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EARLY DESIGN GUIDANCE
2810 15TH AVE W
H30067TE

2816 15TH AVE W
RIDOTETS
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(T - e DESIGN OBJECTIVES:

TE Fllullrhu.hI :'I & H 1 TS | _ % 10d ALK | . The bcon Inberbay developmend's prmary design objective is to provide a unique, disincive respanse o e sile by providing madem Livelwork commer-
; cial wnits and residental lownhouwsas on a busy commercial arlenal thal has yet bo emerge. [can Interbay will provide an mieractve commercial compa-
rend al I streel level, creale a vibrant residential communily, use quality materials Hal respond ko b region and relate bo B sbe's conbét and con-
fribuls to Seatie's’ desire io improve the livabiity of it neighbarhoads. The projecl’s massing will help madiale babween the scale of adacent law-rise
ard mid-nse residendal developments and e exizling single story commerncial stock, while alzo allewing for amazing Wews (o Magnoka Hill, Eliat Bay
ard West Seatie. Development of iz compeling site adiacent o the inferbay Dmving Range will create 8 new commencial prasence in the neighbar-
hopd, link the project southward b downlown Sealfie and noriward lo Ballard along e 150 Avenue arferiel, relate bo the kow-rise residential develop-
menlz bo the east and provde a Iransition o the recreational and indusirial aress o e west The projecls massng will alzo acknowledge the inlent of
the HC zoning fo anficipate the maburily of this neighborhood inbo an aclve commercial comidor and Figher densily urban hpology,

MAGHOLIA

PROGRAM SUMMARY—2810 15TH AVE W (#3006776):
Mumber of Residendial Unils = 4 (fee simple kwnhomes)

Total Residentisl Area = 8500 5F

Mumber of Commencia Unils = 3 {lvehwark]

Total Commeercial Area = B0 SF

Mumber of Parking Slalls = 7

PROGRAM SUMMARY—2816 15TH AVE W (#3007675):
Mumber of Residentia Unls = 4 (fee smple tawnhomes)

oy ; i | | [ Tatal Residenbal Area = 8500 5F

ELLIOT BAY WL (11 13 yeh e ‘.-i-" = . - Number of Comemercial Unilts = 3 (lveiwark]

y{ Tatal Commercial Area = G000 SF

Mumber of Parking Slalls = T

VICINITY MAP
ZONING AND OVERLAYS SUMMARY:

Primary Zone: HC3-40
Overbays, 158 Ave W Arbenal, Apor| Height District
Emvranmentaly Crilical Areas: Polenkal Slide Area (ECA 2), Landill (ECA T)

APPLICABLE DESIGN REVIEW GUIDELINES:
Gudedines for Muttfamity & Commercial Bulldings
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ZONING SUMMARY:

NC3-40—NEIGHBORHOOD COMMERCIAL 40" HEIGHT LT

Cl-dll— COMMERCIAL 1, 40" HEIGHT LIMIT

C2-40—COMMERCIAL 2, 40° HEIGHT LIMIT

L1—LOWRISE 1 |
L-3—LOWRISE 3 r !
SF5000— SINGLE FAMILY, 5000 SF LOT AREA - IG1-U4s
Lif

161-U45—INDUSTRIAL 1, UNLIMITED 45' HEIGHT LIMIT r oy E

1 i

£l . &

[ -] (T} +*

=l = g . :

El|E 5 NP 4 Queen

MAGNOLIA 2% e b W ANNE

BURLINGTON HORTHERN SANTA FE RAIL LINE

9 ELOCK STUDY AREA @
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INTEREAY DRIVING RANGE

TNl

— 816 15TH AVEW

— 10 13THAVEW

=T

AXONOMETRIC—8 BLOCK STUDY AREA

URBAN DESIGN ANALYSISICONTEXTUAL CUES:

+  Reale commercid uses (o the sireel, madmize slresl presenca and encourags human
ackvily at buldng base

= Provide consistent rhythm for massing incraments like bay windows and balconias
along the streat. Prowide compabile riylhm for mied-use facades and residential
facades independenty and hallstically

& Creabe inbermadate ink between adacen] mullifamly and commercial slrichines

=  PRdate ko recreational spece and parkdike setting across stresl by providing mature
sireet ree cancopy and landscaping af bese of mixed-use buildng.

