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January 23, 2014 Project: Pike Place Market – PC-1 Site 

3:20 – 4:45 pm Phase: Concept Design 

 Previous reviews: none 

    

 Presenters: Ben Franz-Knight Pike Place Market PDA 

  David Miller Miller Hull 

  Tatiana Choulika James Corner Field Operations 

    

 Attendees: Andrew Barash CH2M Hill 

  Ethan Bernau Shiels Obletz Johnsen 

  Kathryn Cox-Czosnyka CH2M Hill  

  Marshall Foster DPD 

  David Graves Parks and Recreation 

  Catharine Killien Miller Hull 

  Justine Kim Shiels Obletz Johnsen 

  Kate Martin Park My Viaduct 

  Steve Pearce SDOT 

  Nathan Torgelson FAS 

 

Recusals and Disclosures  
There were no recusals or disclosures. 

Purpose of Review  
The purpose of this meeting was to review the 30% design of the PC-1 North site at the Pike Place 

Market. Though this project is also in the purview of the historic board, the Commission is involved 

because it is one of several partner projects of the overall Waterfront plan. The Design Commission, 

along with the Planning Commission, provided input on the overall Waterfront concept design 

completed in the summer of 2012 and continues to provide guidance for its implementation.  

Summary of Proposal  
The PC-1 site is situated west and below the current Pike Place Market stalls, just south of Victor 

Steinbrueck Park. The proposed design transforms what is currently a surface parking lot into a mix of 

open space, housing, and parking, retail space that both evokes the aesthetic of the existing Pike Place 

Market and serves as the seam between an expanded Market and the Overlook Walk project that 

connects to the waterfront. The program includes 40 low-income housing units (7 of them live/work), 

16,000 sf of retail space, and 36,000 sf of open space. The project will be phased such that its 300 

parking spaces mitigate that which will be lost due to the Viaduct removal. 

Summary of Presentation  
Ben Franz-Knight introduced project, its origins in the 1974 urban renewal plan, and the successful 

collaboration involved. The project schedule starts within the next year. David Miller reviewed the 

history of the site, the construction of the Burlington Northern Santa Fe (BNSF) railroad tunnel in 1903 

and the constraints that presents to construction, the Municipal Market Building Fire of 1974 that 

orphaned the existing Desimone Bridge, and zoning at the site. The proposed massing is the result of 



stakeholder input and the views and circulation requirements that the project must preserve and create, 

respectively. Tatiana Choulika of the Waterfront Seattle design team provided context information in 

the form of latest ideas for the Overlook Walk. David Miller gave the presentation dated January 23, 

2014, and available on the Design Commission website.  

Summary of Discussion  
Overall, the Commission was very excited to see the design evoke the character and experience of the 

Market. They praised the thoughtfulness that had gone into developing a project that preserves existing 

views at and above the Market and allows visitors to wander and “get lost” while connecting to the 

broader waterfront plan. The Commissioners were pleased to see that there will be a direct and 

unobstructed connection to Victor Steinbrueck Park. They encouraged the design team to consider how 

this extension of the Pike Place Market operates at night given that there is housing programmed as 

well. There was interest in the treatment of the broad façades of the garage.  

Agency and Public Comments  
David Graves, Seattle Parks and Recreation, explained that there are Parks Levy dollars available to make 

improvements to Victor Steinbrueck Park. The project is currently on hold, but now that PC-1 is moving 

forward, the planning process will start. Parks is excited about the potential new visitors that connecting 

to the PC-1 project will bring to the park. 

 

Marshall Foster, DPD, seconded David’s enthusiasm for the potentials this project brings to the area. He 

said the collaboration with DPD around public realm elements had been great, and applauded the great 

visual connection through the built form. The views and diagonal breezeway through site was a priority 

and lot of work on integration with overlook walk. The connection is open, public, and generous. 

 

Kate Martin, Park My Viaduct, expressed the wish to preserve the upper deck of the Viaduct and 

harmonize with the PC-1 project. She suggested that the canopy would blend in more if made of wood. 

Action 
The Design Commission thanked the Pike Place Market Preservation and Development Authority and 

their consultants for the presentation of the PC-1 development plans.  This was a limited scope review 

to provide recommendations, per Ordinance 124122, on the design in relation to the broader 

Waterfront Seattle project. 

 

The Commission appreciated the overall approach of designing the project to identify as part of the 

market and not as a Waterfront project. They found the design connected well within the complex 

context of the planning underway in the area. With its porosity, they believed the design would facilitate 

connectivity between the Market and the waterfront, and provide for views. The variety of open spaces 

the design would add in the area was valued. Given the project’s volumes and materiality, the 

Commissioners believed it would provide a strong piece of Market architecture at the eastern edge of 

the Overlook Walk.  

 

Design Commission approved the concept design of the PC-1 Project unanimously with a vote of 9 to 0. 

