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Project Overview PROJECT OVERVIEW

A new mixed-use hotel and residential building will be 
located at the corner of 2nd Avenue and Virginia Street in 
downtown Seattle . The building will be a vibrant addition 
to this key intersection and will take design cues from 
the existing landmark on site and the urban patterns of 
buildings and pedestrian experiences that make up the 
Downtown Retail Core of Seattle .

The proposed development consists of the following:
• One 42-story structure of approximately 467,400 sq . 

ft . above ground
• 15 levels of hotel with 184 keys
• 27 levels of residential with 191 condo units
• Separate lobbies for hotel and residential uses
• 5 levels of below-grade parking (approx . 214 stalls)
• 3 loading spaces will be accessed through the Alley
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The Terminal Sales Annex building is located in Seattle’s 
Belltown neighborhood (1931 2nd Avenue) as a designated 
Seattle Landmark . The building was designed in the 
distinctive Collegiate Gothic Revival style by architect’s 
Bebb & Gould .  Charles Bebb was a leading innovator in 
the use of architectural terracotta in the Seattle area .

The landmark is a five-story (+72’) reinforced structure 
that was designed as an infill building and currently is 
flanked by two on-grade parking lots . It holds a corner 
with other landmark structures, including the Palladian 
Hotel and Moore Theatre & Hotel .

This project aims to integrate the Terminal Sales Annex 
into a cohesive design which seeks inspiration from the 
landmark itself as well as the local surroundings .

Historic Photograph Photograph of Current Conditions

Project OverviewPROJECT OVERVIEW
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An open corner exposes the 
landmark to the corner which is 
defined by other existing landmarks, 
including Palladian Hotel and Moore 
Theater & Hotel .

Landmark to Complete 
Corner of Landmark 
Structures

There is opportunity to reference the 
existing massing and embrace what 
came before . This can be done by 
using the Terminal Sales Annex to 
set up the alignments of the tower 
above .

Tower Expression should 
draw inspiration from 
Landmark

ARC #3 ARC #3 ARC #3

Meetings Recap

LANDMARK PRESERVATION BOARD PRIORITIES

 

The design should imply the sense 
of the building in the function of the 
space . 

The Landmark building should retain 
its existing entry .

There should be active uses filling 
the space within the Landmark . 

Floors levels should remain the 
same behind the Landmark . These 
elevations are  important at the 
windows .

1 Express Volume of 
Landmark through 
Building

3 4 Retain Existing Entry 
Door of Landmark

Create Active Uses within 
Landmark

Match Existing Levels of 
Landmark  

5 6 7

Setting the tower back highlights 
the Landmark Building by giving 
it necessary  breathing room . This 
allows the Landmark to maintain its 
presence in the neighborhood .

Set Tower Back from 
Landmark

2

LPB PRIORITIES

APPROVED APPROVED APPROVED APPROVED APPROVED APPROVEDAPPROVED
ARC #4 ARC #3 ARC #5 ARC #5

ARC #6ARC #6
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Meetings Responsesexpression of TSA volume

TERMINAL SALES ANNEX - EXISTING CONDITIONS

LVMH OFFICES, KKAA
OSAKA, JAPAN 

WATERHOUSE NERI&HU
SHANGHAI, CHINA

PIONEER SQUARE BILLBOARD
SEATTLE, USA

1931 SECOND AVENUE, SEATTLE

PAGE 1KENGO KUMA & ASSOCIATES FOR PEAK FACADE STUDY / OCTOBER 07 2023
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Meetings Responses

TSA PARTY WALL ELEVATION CHANGES
RE-WORKED WINDOW PATTERNING + SCALE

TSA PARTY WALL SOUTH SECTION / ELEVATION TSA PARTY WALL NORTH SECTION / ELEVATION
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Technical Detailing

EXISTING LEVELS RE-ARTICULATION

PROPOSED NEW FLOOR SLAB

EXISTING FLOOR SLAB
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FACADE RESTORATION
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Facade Restoration

1. Terra cotta over concrete column
2. Terra cotta over steel column
3. Colored “diaper” background
4. Ornamental parapet, stylistically stepped like 

window lintels during that era
5. Trefoil motifs at parapet
6. Floor-to-ceiling Tudor-style wood windows
7. Flat arch motifs on 1st floor frieze
8. Painted metal sash @ arched windows
9. Niche (1 of 2) 
10. Flush spandrel panels with Heraldry    

ornamentation
11. Non-original single pane plate glass
12. Original multi-paned leaded glass
13. Grilles over basement windows

1 4 56 7 8 9

1010 11 12 13

32

LEGEND

Landmark Existing Conditions
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Facade Restoration
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WINDOW REHABILITATION :

A rehabilitation approach is recommended for all original windows 
based on their significance, condition, and quality of materials.  
During construction, the project team will implement the following:

• Clean and refinish the exterior/interior.

• Remove added non-original items and fill holes.

