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Zoning Map

D-5

LOT
28

SQ. 699

ZONING ANALYSIS

GENERAL AND ZONING CLASSIFICATIONS

OWNER:   COLUMBIA PROPERTY TRUST
YEAR BUILT:  2000

NO. OF STORIES: 2 STORY ADDITION W/ OCCUPIED PENTHOUSE
  7 STORIES OF EXISTING ABOVE GRADE
  3 STORIES OF EXISTING PARKING BELOW GRADE

ZONE:  D5
SQUARE/LOT: 699/0028
OVERLAY:  SUB-AREA: M and SOUTH CAPITOL STREET
CREDIT TRADE: CREDIT TRADE AREA 7
HISTORIC DISTRICT: N/A
WARD:  6
ANC:  6D
PARCEL AREA:  45,117 SF 

EXISTING BUILDING INFORMATION

HEIGHT:  89’-9” TO TOP OF PARAPET
STORIES:  7 ABOVE GR ADE, 3 BELOW GRADE
CURRENT GSF: 290,760 SF
MEASURING PNT: EL. 27.5’ (TOP OF CURB ALONG CUSHING PLACE)
VEHICLE PARKING: 295 SPACES PROVIDED - 181 STD + 114 TANDEM (162 SPACES REQ’D/ZR1958)
BICYCLE PARKING: NO LONG TERM PROVIDED/6 SHORT TERM EXISTING
LOADING:  3 LOADING BERTHS/3 LOADING PLATFORMS/1 DELIVERY SPACE

PROPOSED BUILDING INFORMATION

HEIGHT:  124’-11” (130’ MAX HEIGHT ALLOWABLE FROM 1ST ST RIGHT OF WAY)
STORIES:  9 STORIES W/ HABITABLE PENTHOUSE
PROPOSED GSF: 378,266 GSF - TOTAL INCLUDES 4,458 GSF OF PENTHOUSE SPACE ABOVE 0.4 FAR
  PER SECTION C-1503.1(c)
MEASURING PNT: EL. 23.4’ (MEASURED @ TOP OF CURB AT 1ST STREET)
LOT OCCUPANCY: 100%
REAR SETBACK: REAR SETBACK NOT PROVIDED AS LOT FRONTS THREE (3) OR MORE STREETS
FRONT SETBACK:  15’-0” FROM CURB ALONG M STREET PER SECTION I-616.6(b)
VEHICLE PARKING: 288 SPACES PROVIDED - 175 STD + 113 TANDEM (162 SPACES REQ’D/ZR1958)
BICYCLE PARKING:  43 LONG TERM SPACES PROVIDED/6 SHORT TERM TO REMAIN
LOADING:  3 LOADING BERTHS/3 LOADING PLATFORMS/1 DELIVERY SPACE
  

80 M STREET SE
10.22.2019DESIGN REVIEW PACKAGE



4

Surveyor’s Plat
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FAR Tabulations
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FAR CALCULATIONS

EXISTING LEVELS
LEVEL 01  
 EXISTING BUILDING AREA   37,335 SGF
 EXISITING OVERHANG    2,040 GSF
 TOTAL    39,375 GSF

LEVEL 02
 EXISTING BUILDING AREA  39,185 GSF

LEVEL 03-07
 EXISTING BUILDING AREA  42,440 GSF
 TOTAL - 5 LEVELS               212,200 GSF

TOTAL                290,760 GSF

PROPOSED LEVELS
LEVEL 08  
 PROPOSED BUILDING AREA   40,468 SGF
 EXISITING OVERHANG    2,077 GSF
 TOTAL    42,545 GSF

LEVEL 09
 PROPOSED BUILDING AREA  40,504 GSF

HABITABLE PENTHOUSE
 PROPOSED HABITABLE AREA    4,458 GSF 
 [AREA ABOVE 0.4 FAR]                 
 
TOTAL                87,507 GSF

TOTAL PROPOSED FAR - 378,267 GSF80 M STREET SE
10.22.2019DESIGN REVIEW PACKAGE
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Site Analysis
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Existing Conditions
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Zoning Diagrams
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EXISTING BUILDING ZONING EXTENTS PROPOSED STRUCTURE

9
0

’

15
’-7

”

13
0

’

M St SE First St SE

Cushing Pl SE

L St SE

M St SE First St SE

Cushing Pl SE

L St SE

M St SE First St SE

Cushing Pl SE

L St SE

110’ ROW

90’ R
OW

40’ ROW

90’ R
OW

PH

LEVEL 02
LEVEL 03
LEVEL 04
LEVEL 05
LEVEL 06
LEVEL 07

LEVEL 01

275’

155’

PH

LEVEL 08

LEVEL 09

First St SE First St SE First St SE

12
5’

3
5’

16
’

16’16’

110’ ROW

100% LOT OCCUPANCY

1:1 SETBACK

P
R

O
P

ER
T

Y
 L

IN
E

PROPERTY LINE

15’



10

Massing Concepts
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Hold SW & NE Corners Fold Mass to Highlight Corner

Create Opportunities to Maximize Expansive View Articulate Mass and Highlight Structure
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SE Corner - First & M
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Timber City exhibit | National Building Museum

WHAT IS MASS TIMBER?
The term “mass timber construction” is different from light-
wood frame, stick-frame or even heavy timber post-and-beam 
structures. Mass timber usually refers to timber products 
engineered for loads similar in strength to structural materials 
like concrete and steel. -USGBC

•	 Cross-Laminated	Timber	(CLT): 
Panels consisting of three, five, or seven layers of lumber 
oriented at right angles to one another and glued together.

