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SITE & DEVELOPMENT DATA

1. Please describe the existing sife, including location, existing uses and/or 2. Please indicate the site’s zoning and any other overiay designations, 3. Please describe neighboring development and uses, including adjacent zoning,
structures, topographical, or other physical features, elc. including applicable neighborhood- specific guidelines. physical feattres, existing architecturel and sitfing paftems, views, communily
{andmarks, elc.

EXISTING SITE DESCRIPTION ZONING AND OVERLAY DATA NW MARKET STREET LOT:

The project is located at 2020 NW Market Street. The bank owns three lots, Market St. Frontage Tothe east, the building Is bordersd by a café (Market Street Traders) and to

mid block in Ballard. The alley bisecting the block separates the bank building - NC3P-65:Nalghborhood Commercial 3 -65" helght imit the west, Camegie's. Camegie's is currently used as a bar and restaurant

{one lot at Market St) and its parking {two lots at 56th St.). The projectis - Pedestrian District Overlay - (lot 17) asltallallshment_. Tha Department of Neighborhoods haslstated th.e Cameglaf;

located within the Central Ballard Hub Urban Village and one and a half blocks  _ arterial within 100 feet building and site is not a Seattle Landmark and not subject to adjacency review.

from the Ballard Landmark District. The Pedestrian Overtay District affectsthe . Rallard Hub Urban Village Adjacent zoning is consistently NC3-65 with the Pedestrian Overlay bisecting

ane lot on Market Street but not the 56th St. lots, used for parking. The - VW 100: Scenic view within 100 feet the site mid-block thru the alley. The pedestrian fraffic infertwines around NW

topography of the parking lot gently slopes to the south, and the bank building 56th St. Fronta Market Street, and involves sidewalk cafes, retail stores, and restaurants in the

lot continues the grade changs of approximately thres feet from the allay down - Frontage _ o vicinlty. A pedestrian mid-block path Is located on the Camegle's parcel, to the

o the street. The existing bank building is a one story (with a mezzanine) wood - NC3-65: Neighborhood Commercial 3- 65' height limit wast of the bank site. Brick facades, awnings, pavers, and seating pepper the

framed structure with CMU party walls, aluminum storsfront and a precast - Ballard Municipal Center Master Plan Area vicinity as both old and new construction provide human scaled features, : - ‘

concrele fagade facing Market Street. - Ballard Hub Urban Village accesslble facades, and community Integrity. The strests south of Market Street o) R
- VW 100: Scanic view within 100 foct are laid out at a forty five degree angle in a southeast direction, in contrast to the VIEW EAST ALONG MARKET ST.
- Drive-thru use is permitted outright city grid, which is running north to south and east to west. The intersection of

Russell Avenue and Market Street Is directly south of the branch lot. The
sidewalk just to the south of the lot’s street curb line has a curb bulb.

NW 56TH STREET LOTS:

To the west is a single story CMU carpet retailer building with parking on its
west To the east is a surface parking lot that continues to 20th Avenue NW.
The new Ballard Branch of the Seattle Public Library is across NW 56th St. lots,
at the west end of the block. The Ballard Commons Park (Skate Park) is located
several blocks to the north and west of the proposed development.
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LOOKING NW TOWARD VIEW OF EXISTING PEDESTRIAN PATH
CARNEGIE'S LOOKING NORTH FROM SW CORNER QF SITE

WEST FACADE: VIEW LOOKING EAST ALONG MARKET STREET
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SURVEY / PROJECT OBJECTIVES / PROJECT DATA