• Retain and repair original leaded glass in current locations.

• Replace non-original glazing with single-lite thin insulated glazing units.

• Repair and retain all leaded glazing in transoms above casements.

• Develop a solution to protect and reinforce the massive glass pane in 
center bay. 

• Remove and label sash and trim from the frames and repair in a secure 
shop.

• Leave frames, brick moldings, outer stops, casings, stools, aprons, and 
sills in place is possible. 

• Replicate missing window components and hardware as needed.

• Retain and reuse original leaded glazing from alley facade if possible.   

• Install thin insulated glass storm windows at the interior to protect 
historic windows and to add to guest room comfort. 

PROPOSED MODIFICATIONS:

Unless noted otherwise, glazing is to be replaced with single-lite thin 
insulated glazing units.

Retain original lead glazing.

Remove air-conditioning unit in retrofitted upper transom

Retain and protect original glazing. 

Replace non-original aluminum storefront entry doors and upper transom 
window with new aluminum storefront entry.

Relocate Fire Department Connection to adjacent new construction.  

Retain and repair transom windows.

1

2

3

4

5

6

Single-pane Plate Glass 
(Not Original to Landmark)

LEGEND

Windows with Original 
Components

Mechanical Equipment
(Not Original to Landmark)

216.8

Existing Floor

203.3

Existing Floor

189.9

Existing Floor

173.0

Existing Floor

162.8

Existing Floor

Mechanical Equipment
(Not Original to Landmark)

Mechanical Equipment
(Not Original to Landmark)

Steel Grilles

238.00

Existing Parapet

EXISTING WINDOW SURVEY

Window Rehabilitation
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LEVEL 1 - HOTEL LOBBY

166' - 6"

LEVEL 2

176' - 11"

LEVEL 3

189' - 11"

LEVEL 4

202' - 11"

LEVEL 5

216' - 11"

LEVEL 6

230' - 11"

LEVEL 1 - HOTEL LOBBY

166' - 6"

LEVEL 2

176' - 11"

LEVEL 3

189' - 11"

LEVEL 4

202' - 11"

LEVEL 5

216' - 11"

LEVEL 1 - RESIDENTIAL LOBBY

163' - 0"

AVERAGE GRADE PLANE

165' - 0"

LEVEL 6

230' - 11"
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LANDMARK

ELEVATION(S)

LPB.A4.02

1

2

3

4

5

6

7

8

9

216.8

Existing Floor

230.6

Existing Roof

203.3

Existing Floor

189.9

Existing Floor

173.0

Existing Floor

162.8

Existing Floor

1. Terra cotta caps
2. Terra cotta parapet
3. Painted wood windows, typ.
4. Terra cotta clad column
5. Terra cotta frieze
6. Terra cotta finials

LEGEND

* Terra cotta to remain

7. Terra cotta statuette niche
8. Painted metal sash @ arched windows
9. Metal grilles @ basement windows
10. Non-original mechanical
11. Existing door
12. Freight elevator and roof access penthouse

13. Non-original conduit
14. Multi-paned industrial windows, typ.
15. Non-original rolling door @ removed sky 

bridge
16. Steel fire escape
17. Painted concrete

18. Non-original CMU infill
19. Recessed loading dock

Painted wall
Hatch denotes location 
of art mural
Local artist to be 
selected by ownership

New windows
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W ELEVATION / ALLEY

LPB.A4.08

EXISTING ELEVATIONS

PROPOSED ELEVATIONS

NORTH (VIRGINIA STREET) ELEVATION

NORTH (VIRGINIA STREET) ELEVATION

EAST (2ND AVENUE) ELEVATION

EAST (2ND AVENUE) ELEVATION
UNCHANGED

SOUTH ELEVATION

SOUTH ELEVATION

WEST (ALLEY) ELEVATION

WEST (ALLEY) ELEVATION

108’-6”

11

10

To be demolished for new constructionTo be demolished for new construction

108’-6”45’-0”

14

15

16

17

15

19

12

10

10

13

45’-0”

Painted wall
Hatch denotes location of art mural
Local artist to be selected by ownership

Existing terra-cotta
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LANDMARK

ELEVATION(S)

LPB.A4.02

216.9

Proposed L5

230.9

Proposed L6
(In Tower)

202.9

Proposed L4

189.9

Proposed L3

166.5Proposed Hotel L1

162.8Proposed 
Residential L1

Painted wall
Hatch denotes location 
of art mural
Local artist to be 
selected by ownership

New windows

Existing terra-cotta

Proposed L2
176.9
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Facade Restoration

1. Terra cotta spall, previously patched and has failed again.
2. Oxide jacking at support steel causing the failed patch in photo 1.
3. Example of corroded support steel with excessive loss and needing replacement.
4. Support steel that was salvaged, prepped and treated with rust inhibiting primer.
5. New terra cotta replacement pieces in shipping crate from Boston Valley Terra Cotta.
6. Example of anchors, stainless threaded rod and helical anchors for retrofit pinning or crack repair.

