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The ultimate goal of the Not for Ourselves Alone
Strategic planning process is the design and
construction of a significantly improved spiritual home
for University Unitarian Church of Seattle (UUC). To
support that goal, in the Spring of 2015 Hacker was
retained to conduct a Feasibility Study to explore
whether the church’s currently owned properties and
structures could gracefully accommodate future UUC
program needs and support its on-going mission and
vision.
The 6 month Feasibility Study, guided by the Physical
Space Implementation Team (PSIT) included many
meetings with and presentations to UUC project
stakeholders including the Board of Trustees, The
Program Directors and staff, UUC Stewardship
Committee, The Climate Action Team and 4 AllCongregation Meetings.
The Feasibility Study process was iterative and
generally consisted of the following steps:
Project Vision: UUC’s previously developed Project
Mission was re-confirmed because of its importance
as the DNA, conscience and guiding light of the
evolving planning process which will require countless
decisions over the next 5 years.
Program Confirmation: The design team worked
closely with the five Program Directors to develop a
detailed Physical Space Program to accommodate
UUC’s current and future needs and aspirations
including buildings, outdoor amenities and parking.
That effort is summarized in a separate report entitled
“University Unitarian Church Program Confirmation
Document”.
Location Options: The design team and the PSIT
explored the implications of the four location options
previously identified in the Strategic Plan:
•
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Remain at current site; update and repair existing
buildings and infrastructure

•

Remain at current site; renovate and expand
existing facilities

•

Relocate to another existing property; renovate
and/or expand existing facilities

•

Relocate to another site; build entire new facility

Zoning Analysis: A key question the UUC community
will need to answer by the middle of next year, relative
to any future development, is whether the church
should support or oppose the potential re-zoning of
your properties from current residential (L-R) status
to commercial (N-C). Included in this report is a
summary of pros and cons of each.
Site Analysis: The context of the existing site
was explored in detail including neighborhood
relationships, public transportation connections,
universal accessibility, topography, climate, solar
exposure and both natural and human amenities &
liabilities.
Confirmation of Sustainability Goals: Working
closely with the Climate Action Team, detailed and
substantive baseline sustainability strategies as well
as more aspirational goals for future consideration
were confirmed.
Existing Site - Generic Development Options:
The historic significance, existing conditions and
thermal and seismic performance of all existing UUC
properties were evaluated to determine potential
re-use and renovation. 3 generic options for
development on the current site were identified (Note:
all of the options require demolition of the 3 brick
residences on UUC property):
•

Renovate all 3 major buildings, add additional
square footage

•

Renovate existing sanctuary and social hall,
demolish 80’s addition, add additional square
footage

•

Renovate sanctuary only, demolish social hall and
80’s addition, add additional square footage.
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Potential Expansion of Paul Hayden Kirk
Sanctuary: A central question in the Feasibility Study
is whether the existing Paul Hayden Kirk Sanctuary
can be expanded to remain as the primary spiritual
home for UUC services. This report documents the
significant challenges associated with that approach
and also a recommendation for how this important
and well regarded building can accommodate UUC’s
social functions.
Massing Studies: Following the confirmation of the
Physical Space Program, the Design Team worked
closely with the PSIT to explore numerous iterations
of how the 5 primary building use areas (Worship,
Social, Education, Administration and Parking) could
be distributed on the existing site. 4 program massing
diagrams were ultimately developed and are included
in the appendix of this report. A preferred design
direction, however, will not be required until the next
phase of the work.
Proposed Construction Delivery Approach,
Schedule, and Phasing: The design team worked
with the PSIT to determine the schedule for design
and construction of the project. 3 important
recommendations of this Feasibility Study are:
•

That UUC identify a General Contractor partner
to become an active project participant well
before construction commences; this is known
as a GC/CM (General Contractor/Construction
Manager) delivery approach.

•

That the schedule reflect final occupancy of
UUC’s new home by June 2020

•

That if UUC chooses to remain on its current
site, construction is to occur in 2 phases to
avoid the need for temporary relocation of the
Congregation and support spaces.