NW. 5 NE 1/4 SEC 11, TWP 25N, RGE 3E, W.M. 4. Please describe the applicant's developmant objectives, indicating types of
—me— oo W 36th STREET & desired uses, structure height (approx.), number of residential unifs (approx.), NW 56TH ST
'{%?E.. o T nvﬂ’—r’——ﬁ’?\-ﬁ e e | T R o LEGEND amount of commercial square footage (approx,), and number of parking stafls .
- SRNC N p: Tg:% S T M o s {approx.). Please also include pofential requests for depariure from development — — —
oft M’}“’ g .‘% 2:}:-' . T ewen 3% .%'g;"m;“{“‘!mg’”é;iz“é'\ﬂ} - -'% — %I .‘&b u:-&&ﬁ:; - r_iu;j ERNLONWG LINE stanm.
I —’2-*#5&; = :, - "‘4.,_@--_% _'.‘.,J‘____EW“T.?“: i _:“C "'-12 N Erars W ) _ tcm.mi.]k m"“” ::::::m
e w23 = R R e i P 4 @ cuomm PROJECT OBJECTIVE
m‘w".‘— SRR g :b !s_ . f‘n(P:t}% . ; %, e '1-‘11 P ;-1? SE:! w'.\." & &'ﬁ .;Eﬁ .;; (& PER QY ENRNEER'S 174 SEC .'-.
' ? s AL $ag -§ COTRIG | ’ 7] omener amene The existing Washington Federal Savings and Loan building is in need of : =
o 0 i L TN N ] P Ry T oo e upgrading. The existing building, cons! in ,isatthe e i -
[ TN g 3 o mew ding. The existing build tructed in 1946, is at the end of its useful x
| R L o~ L T e oe o o o v life. The owner wishes to replace the facility with a new two-story structure, and to : I
‘ RN e e .' ‘I ! A . add remote drive up teller stations on the lats North of the alley and upgrade the ]; i OPOSEB—
o wnsem st Gl P el walle, A ‘ 2 e parking area. The proposed building would ba approximately 9,000 gross square : : KING W/—
| onE STORY [ IR 3 oy :' ro o ascmen v feet. The parking and remote drive up canopy will be located at NW 56th street, EXISTING [ 3 DRIVE-UR— EXISTING
‘ SULONG By . e ‘%1‘ RIS | I. 1 W s e north of the bank building. The remote drive up canopy will shelter two lanes with BUILDING | ST BANKING——|  PARKING
6 ey TR e I e : ‘ e o cx a capacity of five vehicles for sach lane. Accommodation for a paved mid-block - M
r' —.; 5/, T *\_\:I L1 8 ;:/E E "O_:% ' ! | @:ﬂ o e oy pedestrian path thru the parking area is to link fo the existing path on Camegie's 5)
i g Fa I JI ﬁwr I B FIRE HYORANT S“B. EE .
. | e S o b"‘f@%i | f o m - @
S 1 o .' w3 Ve e st $ TR ”0,,6{:23?:' b b e Reinforcing this mid-block pedesirian connection between Market & 56th is - [ ;
i3 e b S DT, ! Ak B ven o o outlined in the Ballard Municipal Center Master Plan Araa Design Guidelines. - e r
Iy Al _&_“'b e e N I @Lji‘j‘ s The bank is aiming to reinforce this important urban connector with our proposed FEEH -
NS VAR B Vol , B2 @ e improvements. Leasable space at the upper story will require an independent = | PrOPOSED
-4 ROCF Q=903 % »3 W T = - HEREAD P
;_I ﬁ “E S B8UFS2" £ 50, £ ??ée.um : " ; é ® PAINTED URLTY LOGARGN entrance along Market street. : L1 INDOOR WASTE
. N4 3 .' fim T ot s coun 7] STORAGE
! T z 755 PIFE SEAR SATARY _ STORAGE
o= HASEE - b | IE e PROPOSED PROJECT DATA | PROPOSED
i e BUILDING zh UARKE : oF  mwonror ]
16 Tzﬁsﬁiz | e -Addresses= 2021 NW 56th Strest & 2020 NW Market Street EXISTING - Wﬁg@ﬂc’” EXISTING
‘ L 17 Y 7o | J ;T; o -Lagal Description= lot 7, 8, & 17 block 57 gilman park addition 70 city of Seattle CARNEGIE'S ] BUILDING
. Vy B e P o less portion for alley each lot BUILDING ~ SAVINGS
} N SR T ’ | A mme ~Total site area (3 lots)= approximately 14,248 sf ] BmgH
ef= @ rx‘ﬂ STORY. 1 ¢ ' m o mows -King county tax parcel=#2767700955 Existing building area= 1-story = 4,582 sf ]
! 8 BUIDING In “' ! w Towes v -Proposed building area= 2-story = approximately 8,000 commercial sf (based on -
% —ie BEMKLE SKAMAL
e i = WA AOW DRECTON wmpt #4)
'r T = ‘ e e -Proposed construction type= Type V-B, Non-Sprinklered
-*; | o oo o -Existing building height= +23'-0"
‘ o J - -Proposed building height= approximately +40*-0" (based on concept #4)
' IR 5 i . Baw o 37 uo e -Required parking= (smc; 23.54.015) none required for first 5,000 sf. 1 stall for
. i) _gs' Py e ! 500 sf thereafter. (9,000 sf - 5,000 sf) 1/500 = 8 stalls. For 11 to 20 stalls, 25%
S T C i I E s . o e is to be small vehicls stalls
T:mi{ N T e oo wn -Proposed= 15 stalls: 6 small stalls, § large stalls
d( = =4 §l 8 adde . (O I8 R -Accassible stalls required=1 (van accessible)
| g — T - ol £ o o 68 -Accessible stalls proposed= 1 {van accessible}
| B amowieow f » -Bicycle storage required = 1/ 12,000 sf
o, SR L -Bicycle storage proposed= 1 {rack)
we f J c
o _ m
N ! ; LANDSCAPING