LEGEND

1. 2. 3.

4. 5. 6.
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Facade Restoration

Joseph Vance Building
Selective Paint Removal at Entire Facade
Stone Removal
Stone Repair
Stone Replacement
Steel Repair or Replacement at Repair Areas
Facade Cleaning
Tuck Pointing
Sealant Replacement

Nordstrom Store 1
Terra Cotta Patching
100% Tuck Pointing
Terra Cotta Replacement with GFRC,  Floors 2-5 at E, S and W Elevations Between Columns
Facade Cleaning
Sealant Replacement
Window Restoration and Anchoring

Coliseum Theater
Selective Paint Removal 
Stone Removal
Stone Patching
Stone Replacement
Steel Repairs 
Facade Cleaning
Tuck Pointing
GFRC Panels at Storefront

Terminal Sales Building
Terra Cotta Patching
Terra Cotta Repair
Tuck Pointing
New Lintels Above Windows at West Elevation
Facade Cleaning
Sealant Replacement

Facade restoration will be completed in the following phases:

Phase I: Prior to temporary bracing 
or demolition

a. paint strip the terra cotta façade

b. inspection of terra cotta and façade 
components

c. protection of the façade and shoring

Phase II: 'Shine & Polish' after fa-
cade shoring is removed

a. terra cotta salvage and repair

b. terra cotta replacement

c. possible structure repairs needed

d. tuckpointing and final wash

2ND AND VIRGINIA HOTEL AND CONDO, SEATTLE
PACIFIC VIRGINIA
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TECHNICAL DETAILING
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Technical Detailing
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B
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B
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B
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x6
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HSS 6x6xÎ

HSS
 6x

6xÎ

HSS
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6xÎ

HSS 6x6xÎ

HSS 6x6xÎ HS
S 6

x6
xÎ

HSS 6x6xÎHS
S 6

x6
xÎ

PER ELEVATION

14
SH1.08 TYP. 12

SH1.08
TYP.

20
SH1.08 TYP.

19
SH1.08

TYP.

1. COLUMN, BEAM AND BRACE LOCATIONS TO BE COORDINATED WITH THE 
EXISTING CONDITIONS.  FIELD VERIFY ALL EXISTING STRUCTURE DIMENSIOINS.  
SEE DETAILS FOR ADDITIONAL INFORMATION.

2. INSTALL BRACING PRIOR TO DEMOLITION OF EXISTING STRUCTURE.

3. ALL EXISTING FOUNDATION INFORMATION IS NOT SHOWN.  CONTRACTOR SHALL 
FIELD VERIFY EXISTING BUILDING FOUNDATIONS PRIOR TO CONSTRUCTION.

4. SHORING PILES BY THE SHORING CONTRACTOR AND TO BE DESIGNED FOR 
LOADS IMPOSED AS NOTED.  SEE DETAILS                 AND                .  PILES 
SHALL BE SPACED 10'-0"oc MAX.

5. EXISTING UTILITIES UNDER THE SIDEWALK SHALL RE-LOCATED PRIOR TO 
TEMPORARY SHORING INSTALLATION.

PLAN NOTES:LEGEND: WIND FORCE RESISTING SYSTEM LEGEND:

BRACED FRAME PER ELEVATION OF 
SHEETS SH1.05, SH1.06BF-x

TOP OF STEEL BEAM ELEVATION[x'-x"]

EX. CONC. THIS LEVEL

FRAME PER ELEVATION OF SHEET SH1.04
EL-x

RELATIVE PLACEMENT OF FRAMING 
MEMBER OR DETAIL CUT.
[H] HIGH, [M] MIDDLE, [L] LOW

[H], [M], [L]

NOTE: ALL DIMENSIONS, ELEVATIONS, AND LOCATIONS OF EXISTING 
STRUCTURAL COMPONENTS ARE BASED ON INFORMATION 
GATHERED FROM ORIGINAL DRAWINGS OR CURSORY FIELD 
MEASUREMENTS AND ARE SHOWN FOR INFORMATION ONLY.  
CONTRACTOR SHALL FIELD MEASURE AND VERIFY ALL 
CONDITIONS PRIOR TO COMMENCING ANY WORK. NOTIFY 
ENGINEER WHERE CONDITIONS VARY FROM THOSE SHOWN.
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1/4" = 1'-0"1 PARTIAL LEVEL 4 TEMPORARY SHORING PLAN
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PERSPECTIVE VIEW - TEMPORARY BRACING

LEVEL 4 PLAN VIEW - TEMPORARY BRACING

STRUCTURAL DETAILING: Facade Temporary / 
Permanent Bracing

Prior to demolition:

a. remove existing windows, protect and 
store for later re-installation

b. all column, beam and brace locations 
to be coordinatied with the existing 
conditions / through window openings

c. horizontal steel members 'sandwich' 
TSA facade without any attachments 
to the facade itself, and connects to the 
external shoring framework. 

