook is favorable, 

Specially in the retial core of the Central Business District. 

The outlook for residential development in and near the 

area is especially bright-. The growing day-time CBD population 

Plus increasing congestion and commuter trip time is creating a 

growing demand for in-city living. Other cities (San Francisco, 

Washington D.C.) that have developed such facilities have ex

perienced good results. Seattle itself has been experiencing a 

dramatic shift to multi-unit housing. The Central Business District 

however, has very few major close-in housing complexes. One housing 

complex is now contemplated in the Pike Plaza Project which is 

Presently being reprogrammed due to the area's 1970 economic 

revision and the passage of a Citizen*s Initiative directing that 

7«0 acres of the project be included in an historic district 

around the Pike Place Market. 

This situation, plus the potential attraction of the area's 



marine activities and views, could enable it to capture up to 

15 percent of the residential market. 

Recreation and tourist-oriented commerce are natural uses 

for the Central Waterfront with strong potentials in both the 

near and distant future. The Seattle area experiences a tremendous 

patronage of water-oriented recreation. Private boat ownership 

is twice the national average. The Corps of Engineers projects 

300,000 boats on Puget Sound by 1980; a 150 percent increase 

over current levels. The ferry system experiences a doubling of 

traffic during the summer vacation months. And in the future, 

average income and leisure time will increase, adding to the demand 

for recreational activities. 

Specifically, the area could, by 1980, attract up to 130,000 

square feet of new restaurants, 65,000 square feet of new specialty 
retail shops, 10,000 square feet of marina-oriented retail and a 

combined permanent/transient marina of 700 berths. The marina, 

in addition to responding to current moorage demand, would rein

force other recreational/tourist demands as well as the demand 

for hotels and apartments. 

Summary of Firm Land Use Potential for the Project Area 

USE 1075 19BO 1985 1990 

RESIDENTIAL1 
(UNITS) 

900-1,000 1,200-1,300 1,600-1,700 1,900-2,100 

HQTEI? 
(ROOMS) 

600 1,000 1,500 

RESTAURANTS 70,000 90,000 110,000 140,000 

SPECLALTY RETAIL 15,000 35,000 60,000 

MARINA RETAIL 10,000 10,000 10,000 10,000 

1 TOTALS SHOWN REPRESENT 15% OF TOTAL C.B.D. MARKET 

OFFICE S TOTALS SHOWN REPRESENT 30% OF TOTAL C.B.O. MARKET 





LAND USE ANALYSIS 

Existing Uses - Major uses in the area which are likely to 

remain are the retail, commercial and governmental centers located 

along the north-south spine of the Central Business District. 

One, the Waterfront, the Ferry Terminal, Cruise Ship Terminal and 

Port of Seattle Office Building are useful, vital activities and 

will remain. Between the waterfront and downtown are the Pioneer 

Square Preservation and downtown service area and the proposed 

Pike Plaza Residential area. 

Unacceptable Existing Uses - A number of uses exist along 

the waterfront and immediately inland. Those that seem to be 

inappropriate are those that are not water-oriented or tourist-

oriented. Along the waterfront, the unacceptable uses are whole

sale outlets, warehouses, parking facilities and within the 

waterfront park, fish processing. Inland, parking becomes an 

acceptable use. 

Acceptable Existing Uses - Acceptable existing uses along 

the waterfront are quite numberous and are to be encouraged. 

They include the Ferry Terminal, Fireboat Station, Tour Boat 

Terminal and Port of Seattle Headquarters. Also of value are 

the tourist retail shops, the marine retail outlets and the many 

eating places. Fish processing is also appropriate at the Pier 

location, where it can be both readily viewed and serviced. 

Inland, existing uses are those which serve both downtown and 

the waterfront: service level offices, public utilities and 

Parking. 

Acceptable New Uses - Acceptable new uses build upon and 

supplement the acceptable existing uses. Along the waterfront 

new facilities are totally water-oriented and tourist-oriented. 

Inland, additional commercial uses are suggested along with new 

hotel and apartment uses which can take advantage of the improved 



waterfront development and views. Note that these commercial, 

office and residential uses are not thought to be acceptable 

over the water itself, but only inland from the waters edge. 