»  Take advantage of open vistas created by adjacent low-rize cormmencial buildngs to

direct views fo Magnaia, Bllio! Bay and Wes! Sealfle

blaintain and improwe alley for vehicular and SEMce acoess.

DESIGN REVIEW GUIDELINES MOST IMPORTANT TO THE PROJECT:

= AT Responding fo Sile Chareclenishics

* A2 Sthestscaps Compabiiity

=  A-F Transibon Batween Residance and Streel

# AR Locakon of Parking on Commercial Streel Fronls
= B-1 Height, Bulk and Scale

o -1 Archilectural Conpet

o G2 Archilactural Concepl and Consistency

# [-1; Pedesinan Open Space and Enkances

= [ Elank Walls

# E-1. Landscaping o Reinforce Design Confinuily with Adacent Sites
= E-Z Landscaping 1o Enhance the Bulding andior Sike

DEPARTURES SOUGHT FROM DESIGN REVIEW GUIDELINES FOR
MULTIFAMILY & COMMERCIAL BUILDINGS :

# Mo slandard developmen! departures requesled

_icﬂ Iliullll'llll::

[T TR T TRa] BRI ]
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STREETSCAPE — WEST SIDE OF 15TH AVE W BETWEEN W ARMOUR 5T AND W BARETT 5T (INTERBAY DRIVING RANGE)

SHUGART I BATES |ICONINTERBAY—2810, 2816 15TH AVE W _icn“hnlllluu
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PROJECT SITE

i

STREETSCAPE —WEST SIDE OF ALLEY BETWEEN W ARMOUR 5T AND W BARETT 5T LODKING S0

UTH

_il:ﬂ“'""'l'"“ ICOM INTERBAY—2810, 2816 15STHAVEW | SHU GART | BATES
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PROJECT SITE

PROJECT SITE —EAST SIDE OF 15TH AVE'W AT STREET LEVEL

PROJECT SITE

COMMERCIAL AT 15TH AVE W AND W ARMOUR ST (LOOKING WEST)
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NC3-40 ZONE LAND USE SUMMARY: = f1 1 o ; T -
. - §m » [ 1 v ey
- = : e~ (e
« LOT AREA = 6,000 5F (PER LOT] e ' g ; ] % G '
s 40 ALLOWABLE BUILDING HEIGHT; NOM <\ iy ™" = [ o
-RESIDENTIAL USES AT STREET LEVEL el B : o . P
MUST HAVE A FLOCR TO FLOOR HEIGHT O limsi : 5 |
OF 13 =] 0 1 § :
s MAXIMUM COMMERCIAL FLOOR AREA = = s | ] . - ;
8625 SF PER LOT [FAR FACTOR = 3) = | el 24 g LOWRISE 3 ZONE
o MAXIMUM RESIDENTIAL FLOOR AREA = 181 = i |
9,375 SF PER LOT (FAR FACTOR = 3) ¥ fécts t Dt ' 53
s  NON-RESIDENTIAL USES MUST EXTEND RIz1izd = L= e
AN AVERAGE OF 30' FROM THE STREET st w l ' s s .«
LEVEL, STREET FACING FACADE T E:T_a = i e R ﬁ'-*i
REQUIRED RESIDENTIAL AMENITY AREA TR e : ﬁ e ,@;1 NTIAL PARKING '
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LOT MUST DEDICATE 12 0F 3 ROW. § e | \S\E : P . \ AP# 3006776
DEFICIENCY = 1-6° EASEMENT DEDICA. < @i b <
Tin 2 1iZiigah - 3| |
LOT MUST DEDICATE § TOWARDS = E o ~— V
PLANTING STRIF = 18 E@: i T
LOT MUST DEDICATE 6 TOWARDS SIDE- = LR T=.
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TRIPLE BAR SCHEME
PREFERRED CPTION—NO DEPARTURES STREET VIEW FROM WEST
Pros: .l
RA=
s Crestes an ineractive and identifiable commercial component at street level . 250 5F STAIR

» [Defines sireet edge in the vertical dmension, crealies streel wall 1o protect residential lrom
aneral

*  Reduces developmend mass on site through separation of commercial and residential
COmponents

+  Minimzes overall scale of development by nol maamizing FAR alowances

+  Hesidential component shees up Sile bo take advaniage of exishng shope and gain views