-Parking landscaping area is not required for less than 20 stalls {sme; 23.47.016)

S ITE SU RVEY -3'-0" high landscape screening at 56th street and at the drive-thru PREL I M I NARY SITE PLAN

-Green factor score requirement= .30 or greater
NO SCALE NQ SCALE {CONCEPT #4, SIMILAR)
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AERIAL & VICINITY MAPS
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DESIGN GUIDELINE PRIORITIES

A-1 SITE PLANNING

-The preferred building height of two steries complements the adjacent
structure heights on Market Street resulting in a natural contextual fit into the
block.

A-2 STREETSCAPE COMPATIBILITY

-The new building is to reinforce the spatial characteristics of the right of way
by means of massing and attention to human scale. An upper story sethack,
masonry such as brick modules, relating the facade to floor levels, and
weather protecticn help to express human scale.

A-8 PARKING AND VEHICLE ACCESS

-In step with the Ballard Municipal Center Master Plan Area Guidelines,
vehicle accass and parking is to be focused at the NW 56th frontages
(23.47A.032) and screened with landscape in order to minimize exposure to
streat edges.

C-4 EXTERIOR FINISH MATERIALS
-Finishes such as masonry will exhibit a durable and maintainable lock.

D-1 PEDESTRIAN OPEN SPACES & ENTRANCES

-The preposed buikding will extend pedestrian and visual connections facing
the street with glazing storefront system implementation. Weather protection
will also Invite and signify the enfrances.

-Additionally, proposed mid-block pedestrian improvements at the parking
areas and connacting Camegie's pedestrian path will conform to Ballard
Municipal Center Master Plan Area Guidelines- II, Context and Priority Design
Issues. The proposal aims fo improve pedestrian access between NW Market
St (currently existing upon the Camegie site) and extending North thru the
parking area.

= "

SITE ANALYSIS / AXONOMETRIC

DESIGN PRIORITIES

1. To meet the client's program {Sece objective,
above. Also Incluces Interlor storage of waste
documents and pneumatic tube access from the
branch to the drive-thru).

2. Reflect, enhance, and improve the mid-block
connection.

3. Continue the two-story character of the
storefront.

ZONING ALLOWABLE HEIGHT

/ T 650" e
EXISTING

/ - +23'-0'e

DOMINANT SUMMER
WIND DIRECTION FROM
NE
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ACCESS
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EXPOSURE
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PUBLIC PARK/ OPEN SPACE
CARNEGIE BUILDING

NEW / PROPOSED BUILDING CONSTRUCTION
PROJECT AND SITE EXTENT
H I B =INDICATES PEDESTRIAN CONNECTION

AXONOMETRIC VIEW

NO SCALE
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VIEWPOINT OF
PANORAMA
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CONTEXTUAL PHOTOS

REFERENCE IMAGE: STREETSCAPE VIEW REFERENCE IMAGE: MID-BLOCK CONNECTION,
LOOKING EAST TOWARD SITE. LOOKING SOUTH FROM NW 56TH.