After partial demolition / new construction:

a. new steel columns support TSA facade 
from the interior side, and tie in with 
the horizontal steel members from the 
temporary bracing to become perma-
nent support. 

b. existing windows are re-installed (see 
architectural detailing)
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LEGEND:

TOP OF SLAB ELEVATION

BOTTOM OF SLAB (SOFFIT) ELEVATION

x'-x"

x'-x"

STEP IN TOP OF SLAB

COLUMN MARK PER SCHEDULE OF             ,
             ,             ,              ,               &

Cx

Bar Legend:

QUANTITY (WHERE SPECIFIED)
BAR SIZE
"T" TOP, "M" MIDDLE, or "B" BOTTOM
or "TB" TOP & BOTTOM
@ SPACING oc (EQ. SPACE IF NOT SPECIFIED)
LENGTH OF BAR, PER DETAILS
IF NOT SPECIFIED

BARS CONTINUOUS TO EA. END
OF SLAB, LAP AS REQUIRED

(8) 5 B 15 x 10'-0"

SEISMIC FORCE RESISTING SYSTEM LEGEND:
(SEE GENERAL STRUCTURAL NOTE 16)

5B15 CONT.

SHEAR WALL PER ELEVATION OF SHEETS 
S3.30, S3.31, S3.32, S3.33 AND S3.34SW-x
DRAG STRUT OR CHORD COMPONENT OF 
THE SEISMIC FORCE RESISTING SYSTEM

STRUT

DIAPHRAGM AT THIS LEVEL CONSISTS OF 
THE FLOOR SLAB

DIAPHRAGM

Typical StudRails & Reinforcing:

REINFORCING @ INTERIOR
COLUMNS, TYPICAL U.O.N.

REINFORCING @ EXTERIOR
COLUMNS, TYPICAL U.O.N.

(8
)5

T

(8
)5

T

(8)5T

1

2
(8)5T

SLAB EDGE

REINFORCING @ CORNER
COLUMNS, TYPICAL U.O.N.

3

SLAB EDGE

(8)5T

(8
)5

T

REINFORCING @ INTERIOR
COLUMNS, TYPICAL U.O.N.

REINFORCING @ EXTERIOR
COLUMNS, TYPICAL U.O.N.

(9
)5

T

(9
)5

T

(9)5T

4

5
(9)5T

SLAB EDGE

REINFORCING @ CORNER
COLUMNS, TYPICAL U.O.N.

6

SLAB EDGE

(9)5T

(Additional information for reinforcing at columns per               &               )21/S3.50 28/S3.50

SSLLAABB  ÚÚ  88""

SSLLAABB  >>  88""

(9
)5

T

42/S3.11
42/S3.12 42/S3.13 42/S3.14 42/S3.15
42/S3.16

STRESSING END OF PT STRAND

TENDON HEIGHT TO CGS FROM 
BOTTOM OF SLAB

ANCHOR END OF PT STRAND

x" dp.

STUDRAIL CALLOUT PERx

BEAM PER SCHEDULE OFBB--xx 42/S3.53

42/S3.52

HSS 8x4xÍ ELEVATOR SPREADER 
BEAM & CONN. PER

HSS1

HSS 8x4xÐ ELEVATOR 
SUPPORT

HSS2

DEPTH OF DROP IN SLAB SOFFIT. 
SEE DETAIL              .

OVERFRAMING (4" CONC. SLAB OVER RIGID 
INSULATION AND DETAILS ON SHEET S3.70)

42/S3.60

28/S3.02

POST-TENSIONED BEAM PER 
SCHEDULE OF

PPTTBB--xx
38/S3.53

RELATIVE PLACEMENT OF CGS HEIGHT 
[H] HIGH, [L] LOW PER

[x]

41/S3.60

1. T.O. SLAB ELEVATION, SLAB THICKNESS AND REINFORCING SHALL BE AS 
NOTED ON PLAN.  VERIFY DIMENSIONS, SLOPES, AND ELEVATIONS W/ 
ARCHITECTURAL DRAWINGS.

2. SLAB IS DESIGNED FOR 2-HOUR FIRE SEPARATION.  PROVIDE 1" MIN. CLEAR 
COVER TO MILD REINFORCING. PROVIDE 1Ô" MIN. CLEAR COVER TO BOTTOM 
POST-TENSIONED REINFORCING AT EXTERIOR SPANS AND 1" MIN. CLEAR 
COVER TO ALL OTHER POST-TENSIONED REINFORCING.