*  Cregles privale, outward looking, ground level amenity areas for residential townhouses

+ Al parking screened from anenal and alley RESIDENTIAL TOWNHOUSES

Cons: CONCEPTUAL SITE SECTION ALLEY VIEW FROM SOUTHEAST

#  |nterior car cour limits pedesiian mowement ihrough site
+  Views could be edminated with fulure development of adiacent siles
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— CEDAR SIDING RAIN SCREEN

——
METAL g, |
PAMEL SIDING . |
il
[ —
: e

HE EE

PRELIMINARY MATERIAL AND DETAIL RENDERING—VIEW FROM DRIVING RANGE

STREET VIEW FROM SOUTHWEST

STREET VIEW FROM NORTHWEST

1 IIIIII[IIII'III ICON |HTEHB~M’-—'23'|D. 2816 15TH AVEW 5 H U G .'E'- H T | B A T E 5
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K-LOFTS, SAN DNEGO, CALIFORMIA JOHNSON STREET TOWNHOMES, PORTLAND, OREGON
JOMATHAN SEGAL ARCHITECTS MITHUN ARCHITECTS

SEATTLE, WASHINGTON

18TH + ARKANEAS, SAN FRANCISCO, CALIFORMLA 17T WISCONSIN AVENUE, WASHINGTON, D.C,
DAVID BAKER + PARTMERS ARCHITECTS MCINTURFF ARCHITECTS
SHUGART | BATES |ICONINTERBAY—2810, 2816 15TH AVE W _][:|}'||imu|-uu DESIGN PRECEDENTS
ARCHITICTURE | INTERIGREY | URBAMIEH EARLY DESIGH GUIDANCE - SEFTEMBER 18, 2007 | ..




SEATTLE GREEN FACTOR:

THE SEATTLE GREEN FACTOR I3 INTENDED TO
BE MET THROUGH THE USE OF VARIOUS
GROUND COVERINGS AND PLANTINGS PLACED
ON-GRADE THROUGHOQUT THE SITE. THE DEDI-
CATION OF A NEW PLANTING STRIP PROVIDES
MEDHUM DECIDUOUS STREET TREES AND HA-
TIVE, DROUGHT RESISTANT GROUND COVER-
INGS. SMALL BUSHES, UPRIGHT BAMBOO, AND
GROUND COVERINGS PROVIDE LANDSCAPING
AND PRIVACY AT THE SITE PERIPHERY. PRI-
VATE RESIDENTIAL AMENITY AREAS ARE EACH
SLPPLIED WITH A MEDILM, DECIDUCS ACCENT
TREE, LARGE BUSHES, GROUND COVERINGS
AND GRASS PAVING, GRASS PAVING |5 ALSD
PROVIDED THROUGHOUT THE DRIVE AISLES.
AS THIS SITE DEVELOPMENT SHOULD NOT BE
HEAVILY TRAFFICED. THIS ALLOWS FOR PE-
DESTRIAN AREAS TO BE CREATED WHILE RE-
DUCIMG STORM WATER RUMN-OFF. THESE
MOVES WILL OMLY FROVIDE APPROXIMATELY
if2 OF THE REQUIRED LANDSCAPING,
THOGH. THIS HAS LED TO THE PROPOSAL OF
PROVIDING WVEGETATED WALL SYSTEMS AT
LARGE EXPANSES OF MOM-VIEW ORIENTED
WALLS. SOFTENING THE SITE IN THE VERTICAL
AXIS, AMOTHER OFTION I3 TO PROVIDE AR-
EAS OF VEGETATED ROOF THROLIGHOUT THE
DEVELOPMENT. EITHER QF THESE FINAL CP-
TIOHS WILL PROVIDE THE REMAINDER OF THE
REQUIRED LANDSCAPING AND WILL HELP TO
ﬁTE A VIBRANT AND LIVEABLE COMMU-

ACCENT COLORED CON-
CRETE AT ENTRIES

HEW PLANTING STRI

MEDIUM STREET TREES, TYP.