REFERENCE IMAGE: VIEW LOOKING NORTH FROM
SW CORNER OF SITE.

DESILE EXAMPLE OF BUILDING
MODULATION AND DEFENSIBLE SPACE.

REFERENCE IMAGE: LOOKING WEST TOWARD
SITE ALONG MARKET ST. SIDEWALK.

REFERENCE IMAGE: VIEW OF EXISTING ARTWORK NEAR
REAR PARKING ENTRANCE. RE-USE OR RELOCATION OF REFERENCE IMAGE: VIEW OF EXISTING

THEARTWORKISDESIRED. ___ _____ ALLEYLOOKING EAST. " [[![[l "

T L = A1

REFERENCE IMAGE: VIEW OF MARKET DESIRABLE EXAMPLE OF HUMAN SCALE HISTORICAL CONTEXT: INSPIRATIONAL FACADE TREATMENT OF MATERIAL | EXAMPLE OF SUCCESSFUL DUAL-ENTRY STOREFRONT FAGADE.
STREET SIDEWALK LOOKING WEST. PROPORTICONS AT A CORNER ENTRY. USE OF BRICK AS DOMINANT MATERIAL. ARTICULATION AND PATTERNS. DESIRABLE ENTRY ACCESS AND VISUAL CONNECTION TO THE PUBLIC SIDEWALK.
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CONCEPT ONE

DESCRIPTION: PROS: CONS:

This concept maximizes the NC3-85 zone allowable building height and floor -Along 56th street, the drive-thru is mostly screened and protected -The finiancial proforma of this development does not align with the bank’s
areas. At the northem lots, the drive-thru use occurs at grade beneath the -At the Market street facade, the building steps down and relates to strest objectives and therefore is not an option

structure, which also maximizes the code allowable building heights. New level pedestrian activity -No relief or consideration for existing open space or sightlines, specifically
development requires additional undsrground parking. -The upper stories provide scenic views toward Camegie's

-The 65 foot development contradicts the Bellard Municipal Design Overlay
Guidelines, which suggests a two story thythm along he retail storefronts at
Market Street

-Overpowers neighboring buildings both in form and in scele

-Overshadows adjacent lots and broadcasts an overwhelming form, affecting
Market Street padastrians

-Along 56th Street, the: layout for vehicle circulation may not be desirable and
would include structured parking access

-Denies the confinuation of an open mid-block pedestrian connection from Market
Street to 56th Street

7 N

Fdl ki
mE g
D) I1| I':

CONCEPT ONE AERIAL VIEW CONCEPT ONE STREET VIEW LOOKING NORTHEAST
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CONCEPT TWO

DESCRIPTION:

This concept provides a two story structure at Market Street. Along NW 56th
Street, the development is to provide drive-thru banking and parking.

-

w

§
CONCEPT TWO AERIAL VIEW

PROS:

-Aligns with the Ballard Municipal Design Overlay Guidelings, which suggests a
two story rhythm aleng the retail storefronts at Market Street

-Continuation of mass, scale and height of the site contaxt along Market Street
-Waeather protection at the street level gives attention to human scale

Washington

Federal
Savings

CONS:

-No relief or consideration for existing open space or sightlines, specifically
toward Camagie's

-The mass of the building does not respond to site opportunities regarding the
open space and pedestrian path at Camegle's

-Glossy and highly reflective matsrials and textures do not conform fo the
neighborhood context and design guidelines {i.e. warm earthy colors and
textures such brick are not used)

-The primary entries are grouped at the building's east side and opposite 1o the
through block connection. Opportunity to create a defensible spaca along the
pedestrian path ig missad