Cost Model Process: While the focus of the
Feasibility Study has been to test the capacity of the
existing site to support UUC’s future needs, the design
team has also conducted research to understand all
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the factors likely to affect the total project cost. These
factors are highlighted in this report.
Next Steps: Master Planning, Cost Confirmation:
Two weeks following a final presentation by the
Design Team (currently scheduled for November 1st),
UUC’s full congregation will have the opportunity to
vote (November 15th) on whether they agree with the
PSIT’s recommendation about which of the 4 location
options identified above should be the basis for future
project development. The next phase, scheduled to
begin in January 2016 and take 5 months, is a Master
Plan which will include conceptual design, fundraising
images and a full project cost estimate.
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Project Vision

We envision a physical space that is respectful of the
land, full of natural light and fresh air. Our space will be
environmentally responsible and sustainable with low
maintenance buildings and grounds. Our physical space
must be flexible and expandable, and accessible to all
who come. We want to be respectful neighbors to those
around us. We see a simple design that peacefully
reflects our legacy and the Northwest and is compatible
with the existing sanctuary.
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Program Confirmation
As part of the University Unitarian Church (UUC)
Feasibility Study which commenced in the Spring of
2015, Hacker conducted a series of meetings with
the Physical Space Implementation Team (PSIT) and
other UUC stakeholders to confirm and expand the
“Program Requirements” document dated 3/19/2015.
Specific goals of this effort included the following:
• Tour all Existing UUC Facilities and Grounds.
• Confirm baseline net and gross square feet (nsf and
gsf) of all existing UUC facilities.
• Confirm current function and hours of use/week of
all existing UUC facilities.
• Analyze and juxtapose all current and future UUC
meeting room- sizes, capacities, flexibility, A/V
requirements and time usage.
• Develop new Physical Space Program that meets
UUC’s current and future needs and aspirations
(nsf) including buildings, outdoor amenities and
parking.
• Confer with City of Seattle Planning officials to
identify any significant requirements affecting
program needs (such as required parking).
• Explore opportunities for overlapping uses and
increased efficiencies of new physical space needs.
• Develop Bubble Diagram of all Program areas
reflecting optimal relationships and adjacencies.
• Confirm appropriate nsf for each new Program
area reflecting function, equipment, number of
occupants and hours/use/week.
• Develop generic plan diagrams that graphically
demonstrate viability of proposed square footage
and occupancy of all Program areas. Note: these
are not intended to be designs; The final room
shapes and proportions will likely be modified in
later design phases. Also at that time more detailed
program characteristics will be confirmed.
• Note any significant information about each
building program area, beyond what was previously
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identified in the original “Program Requirements”
document.
• Based on appropriate “Rule-of-Thumb building
efficiency factors, convert total sum of all proposed
new nsf areas to a Total Projected gsf Building
program (gsf) which will be used as the basis of
design for all development options being explored
on both the existing UUC properties or other sites if
applicable.
The document is divided into 5 sections; General
Information, Worship, Social, Religious Education, and
Administration. These divide the building program
into users that both support each other and are likely
to be near each other. In each case, for continuity
we reprinted the text in italics from the original UUC
Program Requirement Document and then added
additional notes about any significant data gleaned
through the programming process. These are
followed by generic floor plan diagrams.

?
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Location Options
The design team and the PSIT evaluated the four
location options previously identified in the Strategic
Plan, and conclusions were drawn for each option:
1. Remain at current site; update and repair existing
buildings and infrastructure.
•
Currently UUC occupies 21,000 square feet (gsf)
in 3 buildings all of which require significant
physical upgrades. The program confirmation has
projected a need for over 40,000 gsf. While this
number will likely go down as a result of normal
budgetary pressure and creative overlap of
projected uses, the reality is that UUC cannot
accommodate its projected needs or fulfill its
mission without significant increase in total
building area.
2. Remain at current site; renovate and expand
existing facilities
•
The primary question to be answered by this
Feasibility Study was whether UUC’s properties
located on 35th Avenue NE can accommodate
the church’s current and future needs. After
detailed UUC Program and staff confirmation, site
and zoning analysis, existing buildings evaluation
and development of multiple program
distribution diagrams, the answer is a definitive
Yes.
3. Relocate to another existing property; renovate
and/or expand existing facilities
•
Discussions have occurred with local commercial
realtors to ascertain whether this is a realistic
option for the congregation. Unfortunately,
preliminary feedback has been negative.
Specifically, that finding existing property either
land only (minimum 2 acres) or land with existing