MATIVE, DROUGHT TOLERANT
GROUND COVERING

MEDILUM DECIDNUIOUS TREE

VEGETATED WALL

(25°%36°)

* 2816 15TH AVE W TO HAVE SIMILAR
LANDSCAPING ELEMENTS

VEGETATED HLL—'/

(2545

55 PAVING AT DRIVE TO
MARK PEDESTRIAN ZONES

ACCENT COLORED CONCRETETO
DEMARK VEHICULAR JONES

UPRIGHT BAMBOO

MEDIUM DECIDUQUS TREES
LARGE BUSHES

GRASS PAVING PATIO

DROUGHT TOLERANT FLANTINGS

CONCEPTUAL LANDSCAPE FLME@

_icn“hull:"ln
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30°-0" COMMERCIAL - 25'.0" PARKING .
>
CONCEPTUAL GROUMND LEVEL PLAH@ CONCEPTUAL PARKING PLAN @
CLUSTER SCHEME .
MO DEPARTURES * H—1 STREET VIEW FROM WEST
|
Pros: % | .
nos RA= | PR -
* Creales an inleractive and identifiable commercial component al sireet level 5 250 5F STAIR l RES | I
5% - -
»  Defines streat edga in the vertical dmension; craates streat wall fo protect residential from . ' LIVE RES :
anesial 1 i '
»  Clustered townhouses reect massing and planning of ajacent L3 zone 1 : ”"E\’g. | [ERES o .
i : i . T
» Residential component sieps up site fo allow for views E = . ’M - .
s  Craales custerad, ground level residential amenity areas to promote community intaraction S R s .
= Driveway is minimum width due o not requiring drive aiske dmension (not double loaded) - WORK o
ol =
Cons; LIVERWORE < RESIDENTIAL TOWNHOUSES
>
* Residential square foolage sacrificed due to the allowanca of bays on only one fagade
*  Mome expansive construction and exiensive groundwork than three-bar schemies CORCEPTUAL SITE SECTION ALLEY VIEW FROM SOUTHEAST

=  [Hstence bebwesn cerain residential units bess than 107
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FPRELIMIMARY MATERIAL AND DETAIL REMDERING—VIEW FROM DRIVING RANGE

AERIAL VIEW FROM SOUTHWEST

STREET VIEW FROM NORTHWEST

SHUGART IBATES

STREET VIEW FROM SOUTHWEST
ICON INTERBAY—2810, 2816 15TH AVEW
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I COVERED COMMERGIAL - | | | CONCRETE DECK
“A i ENTRIES 2616 15TH AVE W . =t OVER COMMERCIAL
I - I || EntRES
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45'-0" COMMERCIAL e
>
CONCEPTUAL GROUND LEVEL PLAN @ CONCEPTUAL PARKING PLAN @
SINGLE BAR SCHEME
MO DEPARTURES STREET VIEW FROM WEST
Pros:

s Siles buikdng above sidewalk level 1o fake advantage of eisting grade condiion
»  Narrower building face 1o L3 zone

Cons:

* Dy one comimescal unil per o is visible from sireed

= Commercial entries afe nol & the street level of 15th Ave W leading o accessibility issues

» Commercial entnies ane covered by cancrete dack and are urinviting

s [Genersl massing i one contineous bar without any positive voids

= Dne-half of each site's widh are occupied by drive arskes, neducing pedesinian circulation e RESIDENTIAL TOWNHOUSES
and open space

»  Does not reflect onentation of bulldings along the aneral CONCEPTUAL SITE SECTION ALLEY VIEW FROM SOUTHEAST
»  Hesideniial amenity areas imited 1o rocfiop decks

SHUGART IBATES |ICONINTERBAY—2810, 2816 15TH AVE W | ] ([ Lecsstspnents
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AERIAL VIEW FROM SOUTHWEST PRELIMINARY MATERIAL AND DETAIL RENDERING—VIEW FROM DRIVING RANGE

STREET VIEW FROM SOUTHWEST STREET VIEW FROM NORTHWEST
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LUCAS PLACE CONDOMINIUMS

SEATTLE

JAR o —

ELATER AVEMUE APARMENTS
KIRKLAND
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FREMONT TOWNHOUSES
SEATTLE

S0TH AVENLE TOWNHOLUSES
SEATTLE

QUEEMN ANNE TOWNHOUSES

SEATTLE
.

[ |

1

|

, E L
i

FEL ™
-] m

DUNCAN PLACE APARTMENTS
SEATTLE

DESIGN PORTFOLIO