New and Existing Acceptable Uses - Appropriate land uses 
for the area surrounding the Waterfront Park include: 

Maritime Commercial/Services 

1. Ferry Terminal 

2. Cruise Ship Terminal 

3. Fire Department Boats 

4. Fishing Boat Moorage 

5. Fish Processing 

6. Seafood Markets 

7. Boat Repairs 

8. Sail Making & Repairs 

9. Ship Chandlery 

10. Police Harbor Patrol 

General Commercial/Services 

1. Offices 

2. Hotels 

3. Retail Commercial 

. Wholesale Commercial 

5. Parking (East of Alaskan Way) 

6. Restaurants 

7. Bars, Common Taverns and Caberets 

8. International Trade Center 





COMMERCIAL DEVELOPMENT EAST OF VIADUCT 

ANALYSIS - An appropriately sized commercial development 

in that area under and behind the Alaskan Way Viaduct opposite 

Piers 5^ and 55 will be an outstanding addition to the Central 

Waterfront Park. 

This development will replace many of the existing elements 

adversely affecting the Central Waterfront Park, such as 

Alaskan Way, the railroad main lines and spurs and the inefficient, 

unattractive surface parking lots. All of these elements and 

their adverse effects are described in other parts of this program. 

Elaboration need hardly be made here. Suffice it to say, that 

these elements were found to be almost totally detrimental to the 

Waterfront Park and recommendations were made for their relocation. 

This type of development will be complementary to the park. 

Directly opposite this development is the Concessions Center of 

the Waterfront Park on Piers 5^-56. By combining these two 

developments, a strong anchor will be formed at the south end 

the park to complement the Aquacenter anchor proposed for the 

horth end. The park will benefit from the passage of the public 

between these two anchors, much as does the modern shopping center. 

The Se'attle economy will also benefit from this development. 

As the economic memoranda compiled shows, the Central Waterfront 

area can by 1990 support over 200,000 square feet of additional 

specialty retail shops and restaurants. This development with 

its proximity to the park will afford an outstanding location for 
many of these kinds of facilities. The increased attraction to 

downtown and the increased income to the city of Seattle cannot 

help but be beneficial. 

INVESTIGATION - An investigation of this concept at the request 

the Department of Community Development has developed plans 



which serve to Illustrate the possibilities inherent in such 

a concept. 

There are certain desirable assumptions about existing 

and proposed facilities: 

1. Alaskan Way Viaduct remains as a prime traffic mover. 

2. Local traffic is shifted from Alaskan Way to Elliott and 

Western Avenues. 

3. Railroad traffic is shifted through the cross-town tunnel. 

4. Ferry Terminal and Fire Station remain in use. 

5. Aquacenter is developed including some or all of the 

following: Aquacircus, Aquarium, Marina, Maritime Museum, 

Old Ships Display. 

6. Proposed design district weight and bulk limits are in 

effect. 

Additionally there are certain constraints related to 

construction in or near the Alaskan Way Viaduct right-of-way: 

1. Construction above must permit 16.5 feet clearance. 

2. Construction below must permit 8 feet clearance. 

3. Construction and signs must not distract users of 

Viaduct. 

4. Construction must meet Seattle Building Code Regulation, 

especially for fire safety. 

5. Sound from Viaduct traffic must be reduced to tolerable 

levels. 

6. Construction over city streets must permit 15 feet of 

clearance. 

7. Construction over railroad tracks must permit 23 feet of 

clearance. 

Further, there are important economic considerations: 

1. The 1990 demand for this area is estimated at 290,000 

square feet of specialty retail shops and restaurants, 

of which 65,000 will remain in existing facilities. 
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2. Developments to the North (Port of Seattle) and to the 

South (Seattle Piers, Inc.) may provide at least 100,000 

square feet of such uses. 

3. Downtown Seattle needs certain services and offices which, 

because of their economic situation, cannot occupy prime-

rate spaces. 

Although the cost of land in this area is currently 

relatively low, the cost of construction and the provision 

of required parking increases costs beyond a point sus

tainable by likely development. 

RECOMMENDATION - Construct a multi-level commercial complex 

which binds together the Waterfront Park and downtown Seattle. 

Basically the commercial development should include and link 

together the following features: 

1. New Commercial space under the Viaduct and along Western 

Avenue totalling 120,000 gross square footage. 

2. Remodeled office and service spaces in existing buildings 

along Western Avenue totalling 600,000 gross square 

footage. 

3. Parking for 5^0 automobiles with an additional 3,500+ 

automobile spaces in the immediate vicinity. 