The following recommendations were provided to guide further development of the project: 

1. The Design Commission believes the function of the project in the overall Waterfront 

design concept would be strongest if the public spaces could be kept open at all hours. If 

http://www.seattle.gov/dpd/Planning/Design_Commission/Project_Review_Meetings/Minutes/default.asp


access must be controlled, the Commission suggests avoiding the use of physical barriers 

as much as possible. 

2. As the design evolves, define and strengthen a clear approach to wayfinding. Will signage 

lead the visitor through a logical path, or will there be a less defined journey of discovery, 

like in the Market? 

3. As the transition to Victor Steinbrueck Park is further developed, work with stakeholders 

and the Waterfront Seattle team to provide an intentional approach to the change in 

materials at this physical juncture.  

4. Provide additional consideration to opportunity zones, especially at the stairs along the 

garage façade. Along with the Waterfront designers, design these areas to capitalize on 

the unique characteristics of these places.  

5. As the design of the open space develops, consider how the hierarchy of spaces can be 

strengthened.  

6. Give special attention to the walls along the garage, providing a solution worthy of this 

location along one of the primary east–west connections between the waterfront and the 

central business district.  
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SITE  

HISTORY & 

CONSTRAINTS 



present day – PC-1 N site 



1961 – Market Municipal Building 



1961 – Market Municipal Building and Joe Desimone Bridge 



1964 – Market Municipal Parking Garage 



1964 – Market Municipal ‘Parking Garage’ 



1974 – Fire in Municipal Market Building 



1974 – Demolition of the Municipal Market Building 



1974 – Cleared and Graded site 



BNSF 

TUNNEL 



1903–Tunnel Construction North Portal (UW) 



1904(est) – Tunnel Construction (UW) 









U r b a n  R e n e w a l  P l a n  

ZONING  

ANALYSIS 



U r b a n  R e n e w a l  P l a n  





MASSING  

DIAGRAM 













Option BB – Massing Limitations 









ZONING OVERLAY 



PROJECT  

PHASING 



Summer 2014–Construction Begins 



December 2015–Construction Complete 

stacks in 

interim 

condition 



January 2016–Demolition of Viaduct begins 



2017–Construction of Elliott Way Connector Road 



2018–Construction of Buildings B, C and Overlook Walk 

equipment 

to move to 

Building B 



PROJECT  

PLANS 





RESIDENTIAL COMMERCIAL 

PROJECT TIES INTO  
THE MARKET’S 
CENTRAL PLANT 

http://www.google.com/url?sa=i&rct=j&q=&esrc=s&frm=1&source=images&cd=&cad=rja&docid=hwhegctLK3c4tM&tbnid=15jVbA0_nKySZM:&ved=0CAUQjRw&url=http://hscbuilders.com/news/morphotek-pilot-plant-achieves-leed-gold/&ei=w7veUoi0L9XgoASPyoLgBQ&bvm=bv.59568121,d.cGU&psig=AFQjCNEiuzAQ8Rj5Nmf2jxW7yRsIcZq8Mw&ust=1390415163282444


P a r k i n g  G a r a g e  

Below grade program includes: 
• Approximately 300 parking stalls 
• Market cold and dry storage 
• Entry from Western Ave 
• internal connection to PC1-S garage 
• future connection to Elliott Connector Road 



Update image 

Above grade program includes: 
• 15,500 SF of retail space 
• 35,900 SF of Public Open Space 
• Up to 30 day stalls on roof terrace 
• 40 low income housing units (includes 7 vendor housing) 



Update image 

Above grade program includes: 
• 15,500 SF of retail space 
• 35,900 SF of Public Open Space 
• Up to 30 day stalls on roof terrace 
• 40 low income housing units (includes 7 vendor housing) 



H i s t o r i c a l  C o m m i s s i o n  V i e w  A n a l y s i s  

HISTORICAL  

COMMISSION 



P - 2  R e s h o o t  



P - 2  M a s s i n g  



P - 6 A  O r i g i n a l / R e s h o o t  



P a n o r a m a  v i e w  f r o m  S l a b  # 1 0  ( P - 8 & 9  c o m b i n e d )  



S l a b  # 1 0  v i e w  t o  t h e  W e s t  ( z o o m )  



S l a b  # 1 0  v i e w  t o  t h e  S o u t h w e s t  ( z o o m )  



S l a b  # 1 0  v i e w  t o  t h e  S o u t h  ( z o o m )  



P - 1  R e s h o o t  



P - 1  M a s s i n g  



PROJECT 

RENDERINGS 



W e s t e r n  A v e  S t a i r  &  B r e e z e w a y  S t u d y  



W e s t e r n  A v e  S t a i r  &  B r e e z e w a y  S t u d y  







V i e w  f r o m  P i k e  &  V i r g i n i a  p e r g o l a  



V i e w  f r o m  S W  c o r n e r  o f  s i t e  



I n t e r i o r  C o m m e r c i a l  S p a c e  



PUBLIC 

SPACE 
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