3. SEE S3.50 & S3.51 FOR TYPICAL POST-TENSIONED DETAILS, INCLUDING 
ADDITIONAL REQUIRED REINFORCING.

4. WHERE NOTED ON PLAN PROVIDE (3)#4 T&B CONT. (SEE               FOR 
PLACEMENT) ALONG ENTIRE PERIMETER OF SLAB. BARS ARE IN ADDITION TO 
(2)#4 EDGE BARS SHOWN IN               AND ON PLAN.  (3)#4 T&B ARE NOT 
REQUIRED WHERE CONCRETE SHEAR WALL REINFORCING OF               IS 
REQUIRED.

5. TENDON LOCATIONS SHALL BE MARKED ACCORDING TO DETAIL               .

6. MECHANICAL PIPING AND ELECTRICAL CONDUIT SHALL PENETRATE THE P.T. 
SLAB AT ONLY PREDETERMINED SLEEVE LOCATIONS.  SEE ARCHITECTURAL 
AND MECHANICAL DRAWINGS FOR LOCATION AND SIZE OF SLAB 
PENETRATIONS..

PLAN NOTES:
7. CORE DRILLING OR ROTO-HAMMERING OF P.T. SLAB IS NOT PERMITTED 

WITHOUT ENGINEER APPROVAL.  SEE NOTES OF               .

8. REFERENCE ARCHITECTURAL DRAWINGS FOR MISC. EMBEDS REQUIRED AT 
NON-STRUCTURAL ELEMENTS.

9. ALL STAIRS AND LANDINGS NOT SPECIFICALLY SHOWN ON THE STRUCTURAL 
DRAWINGS ARE DESIGN BUILD COMPONENTS.  ALL DESIGN BUILD STEEL 
COMPONENTS SHALL BE DESIGNED, DETAILED, AND SUPPLIED BY THE STEEL 
FABRICATOR - SEE GENERAL STRUCTURAL NOTE 13 FOR REQUIREMENTS 
INCLUDING ACCOMMODATION FOR STRUCTURAL DISPLACEMENTS. SUPPLY AND 
INSTALL COMPLETE STAIR SYSTEMS INCLUDING TREADS, RISERS, AND 
INTERMEDIATE LANDINGS.  ANY NON-STEEL COMPONENTS INCLUDING FOOTINGS 
SHALL BE DESIGNED PER GENERAL STRUCTURAL NOTE 13 AND SHALL BE 
SUPPLIED AND INSTALLED BY SUPPLIERS AND SUBCONTRACTORS AS 
DIRECTED BY THE GENERAL CONTRACTOR.

10. CONTRACTOR TO ALLOW FOR ELEVATOR RAIL SUPPORT STEEL AT EVERY 
LEVEL.  ASSUME 700# PER ELEVATOR, PER FLOOR.

5/S3.50

5/S3.50
14/S3.51

39/S3.51

24/S3.50
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Technical Detailing

COLUMN PER

HSS PER ELEVATION

BRACED FRAME
ELEVATION

EX. SLAB TO
BE DEMO'D

HSS PER PLAN

typ. Ì
(3)sides,

Ù 6x4xÐ EA. SIDE W/
Ô"ø THREADED RODS @ 12"oc
MAX. IN EPOXY GROUTED
HOLES (EMBED 9"), W/
HEX NUTS

COLUMN PER PLAN
(STEEL ENCASED
WHERE OCCURS)

typ. Ì

CONN. PER 12/SH1.08 ,
TYP.

(2)Ù 4x4xÐ
EA. SIDE OF 

SECTION 2 PLAN

SE
CT

IO
N 

2

 SECTION
1

SE
CT

IO
N 

1

5" M
IN

.

1" M
IN

.

1"

2"

COLUMN PER PLAN

HSS PER ELEVATION

Ù 6x4xÐ x 1'-6"
W/ (2)Ô"ø THREADED
RODS IN EPOXY GROUTED
HOLES (EMBED 9"), W/
PL WASHER Ì"x1 Ð"x1 Ð"

(STEEL ENCASED
WHERE OCCURS)

STOP HSS AT ENDS

typ. Ì
(3)sides,

AND HEX NUTS

SECTION PLAN

SE
CT

IO
N

2"
MAX.

5" 5"

21 _ 2"

HSS PER ELEVATION

(2)Ù 4x4xÐ
EA. SIDE OF 

typ. Ì

COLUMN PER BRACED
FRAME ELEVATION

 Ð"x0'-6", TYP.

typ. Ì
top & bot,

EX. WALL BEYOND

(FIELD VERIFY)

1"
MIN.

1_
2"

TYP.

4"
TYP.

Ì

3"Ì typ.
ea. side,

MIN.

1"

COLUMN PER

BRACE PER ELEVATION,
TYP.

KERF  Ð"x8"x3'-4"

ELEVATION

W.P.

typ. 3"Ì
MIN.

KERF  SHALL BE ORTHOGONAL
WITH AT LEAST ONE BRACE LINE

1'-4"

HSS BRACE PER PLAN,
TYP.