•	 Nail-laminated	Timber	(NLT):
Panels created by fastening individual layers of lumber, 
stacked on edge, into one structural element with nails. 

•	 Glue-Laminated	Timber	(Glulam):
Usually beams or columns composed of individual lumber 
laminations and then glued together. 

•	 Parallel	Strand	Lumber	(PSL):
Usually beams or columns manufactured by gluing strands 
of wood together under pressure.



Federal Center South| ZGF | Seattle, WA

BENEFITS OF MASS TIMBER: 
SUSTAINABILITY

• Wood sequesters carbon for the life-cycle of its usage, especially 
when harvested from sustainably managed forests 

• Mass timber buildings can be 30-40% of the weight of an equally 
sized concrete structure, which also means: 

 » foundations don’t have to be as large,
 » they require less fuel to get to construction site1 

• 2014 study published in the Journal of Sustainable Forestry, found 
the ability to reduce global C02 emissions by 15-20% if CLT were 
used instead of steel

• Can have a total carbon footprint a third smaller than similarly sized 
steel and concrete buildings

• Reduces thermal bridging and performs well as an insulator, R-value 
= 1.25/inch of thickness (10x concrete, 400x steel)

• Wood from beetle-kill pines can be used in mass timber products

1 Endgadget, ‘Timberscrapers’ Could Soon Dominate Urban Skylines,  
https://www.engadget.com/2017/09/28/timberscrapers-dominate-urban-skylines/

“Carbon dioxide is the building block of 
wood. As the tree grows, more carbon 
dioxide is stored.”

-Professor Arijit Sinha, Oregon State University



Tamedia office | Shigeru Ban | Zurich, SW

BENEFITS OF MASS TIMBER: 
AESTHETICS & WELLNESS

• Use of natural textures and biophilic design can combat absentee-
ism, presenteeism, information retention, hospital recovery times1

• Evidence suggests that wood, like other biophilic materials, provide 
health benefits and reduce stress2

• In a study presence of visual wood surfaces in a room lowered 
sympathetic nervous system (physiological stress) activation3

• Lower heart rate and blood pressure have been observed in lab 
settings when the scent of alpha-pinene (pine tree oil) is present4

• A 2015 study5 of 7,600 workers noted that workers in environments 
with natural elements reported:

 » 15% higher level of wellbeing
 » 6% higher level of productvity
 » 15% higher levels of creativity

1 2012, The Economics of Biophilia, Terrapin Bright Green
2 2015, Wood as a Restorative Material in Healthcare Environments, FPInnovations & Design with Science
3 2011, University of British Columbia and FPInnovations Wood and Human Health study
4 2014, University of Tokyo and Forestry Products Research Institute of Japan
5 2015, Human Spaces: The Global Impact of Biophilic Design in the Workplace, Interface



BENEFITS OF MASS TIMBER: 
STRUCTURAL STRENGTH  
AND FIRE SAFETY

• CLT layers are rotated 90 degrees, composite material shows a 
structural strength that rivals steel 

• Lighter wooden buildings can withstand earthquakes better and 
dissipate the energy of shaking more readily than steel structures

• CLT lamination negates imperfections that any one layer has 

• Increasing the density of the wood causes it to char rather than burn 
outright which slows destruction and helps to maintain structural 
integrity

• Wood performance in fire is predictable, design for fire resistance 
through increasing wood depth:

 » 1hr exposure = 1.8in/hr
 » 2hrs exposure = 1.58in/hr1 

1 American Wood Council, 2015 National Design Specification® for Wood ConstructionOrigine | Yvan Blouin Architecte | Quebec City
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Existing - P3 floor plan
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EXISTING PARKING COUNT
STANDARD SPACES - 18
TANDEM SPACES     - 14
TOTAL SPACES        - 32

80 M STREET SE
10.22.2019DESIGN REVIEW PACKAGE



18

Existing - P2 floor plan
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*All floor plans are illustrative & final layout is subject to adjustment prior to permit review

EXISTING PARKING COUNT
STANDARD SPACES - 91
TANDEM SPACES     - 53  
TOTAL SPACES       - 144
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10.22.2019DESIGN REVIEW PACKAGE
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Existing - P1 floor plan
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*All floor plans are illustrative & final layout is subject to adjustment prior to permit review

40 long term spaces 
(standard)

3 long term spaces 
(elongated)

Full hgt enclosure

Maintenance area

New elevator machine 
room

New fire pump room

EXISTING PARKING COUNT
STANDARD SPACES - 66
TANDEM SPACES     - 46
TOTAL SPACES        - 112
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Proposed - 1st floor plan
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*All floor plans are illustrative & final layout is subject to adjustment prior to permit review
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