11

buildings suitable for UUC’s needs within
recommended location parameters (in or
adjacent to UUC current zip code) is not realistic,
given the current Seattle market.
4. Relocate to another site; build entire new facility
•
Same comments as Option 3 above
Zoning Analysis
The City of Seattle’s Department of Planning and
Development is currently evaluating a potential
rezone of the 35th Avenue Corridor. This process is
likely to take 12-18 months and will involve multiple
public meetings and ultimately approval by City
Council. University Unitarian Church is currently in an
LR-2 Zone which is intended for Low-Rise Multifamily
Housing. The Church is a permitted use and expansion
is supported. As a residential zone, the size and
configuration of any future development will be largely
determined by rules designed to enforce compatibility
of scale with the adjacent residences through
setbacks on all sides, height restrictions, and
limitations on the length of street fronts. The City is
proposing to change UUC properties to an NC-30
Zone which is intended to promote neighborhood
commercial development. The Church is a permitted
use in this zone as well. As a commercial zone, the size
and configuration of any future development will be
largely determined by a ratio of the building area in
relationship to the site area, setbacks only from the
adjacent residential uses (to the east), and height
limitations. This zone specifically encourages
street-front activity. While the city is advocating for
the zone change, they have also indicated that UUC
can determine if they want it included in the
recommendation to the City Council as late as next
summer. Therefore, a key component of the Feasibility
Study has been an evaluation of how the potential
zone change could affect future development. The
following matrix is a summary of the issues:

THE FUTURE OF
35TH AVE NE
January 2015

Proactively planning for change along a

1.5 mile

35th Ave Committee
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corridor in NE Seattle

Zone Change Matrix
Explanation

LR-2 Zone
(current)

NC1P-30 Zone
(Pedestrian
Overlay)

Effect of Zone
Change on UUC
Development

How high one can
build from adjacent
grade

+30’

+34’

Slightly higher roof

Setbacks
Required

Distance from property line to building
frontage

Front to curb,
side & rear
setbacks: 10’

Zero in front
& side; rear
setbacks: 10’

Allows more
develop-able area

FAR Ratio

Amount of buildable area

1.1 x lot area

2.5 x lot area

LR-2 OK/ NC1-30
better, allows future
growth potential

+

Pedestrian
Overlay Zone
(UUC can Request
City to remove
UUC site from
overlay boundary)

Encourages
pedestrian friendly
street experience

No requirement

Requirements
and restrictions
apply

Less flexibility

-

Street Level
Transparency

Quantity of glass in
buildings

No
requirement*

Prescribed
street frontage
transparency

Less flexibility

-

Parking
Access

Parking access
location

No
requirement*

Requires
access from
side street

Variance
required for access
off 35th Ave.

-

Parking Frontage

Allowable parking
along 35th Ave

No restrictions

Restrictions
apply

Less flexibility

-

Dispersion

Min. distance
between institutional
buildings

Required

Not required

Conditional Use
Approval may be
required if no zone
change

+

Allowable Height

Zone
Change
Impact
(+/-)

+

(slight)

+

(slight)

* Street Level Transparency: LR zones do have a requirement that 20% of the street-facing façade consists of windows and doors (see
23.45.529.C.1.a), but they are not required to be transparent.
* Parking Access: There is no new requirement if the existing curb cut remains. If a new curb cut is needed then it will require compliance
with section 23.45.536.C. The Seattle Department of Transportation must review and approve all new curb cuts.