KERF  Ð"x1'-6"

W.P.

typ. u.o.n. 3"Ì
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both sides,

Ì
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1"
TY
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ELEVATION NOTES:LEGEND:
1. COLUMN, BEAM AND BRACE LOCATIONS TO BE COORDINATED WITH THE 

EXISTING CONDITIONS.  FIELD VERIFY ALL EXISTING STRUCTURE DIMENSIOINS.  
SEE DETAILS FOR ADDITIONAL INFORMATION.

2. INSTALL BRACING PRIOR TO DEMOLITION OF EXISTING STRUCTURE.

3. ALL EXISTING FOUNDATION INFORMATION IS NOT SHOWN.  CONTRACTOR SHALL 
FIELD VERIFY EXISTING BUILDING FOUNDATIONS PRIOR TO CONSTRUCTION.

TOP OF STEEL BEAM ELEVATION[x'-x"]

EX. CONC. THIS LEVEL

RELATIVE PLACEMENT OF FRAMING 
MEMBER OR DETAIL CUT.
[H] HIGH, [M] MIDDLE, [L] LOW

[H], [M], [L]SHORING PILE BY THE 
SHORING CONTRACTOR. 
SEE PLAN NOTE 4.
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STRUCTURAL DETAILING: Facade Temporary / 
Permanent Bracing

ELEVATION VIEW(S) - TEMPORARY BRACING

KENGO KUMA & ASSOCIATES  //  ANKROM MOISAN ARCHITECTS  // COUGHLIN 

PORTER LUNDEEN // PIONEER MASONRY

  192ND AND VIRGINIA HOTEL AND CONDO, SEATTLE
PACIFIC VIRGINIA

ARC #7



Technical Detailing

EXISTING FACADE MEETS 
NEW CONSTRUCTION REPLACEMENT 

DOOR

ARCHITECTURAL DETAILING: New Construction

2ND AND VIRGINIA HOTEL AND CONDO, SEATTLE
PACIFIC VIRGINIA

ARC #720 KENGO KUMA & ASSOCIATES  //  ANKROM MOISAN ARCHITECTS  //  CPL // 

PIONEER MASONRY



Technical Detailing

NEW BACKSIDE CLADDING @ EXISTING FACADE 
PARAPET

C

NEW SLAB TIE IN @ EXISTING FACADE
H

RESTORED WINDOW HEADER @ EXISTING FACADE
E

RESTORED WINDOW SILL @ EXISTING FACADE
G

B

A

F

CORNER PARAPET TRANSITION TO NEW SIDE 
WALL @ EXISTING FACADE

CORNER TRANSITION TO NEW SIDE WALL @ EXIST-
ING FACADE

RESTORED WINDOW FRAME @ EXISTING FACADE

EXISTING FACADE @ NEW SIDEWALK TRANSITION
J

NEW BACKSIDE CLADDING BASE / ROOF @ EXIST-
ING FACADE PARAPET

D

EXISTING FACADE MEETS NEW CONSTRUCTION - DETAILS

KENGO KUMA & ASSOCIATES  //  ANKROM MOISAN ARCHITECTS  // COUGHLIN 

PORTER LUNDEEN // PIONEER MASONRY

  212ND AND VIRGINIA HOTEL AND CONDO, SEATTLE
PACIFIC VIRGINIA

ARC #7
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DETAIL A

LPB.A7.01

A - CORNER TRANSITION TO NEW SIDE WALL TYP.

A Corner transition 

EXISTING TERRACOTTA 

RESTORED BY OTHERS

STRUCTURAL CONCRETE COLUMN

EXISTING TO REMAIN

COPING CAP @ TOP OF TSA 

PARTY WALL

2"

GLASS GUARDRAIL

3"

METAL PLANTER
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DETAIL B

LPB.A7.02

B - CORNER TRANSITION TO NEW SIDE WALL @ PARAPET

B Corner parapet 

TUCK NEW FLASHING INTO DRIP GROOVE

OF (E) TERRA COTTA COPING CAP,

FASTEN OVER CONTINIOUS BED OF SEALANT

AT TOP EDGE OF HT SAM

STANDING SEAM ROOFING

HIGH-TEMP SELF ADHERED MEMBRANE

FILL ENTIRE CAVITY W/ MINERAL WOOL

EXISTING TERRA COTTA FACADE 

TO BE RESTORED, BY OTHERS

EXISTING LANDMARK CONCRETE 

PARAPET STRUCTURE TO REMAIN

ALUMINUM METAL PANEL

10
"

5"
4 

1/
2"

NEW ELASTOMERIC COATING AT (E) PARAPET 

CONCRETE WALL

PREFINISHED METAL FLASHING

FLUID-APPLIED WEATHER BARRIER

MOISTURE-RESISTANT SHEATHING

METAL STUD FRAMING

NEW STEEL FRAMING TO SUPPORT 

EXISTING PARAPET WALL,

PER STRUCTURAL

NEW FURRING WALL CONCEALING 

STEEL SUPPORT FRAME
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DETAIL C