Existing Ferry Terminal via Marion Street elevated ped

estrian walkway. 

5. New Aquacenter via University Street elevated pedestrian 

walkway. 

6. Central Business District via both pedestrian walkways. 

The development should be centered on a new multi-level 

commercial center occupying the blocks bounded by Seneca, Western, 

,adison and Alaskan Way. The design and feasibility of such a 

c°mplex should satisfy the following urban design objectives: 

1. Recognize the existing scale and architectural character 

of the area as an extension of the Pioneer Square preser

vation conceDt. 



2. Provide ground level activities which relate and en

courage human safety and use of the area. 

3. Provide strong physical connections to pedestrian 

linkages with the CBD along the Marion and University 

Streets corridors. 

4. Minimize the impact and effects of the automobile on 

the Western Avenue and waterfront area. 

5. Ameliorate the adverse effects of the Alaskan Way Viaduct 

on the area. 

6. Establish a standard of development to serve as impetus 

for rehabilitation on the environs. 

7. Properly integrate parking as a part of an evolving 

balanced transportation system. 

8. Maximize the opportunity for future development of air 

rights under the Alaskan V/ay Viaduct orienting to the 

Central Waterfront Park. 

9. Provide roof level development to take advantage of 

view potential from within building as well as when 

viewed from buildings above. 

Specifically such a building at street level should contain 

a pedestrian terrace which extends westward from Western Avenue 

to the water's edge and which features under-cover shopping, at

tractive terraces and many marine vistas. At the next, or arcade 

level should be additional shops, terraces and vista locations. 

Marking for 5^0 automobiles should be directly above. 
/ 

From this center, the development is extended along the 

Viaduct north to University Street and the Aquacenter and south 

to Marion Street and the Ferry Terminal. Additional parking of 

approximately 3#500 automobiles is available from both ends. At 

street level, service access is provided to the east of the new 

buildings and public access is provided on the West, or Elliott 

^ay side. The terrace found in the central development is also 

Extended along the west side providing excellent vistas, covered 



circulating and outdoor dining possibilities. The upper level 

features a landscaped, acoustically-treated, weather-protected 

arcade running the entire length of the development under the 

Viaduct. Restaurants, galleries, offices and other commercial 

spaces are provided along the arcade with many opportunities for 

marine views. Connections to remodeled commercial buildings 

are made along its length as are connections to the downtown 

Pedestrian links and narking garages at its ends. 

The sound from Alaskan Way Viaduct can be handled in two 

basic ways: Screening and Absorption. 

Screening is pr0D0sed in the following ways, but is contingent 

upon structural limitations of the Viaduct structure: 

- guard rails on the upper level of the Viaduct are extended 

to 3f6" above road level and made solid. 

- On the lower level, large planters extending outward 10' 

and upward 3'6" are added to the outside of the Viaduct. 

- In addition, the buildings underneath and adjacent to the 

Viaduct also do their part to screen sound. 

Absorption is achieved as follows: 

- Adjacent new buildings are provided with a vibration 

absorbing separation between them and the Viaduct structure. 

- Under sides of both Viaduct levels are provided with susnended 

ceilings of glass-beaded acoustical material which absorbs 

sound well and cleans easily. 

- Nearby buildings which have floors directly opposite the 

Viaduct traffic levels can achieve acoustic control by in

stalling sound-resisting glass and other materials and by 

allocating used (ie showrooms) to those floors where sound 

levels are not critical and windows are not necessary. 

- Nearby surfaces are also covered with sound-absorbing 

materials, ie the terrace and arcade can be paved with out

door rubber tile such as that used in the new subways of Milan 

and on the sidewalks of the Italian resort town,Santa Margherita. 



The central sector calls for maximum height and bulk limit

ations for the area in which this commercial development is located. 

The proDosal conforms to these limitations in every way. 

IMPLEMENTATION.- Carry out efforts to relocate Alaskan Way and 

railroad traffic. Prepare development proposal for this area. 
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CONCEPTS FOR THE REDEVELOPMENT OF THE AREA 

ANALYSIS - This area is a forgotton, poorly developed part of 

downtown Seattle, but one which has considerable potential. 