-The West facade lacks articulation creating a bank wall

CONCEPT TWO STREET VIEW LOOKING NORTHEAST
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CONCEPT THREE

DESCRIPTION: PROS: CONS:
This concept provides a two story structure at Markst street. Along NW 56th -Continuation of mass, scale and height of the site context along Market st. -The mass of the bullding does not respond to site opportunities
street, the development is to provide drive-thru banking and paring. -Calibrated to the design guidelines, attention is given to storefront and the -To gain openings along the west facade, square foolage is lost at significant
pedestrian additional costs
-Rhythm is providsd along the Market street retail promenade -Does not respect the clients desire for a sensitive forward looking facility
-t does not overwhelm the adjacent sites
-Potential for integration of multiple contextual materials and pattems specific to
the Ballard neighborhood
-The facade massing Is articulatad to provide shadows, reduce blank walls, and
increase modulation
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CONCEPT THREE AERIAL VIEW CONCEPT THREE STREET VIEW LOOKING NORTHEAST
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CONCEPT FOUR (PREFERRED OPTION)

DESCRIPTION:

Thig concapt is most desirable and addresses multiple design elements and
concems. A sloped roof two story building with dual entries faces Market strast.
The Nw¥ 56th frontage continues the architectural relationships with pedestrian
canopies and a coversd banking drive-thru.

. -
CONCEPT FOUR AERIAL VIEW

PROS:

-Continues the contextual building proportions along Market Street with heights,
massing, and human scale

-Tall unintarrupted glazed areas allow for daylight to panetrate deep into the
building thereby enhancing solar access to the building interiors

-The roof overhang shades the users from glare and direct sunlight

-Multiple sight lines connect the interior to the street and add security at both
floors and at the pedestrian mid-block connection

-Design provides a linkage between old and new Ballard design elements
-Addltonal human scale reference by use of canoples and relating windows to
floer to floor heights

-Materials are massed in compositions that are scaled to avoid monolithic
proporticns

-Material salection will be consistent with design guidelines.

Washington
Wit
Savings

PROS (con't):

-Modulation at the second floor also provides opportunities for green factor
incorporation at the second level

-Integration into the site: Its massing reacts to the open spaces at the Camegie's
slta In a mutually beneficlal manner

-The north and south site are fused by sequencing of materials, slements, and
rhythm reinforcing the pedestrian mid-block connection outlined in the Ballard
Municipal Design Guidelines. Paving transitions will assist to prevent vehicles
from blocking the pedestrian path

-Weather protection at the entries invite community use

-Extensive fenestrafion at street lovels enhance transparency and defensible
space

CONS:

-Some square footage and additional costs are In order to provide glazing along
the west facade

CONCEPT FOUR STREET VIEW LOOKING NORTHEAST
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PEDESTRIAN PATH / CONCEPT FOUR SKETCHES

PEDESTRIAN PATH [
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CONCEPT FOUR SKETCH: VIEW OF PEDESTRIAN PATH/ DRIVE-THRU CANOPY LOOKING WEST EXISTING
CARNEGIE'S PROPOSED
BUILDING WASHINGTON EXISTING
ADDITIONAL SKETCHES OF CONCEPT FOUR (PREFERRED OPTION) FEDERAL BUILDING
SAVINGS BRANCH
BANK
ENTRY ENTRY
I for e e s _n.
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NW MARKET ST. =22
MID-BLOCK PEDESTRIAN PATH SITE PLAN

CONCEPT FOUR SKETCH: VIEW LOOKING NORTHEAST

NOQ SCALE
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(CONCEPT #4, SIMILAR)
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CONCEPT COMPARISON

CONCEPT FOUR
CONCEPT ONE CONCEPT TWO CONCEPT THREE (PREFERRED OPTION)

»
- .

o EARLY DESIGN GUIDANCE
Washington 2020 NW MARKET SREET

gederal BALLARD BRANCH
avings SEPTEMBER 29, 2009

ehs

B E ST G N




EHS DESIGN PROJECT IMAGES
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