LPB.A7.03

C -  PARAPET W/ NEW BACKSIDE CLADDING

C New backside 

LEVEL 6

230' - 11"

STANDING SEAM ROOFING

HIGH-TEMP SELF ADHERED MEMBRANE

FILL ENTIRE CAVITY W/ MINERAL WOOL

EXISTING TERRA COTTA FACADE 

TO BE RESTORED, BY OTHERS

EXISTING LANDMARK CONCRETE 

PARAPET STRUCTURE TO REMAIN

ALUMINUM METAL PANEL

NEW ELASTOMERIC COATING AT (E) PARAPET 

CONCRETE WALL

PREFINISHED METAL FLASHING

FLUID-APPLIED WEATHER BARRIER

MOISTURE-RESISTANT SHEATHING

METAL STUD FRAMING

NEW STEEL FRAMING TO SUPPORT 

EXISTING PARAPET WALL,

PER STRUCTURAL

NEW FURRING WALL CONCEALING 

STEEL SUPPORT FRAME
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DETAIL D

LPB.A7.04

D New backside clad-

2ND AND VIRGINIA HOTEL AND CONDO, SEATTLE
PACIFIC VIRGINIA

ARC #722 KENGO KUMA & ASSOCIATES  //  ANKROM MOISAN ARCHITECTS  //  CPL // 

PIONEER MASONRY



Technical Detailing

F RESTORED WINDOW FRAME @ 
EXISTING FACADE

E RESTORED WINDOW HEADER @ EXISTING FACADE

G RESTORED WINDOW SILL @ EXISTING FACADE

EXISTING WINDOWS TO BE REMOVED 

AND RE-INSTALLED

2"

1' - 6"

FAWB - TROWEL-APPLIED

FLASHING

SEALANT

SHEET VAPOR RETARDER

WOOD SHIM

SEALANT - 1/2" WIDTH

SEALANT AND BACKER ROD

EXISTING TERRACOTTA 

TO BE REPAIRED / 

REFINISHED BY OTHERS

FURRING / FINISH PER INTERIORS
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DETAIL E

LPB.A7.05

1/2"

FAWB - TROWEL-APPLIED

FLASHING
SEALANT AND BACKER ROD

SHEET VAPOR RETARDER

WOOD SHIM

EXISTING WINDOWS TO BE 

REMOVED 

AND RE-INSTALLED

FURRING / FINISH 

PER INTERIORS

EXISTING TERRACOTTA 

TO BE REPAIRED / 

REFINISHED BY OTHERS
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DETAIL F

LPB.A7.06

EXISTING TERRACOTTA FACADE

RESTORED BY OTHERS
EXISTING WINDOWS TO BE 

REMOVED 

AND RE-INSTALLED

FURRING / FINISH PER 

INTERIORS

SHEET VAPOR RETARDER
SEALANT

FAWB - TROWEL-APPLIED

FLASHING

SEALANT
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DETAIL G

LPB.A7.07

H NEW SLAB TIE IN @ EXISTING FACADE

2" +/- 1" PER STRUC

SMOKE SEAL

2-HR RATED MINERAL WOOL 

FIRE SAFING

6" 1' - 6"

3/4" THREADED ROD IN 

EPOXY GROUTED HOLE & 

WASHER 

EMBED 1/2"x8"x1' - 2" 

W/ (2) 3/4"x6" STUDS @ 8" O.C.
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DETAIL H

LPB.A7.08

H - slab tie in

J EXISTING FACADE @ NEW SIDEWALK TRANSITION

EXISTING LANDMARK FACADE

BACKER ROD AND SEALANT

JOINT FILLER

SS FLASHING. CONTINUE DOWN

AND OVER DRAINAGE PANEL

TERMINATION BAR

DRAINAGE PANEL

FLUID APPLIED WATERPROOFING

PROTECTION BOARD

CONCRETE SIDEWALK

EXISTING LANDMARK WINDOW
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DETAIL J

LPB.A7.09

KENGO KUMA & ASSOCIATES  //  ANKROM MOISAN ARCHITECTS  // COUGHLIN 

PORTER LUNDEEN // PIONEER MASONRY

  232ND AND VIRGINIA HOTEL AND CONDO, SEATTLE
PACIFIC VIRGINIA

ARC #7



Technical Detailing

EXISTING FACADE

PLACE NEW STOREFRONT 

SYSTEM IN SAME LOCATION AS 

EXISTINGALUMINUM STOREFRONT SYSTEM

EXISTING FACADE

PLACE NEW STOREFRONT 

SYSTEM IN SAME LOCATION AS 

EXISTINGALUMINUM STOREFRONT SYSTEM

HEAD

JAMB

ALUMINUM STOREFRONT SYSTEM

MULLION

F.
V

.

1
2'

 - 
0"

F.
V

.

3
' -

 2
 1

/4
"

F.
V

.