Current uses, access, appearance and building regulations 

are poorly developed elements in this area. West of Post Street 

the area is zoned M-Manufacturing with a permitted floor area ratio 

of 2.5 and no height limit. East of Post the area is CM-Metro-

politan Commercial with a floor area ratio of 10.0 plus bonuses 

to encourage open space and no height limit. These regulations, 

plus the historic change in waterfront fortunes, have permitted a 

number of uses which are no longer appropriate to this area; 

warehouseing, wholesale outlets, and manufacturing. These uses cont

ribute in no small measure to the general unattractive uninviting 

appearance of the area, which also is no longer appropriate. The 

crude bulk regulations and lack of height regulations means there 

is no view protection and little opportunity for view develoDment. 

Transit access is almost non-existent and only the Marion Street 

foot bridge assists the pedestrian as he makes his way up and 

down the steeply sloped streets. 

Despite this poor development, the area has excellent econ

omic and visual potential. This area's location between the 

existing Fourth Avenue Central Business District spine and the 

proposed Central Waterfront Park offers developers excellent op

portunities to provide needed services to these two major elements. 

Most of the existing buildings are in good condition, existing 

valuations are relatively low and the economics of remodeling can 

be attractive. Vehicular access is satisfactory and the local park

ing supply is large. The area is located on a strong physical form 

v'hich, with proper development, can permit sharing of outstanding 

Westward views. 



INVESTIGATION - This area can become a vital service area 

to both the Central Business District and the Waterfront Park. 

The Central Business District needs to continue centralizing 

prime rate business. Downtown Seattle will benefit by concen

trating on its major retail, commercial and governmental centers. 

Each will borrow life and vitality from the others, pedestrians 

will find circulation more convenient and opportunities for 

efficient public transportation will be improved. Expansion into 

this area is best discouraged. 

The Central Business District needs numerous supporting 

services. These supporting services need locations close to 

the major businesses they serve, but in spaces that have modest 

rates, such locations and spaces abound in this area. 

The Central Business District needs additional entertainment. 

Both residents and visitors are seeking additional ways to spend 

their leisure time. Seattle?s development as a regional head

quarters city can only increase the number of visitors and thus, 

the entertainment need. Like the supporting services, entertain

ment places require modest-rate locations close to business. 

Here too, this area is most suitable and becomes another link 

in the chain of opportunities in the entertainment crescent. 

The Central Business District needs to preserve the westward 

views. One of the major advantages of the high rise buildings in 

the commercial center is the magnificent panoramas available to 

the tenents. While the existing zoning ordinances encourages some 

staggering of tall buildings by offering floor area ratio bonuses 

for oDen space at grade, this strategy is of limited usefulness. 

Within a few blocks, tall buildings, even though staggered, will 

begin to block the view from other buildings. This area, falling 

between the Central Business District and the prime westward view 

needs more sensitive zoning in order to preserve that view. 



Th e Waterfront Park also needs nearby entertainment. Visitors 

coming to Seattle will doubtlessly include a tour of the Waterfront 

Park if at all possible. These people will also be seeking 

enterainment, the types of entertainment not permitted within the 

confines of a public park. As with the Central Business District, 

this area provides a logical location for entertainment facilities. 

The Waterfront Park needs protection of its nedestrian scale. 

Most of the world's great places where oeople can congregate are 

those they can do so on foot. These places are memorable also 

because the pedestrian is in an environment that is friendly, 

this is appropriate to his size and circulation ability, this is, 

it has scale. This area, occurring between the very numerous 

monumental buildings of the Central Business District and the 

relatively few pedestrian-oriented buildings of the Waterfront 
park, can serve as a very imDortant transition area between the two. 

It can protect the pedestrian-scaled park from over encroach

ment by large, massive buildings which can damage that scale. 

Seattle very much needs a visual image. Zvery great city 

has a visual image that remains in the mind of the visitor long 

after he has left. Visitors are thrilled by it, residents take 

pride in it. Seattle has the opportunity to create such an image. 

The ingredients exist. The land slopes dramatically from Elliott 

Bay up to First Hill. The downtown has tall buildings at the head 

of the sloDe, emphasizing the slope. The waterfront at the top 

of the slope is about to be reclaimed as a public open space. Only 

the transition area, between the two area is undefined; yet this 

area is critical. Insensitive development can ruin the opportunity 

for a lasting visual image by interrupting the dramatic rise from 

Water's edge to ridge crest. Appropriate development can exploit 

it and make Seattle memorable. 
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• u-^o , J J A PIP I - Designate this area as a special Design 

District with appropriate height, bulk and use controls. 