As the zone change process continues over the next year, UUC should continue to engage with the City, attend
public meetings, track on-line activities, and strengthen relationships with the Northeast District Neighborhood
Association and the Ravenna-Bryant Community. The next phase of the work, the Master Plan, will inform UUC’s
ultimate decision about whether to advocate for the zone change.
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Site Analysis
The design team conducted an analysis of the existing
UUC site, drawing conclusions that would eventually
inform massing options and ideas for the master plan.
The site orientation and topography present both
opportunities and challenges moving forward with
design. The long site is oriented North-South, which
limits opportunities for taking advantage of southern
sun exposure. Building forms and facades will need
to be carefully considered in order to maximize
southern exposure for daylighting and minimize
excess solar heat gain from the western, afternoon
sun. The site topography slopes significantly from the
West to the East, and from the North to the South,
with a total elevation difference of about 17 feet from
corner to corner. Massing studies take advantage of
this difference with respect to program-stacking and
excavation, while exploring opportunities to express
the natural topography of the site.
Other contextual factors that will influence design
include city infrastructure and neighborhood
dynamics, particularly the relationship of the
building(s) to 35th Avenue NE. Attention to safety and
acoustics will be balanced by efforts to engage with
the street, creating spaces that are welcoming,
vibrant additions to the busy corridor.
Confirmation of Sustainability Goals
On July 16th, 2015, The PSIT and the design team
(Hacker and consultants) were joined by the UUC
Climate Action Team for a Sustainability Charrette.
The day began with a walking tour of the church and
site, followed by a presentation by the design team
outlining various opportunities for sustainability.
Following an in-depth discussion of topics presented,
detailed and substantive baseline sustainability
strategies as well as more aspirational goals for future
consideration were confirmed.
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Baseline Strategies:
• controlled southern exposure
• strategic use of thermal mass
• east-west orientation where possible
• extensive daylighting
• natural ventilation for cooling
• advanced thermal enclosure
• variant refrigerant flow with heat recovery
• radiant heating
• durable and sustainable building materials
• grey water reuse
• low-flow plumbing fixtures
• on-site rainwater collection and retention
• sustainable landscape features
Following the Sustainability Charrette, the UUC
Climate Action Team presented the following
additional recommendations, which will be integral to
the design process moving forward.
Additional Recommendations:
• UUC’s renovation/building goal ultimately should be
to become fossil fuel free in all our energy needs (in
stages if necessary).
• That our building does indeed tell our story as
a place of spirituality and conveys our values of
caring for the Earth, being a welcoming community,
and fostering social justice. This might be
manifested in some outwardly visible structure(s)
such as solar panels, vegetation buffer between the
building and sidewalk, or permeable paving.
• Increase the presence of nature through window
placement, a garden gathering place, strategic
landscaping.
• Consider transportation and provide covered bike
parking and electric car hookups.
• Pursue green certification only if the cost does not
impinge upon implementing green construction
elements. We would recommend the Living Future
certification.

APPROX 54,000 SF

MAINTAIN ALL EXISTING CHURCH BUILDINGS

APPROX 54,000 SF

MAINTAIN EXISTING SANCTUARY AND SOCIAL HALL ONLY

APPROX 54,000 SF

MAINTAIN EXISTING SANCTUARY ONLY
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Existing Site - Generic Options for Development
The design team and the PSIT evaluated the 3 basic
options for development on the current site, drawing
conclusions for each:
1. Renovate all 3 major buildings, add additional
square footage.
•

Due to the size requirements of the future
program, this option presents challenges in terms
of spatial connectivity and site organization. The
80’s addition was also considered to be of limited
historical significance. It was concluded that this
option would not be investigated further.

2. Renovate existing sanctuary and social hall,
demolish 80’s addition, add additional square
footage.
•

This option preserves the original Sanctuary and
Social Hall designed by Paul Hayden Kirk. It was
established as a valid option moving forward and
will be considered in the Master Plan phase.

3. Renovate sanctuary only, demolish social hall and
80’s addition, add additional square footage.
•

This option preserves the existing Sanctuary
only, with a new addition that optimizes program
requirements and takes full advantage of the site.
This option will be considered in the Master Plan
phase.