7
' -

 1
 3

/4
"

F.V.

6' - 0"
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REPLACEMENT DOOR

DETAILS

LPB.A7.10

EXISTING FACADE

PLACE NEW STOREFRONT 

SYSTEM IN SAME LOCATION AS 

EXISTINGALUMINUM STOREFRONT SYSTEM

EXISTING FACADE

PLACE NEW STOREFRONT 

SYSTEM IN SAME LOCATION AS 

EXISTINGALUMINUM STOREFRONT SYSTEM

HEAD

JAMB

ALUMINUM STOREFRONT SYSTEM

MULLION

F.
V

.

1
2'

 - 
0"

F.
V

.

3
' -

 2
 1

/4
"

F.
V

.

7
' -

 1
 3

/4
"

F.V.

6' - 0"
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REPLACEMENT DOOR

DETAILS

LPB.A7.10

EXISTING FACADE

PLACE NEW STOREFRONT 

SYSTEM IN SAME LOCATION AS 

EXISTINGALUMINUM STOREFRONT SYSTEM

EXISTING FACADE

PLACE NEW STOREFRONT 

SYSTEM IN SAME LOCATION AS 

EXISTINGALUMINUM STOREFRONT SYSTEM

HEAD

JAMB

ALUMINUM STOREFRONT SYSTEM

MULLION

F.
V

.

1
2'

 - 
0"

F.
V

.
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 2
 1

/4
"

F.
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.

7
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6' - 0"
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DETAILS

LPB.A7.10

EXISTING FACADE

PLACE NEW STOREFRONT 
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EXISTINGALUMINUM STOREFRONT SYSTEM

EXISTING FACADE
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REPLACEMENT DOOR

DETAILS

LPB.A7.10

NEW FLASHING AT EXISTING PARAPET

FLASHING - SHEET METAL

FRT BLOCKING

NEW HSS STEEL TO SUPPORT EXISTING 
LANDMARK PARAPET. 

SEE STRUCTURAL FOR MORE INFO.

FAWB

MR SHEATHING

ELASTOMERIC COATING

FILL CAVITY W/ MINERAL WOOL

EXISTING LANDMRK COPING 
CAP AT TERRA COTTA 
FACADE TO REMAIN

EXISTING LANDMARK CONCRETE 
PARAPET STRUCTURE TO REMAIN

VERTICAL FURRING

ALUMINUM METAL PANEL

5 1/8"

CONCRETE CURB

STEEL EMBED

CURTAIN WALL

- COPING AT TOP OF PARAPET

ALUMINUM PLATE

COPING CAP BY 
CURTAIN WALL

ROOF OVERBURDEN 
PER PLANS

CURTAIN WALL

RAILING ATTACHMENT CLIP 
ALIGNS WITH TOP OF PAVER 

GLASS MOUNTING CLIP

LEVEL

METAL PANEL @ Z FURRING

ALUMINUM CLADDING 
PANEL BY CW MFR
VERTICAL FURRING

ALUMINUM CLADDING BY CW MFR

PEDESTAL PAVERS/PLANTER PER LANDSCAPE

SBS - COVER BOARD

FAWP

R-40 POLYISO CONT. THICKNESS INSULATION

PARAPET CAP BY CW MFR.

FIRE SAFING
- BY CW MFR

SMOKE SEAL
- BY CW MFR

ATTACHMENT 
BY CW MFR

FALSE STACK JOINT 
ALIGNS WITH 
STACK JOINT 
BEYOND

FIRE SAFING
- BY CW MFR

LEVEL 6
230' - 11"

VIKTORIA BUILDING
EXISTING TO REMAIN

ELASTOMERIC COATING

INTERMITENT ATTACHMENT CLIP

PREFINISHED SHEET MERTAL FLASHING

PREFINISHED SHEET METAL JOINT COVER

SAM FLASHING - HT

4"4"

PROJECT NUMBER
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EXT. DETAILS -
PARAPETS

                                                                                                                        A7.71                                                                                                                        A7.71

3" = 1'-0"3" = 1'-0"   |                                                                                                                         A7.711 TSA PARAPET @ EXTERIOR FURRING

3" = 1'-0"3" = 1'-0"   |                                                                                                                         A7.7114 GLASS GUARDRAIL
3" = 1'-0"3" = 1'-0"   |                                                                                                                         A7.7115 CW GUARDRAIL

3" = 1'-0"13 CONCRETE PARTY WALL @ L6

3" = 1'-0"5 EXPANSION JOINT COVER @ L5 SOUTH PARAPET
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2ND AND VIRGINIA HOTEL AND CONDO, SEATTLE
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THANK YOU .

  25 2ND AND VIRGINIA HOTEL AND CONDO, SEATTLE
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ARC #7KENGO KUMA & ASSOCIATES  //  ANKROM MOISAN ARCHITECTS  // COUGHLIN 
PORTER LUNDEEN // PIONEER MASONRY