This nroposal may be considered an extension and further 

development of these codes and regulations for the Central 

• aterfront. In brief, it is proposed that the entire Central 

T7aterfront area plus that area bounded by Union, Second, Yesler, 

and Post be designated the "Central Waterfront Design District"' 

and be suoject to the following regulations: 

The maximum height and floor area ratio (P.A.R.) of any new 

construction shall conform to the accompanying chart: 

AREA 

Outer Harbor Line to Alaskan Way 

Alaskan Way to Western Avenue 

Western Avenue to Post Street 

Post Street to First Avenue 

pirst Avenue to Alley 

Alley to Second Avenue 

HEIGHT LIMIT F.A.R, 

35' 

55' U 

100' 6 

150' 7 

250' 8 

3751 io 

Proposed Design District Profile 
1150 height above alaskan way 

(5) 
J vistas 

I 35 f.a.r. determined from park plan 

- B100 

alaskan way 
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DISCUSSION 

The total thrust of this project was to meet the goals of 

the statement of thesis, "to achieve a transitional and harmon

ious node between the Waterfront Park and the new financial 

center of down town Seattle, Washington". This of course could 

not be done without complete analyzation of the research data 

listed in the front of this book0 

Due to the size of the project it was not my intention to 

fully design the total physical aesthetic but rather to achieve 

a basic character for the redevelopment of the entire strip 

immediately east of the Alaskan Way Viaduct to First Avenue. 

Although the area, or site itself is quite large, the scale of 

the spaces had to be very human in nature and the type of 

pedestrian traffic traversing the site required diversification 

in traffic flow. In trying to achieve this diversification I 

have given the pedestrian freedom of choice. The walks, or area 

immediately adjacent to the shops are of a textured material 

drawing the shopper from space to space. The centers of the 

plaza or open spaces are another material allowing for free flow 

accommodated with sitting area, plantings, fountains, etc. There 

are numerous changes in levels, bridges piercing, overlapping and 

intersecting, giving to a play with spaces, change in vistas and 

the excitment of architectural structure and scilpture. This 

definitely would be a break from the every day life which is 

long straight narrow sidewalks, asphalt streets and tract housing. 



I very much wanted to allow for the relaxed meandering 

tourist population as well as meeting the needs of the Seattle 

resident who would be using the facilities. 

The facilities found in this project are brought about by 

recommendations of the "Seattle Waterfront Study", I hoped in 

some way to meet the immediate need for a strong tie between 

the new Waterfront Park and central business district. This I 

felt could not happen solely as an architectural problem, but 

also as an income generator. This means that in order for a 

project of this nature to happen, individuals would have to 

invest money, and in turn, expecting a return on their investment. 

Through physical change I made the area inviting to people, 

diversified in rental space, and met parking needs so that it 

would be convenient for people to use this multi-use complex0 

The dimensions and locations of shops are arbitrary and 

only show the flexibility of the design. The aesthetics, as 

seen in the following photographs show great diversification 

in facade treatment0 This was done in trying to attain a 

functional legibility, meaning, the activities happening on 

the inside may be read on the outside. 

This project, I believe, achieved the statement of thesis, 

that it is a transitional harmonious node. 

The sixty foot elevation change has been handled to accom

modate wheelchair traffic as well as foot traffic achieved with 

ramps, elevators as well as some stairs. This change would be 



exiting, experiencing and should the occasion require, very-

expedient. Due to the nature of Seattle's climate it was 

necessary to keep people out of the rain. Consequently, in 

all shopping plazas, professional centers and office facilities 

there are rooves, canopies and in one instance a skylight to 

protect from the weather. 

The master planning and orientation of the facilities are 

such to maximize the amount of sun entering each facility and at 

the same time give protection from the prevailing winds. The 

heights of the retail staying rather low, alow the morning and 

afternoon sun to filter down on the shopper and at the same time 

does not destroy the views to the water for those behind the 

omplex on the hill above„ The total height of the complex falls 

within the design district profile set up by the aforementioned 

Waterfront Study„ 

I greatly enjoyed the project and I believe that I personally-

gained a great deal and that it taught me that the analyzation of 

data, the understanding of the multi-use complex and the need for 

total planning of any project is the basis for all good design0 
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