Potential Expansion of Paul Hayden Kirk
Sanctuary
One question asked repeatedly during the Feasibility
Study relates to whether it is possible to expand the
existing Paul Hayden Kirk Sanctuary so that it can
remain as the primary spiritual home for University
Unitarian Church worship services. This is a complex
question with many variables. To help inform the
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congregation’s ultimate decision making process, the
following factors should be considered:
• The existing sanctuary is a well-loved building
that has served UUC for 50 years but has many
structural, functional and comfort issues.
• Its current size (not including the Chancel or
Choir Loft) is 2,977 sf and in its present seating
configuration, 315 seats are accommodated, with
code compliant but inappropriately tight circulation
aisles.
• Because any future UUC sanctuary should not begin
with functional compromises in terms of required
aisle spacing and general circulation, the existing
sanctuary (applying appropriate standards)
really only accommodates 246 seats. Based on
current and future growth projections for UUC, the
Feasibility Study Program Confirmation” process
has identified a minimum requirement of 400 seats
for the sanctuary and this assumes a continuation
of 2 services. Subsequently, the existing sanctuary
footprint would need to be increased by almost
60% or 1,500 sf to meet the need; a very
challenging goal.
• The Choir loft is undersized and cannot be
expanded in its present location. Capacity is
limited and there is a waiting list for those who want
to join the choir. The loft is inaccessible for those
with disabilities and provides inadequate exiting in
an emergency. The organ is unusable during the
summer due to increased loft temperatures. If we
added the choir to the existing sanctuary seating
the numbers available for congregants would
decrease even more.
• The building is spatially asymmetrical with gluelaminated roof beams rising from east to west
creating a large east facing clerestory at the
mid-point of the roof and then continuing to a tall
west wall with an art screen at its base and plaster
panels above. The reason this matters is because it
is a very elegant and intentionally designed space
and any expansion needs to respect and work with
this context.
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For the above reasons, the design team and the PSIT
believe the best approach for meeting UUC’s mission
is to create a new sanctuary which can appropriately
meet your needs and aspirations and renovate the
existing sanctuary to meet your social and small
worship gathering functions while preserving its basic
character and superior music venue qualities.

N

NE 68th St
NE 65th St

5'

5’

25’

25'
?

?

35th Ave NE
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expansion. The problem with this approach is that
it would require a complete transformation of the
existing foundation and structural system (very
expensive) and still would not achieve the required
seat count. It would also raise the historical
preservation issues mentioned above.

N

• While the existing Sanctuary Building is currently
not listed on the Historical Register, any major
proposed modifications to the original Paul Hayden
Kirk design (exterior or interior) are likely to inspire
much impassioned debate both within the UUC
community and the greater Seattle Architectural
community as well. Outside parties could also
theoretically nominate the building for historical
listing. Even if the church decided it was in their
interest to make major modifications to the building
and ultimately was successful in the review and
permitting process, a significant, controversial and
time consuming public relations process would
likely occur.
• The building cannot be expanded to the north as it
already at the required 10 ‘setback.
• The building could theoretically be expanded to the
east but only by 5’ as there is also a 10’ minimum
setback required at that location. A 5’ addition will
not result in much usable area.
• The building could be expanded to the west by over
25’ but this would have 2 major impacts; it would
completely change the most iconic facade of Paul
Hayden Kirk’s design and it would also require the
memorial garden to be relocated. Both of these
impacts could be controversial.
• Expansion to the south is the most feasible but it
creates other problems. The effect of lengthening
the building to get more seats would make it a
very long room meaning even less congregational
connectivity then you now have. The room would
likely feel like a Cathedral, dramatic but remote.
While this strategy could work for social functions,
it is the opposite of one of the stated goals of the
program which is to create a sanctuary space
that brings the congregation closer together both
physically and spiritually.
• One other very creative idea suggested at the
August 16th congregational meeting was to
consider expanding the room vertically by including
the area on the floor below, the assumption
being that a large balcony could add the needed
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Massing Studies
Following the confirmation of the Physical Space
Program, the design team worked closely with
the PSIT to explore numerous iterations of how
the 5 primary building use areas (Worship, Social,
Education, Administration and Parking) could
be distributed on the existing site. The threedimensional “block” or massing studies did not
represent ideas about architectural form or style,
as those will be addressed at a later phase. They
did take into account site topography, existing
structures, and zoning requirements, for the purpose
of determining whether or not the future program
space requirements fit on the site. The studies proved
early on that the program does fit on the site, and
the schemes were further developed to test different
ways of organizing the program components, both
vertically (stacking) and in plan. Preliminary schemes
were shared with the congregation on August 16th,
and the final schemes incorporating your feedback
were presented on September 27th.
Although the four final schemes marked the end of
the massing exploration during the Feasibility Study
phase, they are not meant to be definitive options for
the design of the new spaces. They will continue to
evolve and inform new ideas moving forward.
Construction Schedule and Phasing Strategy
The design team proposed two different approaches
for the design and construction schedule, a single
project and a phased project, both targeting
completion in June of 2020. The Single Project model
consists of one 18-month construction phase. The
Phased Project model consists of two 14-month
construction phases, for a total of 28 months. Keeping
the same end date is accomplished by shortening the
“float” period, the time in which design work is on hold
and fund-raising might take place. The phased
construction also eliminates the need for temporary
relocation of the congregation and support spaces
during construction. For this reason, the Phased
Project model is the preferred approach if UUC
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remains on its current site.
Cost Model Process
An initial cost model and subsequent full project cost
estimate will be part of the Master Plan phase. The
process will be as follows:
Based on empirical data from other recent
construction projects and current project scope
knowledge, the likely projected cost/square foot
(sf) of each of the building components (Worship,
Social, Education, Administration and Parking) will
be identified. These will then be multiplied by the
projected sf for each program. Similarly, costs/sf
budgets will be established for each site element
(Landscaped area, specially paved area, parking areas,
etc.). This baseline construction number will then have
the following mark-up factors applied to it.
•
•
•
•
•
•
•
•

General Conditions @ 8.50%
Subcontractor Bond @ 1.00%
General Contractor Bond @ 1.00%
Builders Risk Insurance @ 0.75%
Contractors Contingency @ 2.00%
Design & Estimating Contingency @ 15.00%
GC/CM Fee Preconstruction 0.50%
Inflation Index to Construction Start. The current
market in Seattle is extremely busy. Anticipated
Inflation to bid date (Jan 2019) is 22-1/2% (8%(2015)
/8%(2016)/6%(2017)/5%(2018)
• Impact of Phased Construction ((28 months vs. 18)
• Washington State Sales Tax on all above @ 9.6 0%
The above total construction cost will then be
multiplied by a factor of 1.35 to cover what are
called “soft costs,” which are all other project
costs in addition to construction costs. These
include professional fees, permit fees, equipment,
furnishings, contingencies, and many more project
costs that need to be anticipated. As the project
design is developed, an updated more detailed
estimate will be produced.

Leaders and Collaborators:

UUC Physical Space
Implementation Team
Stacy Carlson
Byron Krystad
Jon Luopa
Carolyn Rasch
Lee Warner
UUC Program Representatives
Lori Blythe
Jennifer Bright
Fred Capestany
Beth Herrild
Melody Moberg
Karen Thomas
City of Seattle
Department of Planning and Development
Kristian Kofoed
Dave LaClergue
Alan Oiye
Ryan Moore
UUC Board of Trustees
UUC Climate Action Team
UUC Congregation
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Design Team:

Hacker (Previously THA)
Architects

PAE
Mechanical, Electrical, Plumbing

Jonah Cohen
Principal in Charge

Steve Reidy
Principal Engineer

Corey Martin
Design Principal

Mark Brune
Project Manager

Amelie Reynaud
Project Architect

Tony Marino
Mechanical Engineer

SoundEarth Strategies
Zoning Consultant

Todd Thayer
Electrical Engineer

Jennifer Grant
Zoning/Due Diligence Specialist

Stantec
Acoustical, AV

Walker Macy
Landscape Architecture

Basel Jurdy
Principal Acoustical Engineer

Lara Rose
Principal Landscape Architect

Kathleen Gray
Acoustician

Ian Holzworth
Landscape Architect

Richard Erwin
AV Project Manager

KPFF
Structural, Civil

Architectural Cost Consultants
Cost Estimating

Jason Black
Principal Structural Engineer

Stan Pszczolkowski
Principal

Andy Ewing
Structural Engineer
Martin Chase
Civil Engineer
Wade Watkinson
Civil Engineer

23

24

Appendix:

1. Program Confirmation Document
2. PSIT Meeting Notes
3. City of Seattle Meeting Notes
4. Kirk Sanctuary Expansion Memo
5. UUC Service Attendance Count
6. Preliminary Massing Schemes
7. 8/16 All Congregation Meeting Notes
8. Final Massing Schemes
9. Climate Action Team Recommendations
10. Site Survey
11. Structural Narrative and Sketches
12. Landscape Cost Diagrams
13. Kirk Sanctuary Acoustical Analysis
14. Height, Setback, and Parking Table
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