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Zoning Analysis

Base Zone:
SM/D 40-85- Seattle Mixed Zone West Dravus
height limitations

SMC 23.34.126 Designation of the Seattle Mixed (SM)zone.

The Seattle Mixed (SM) zone is applied to achieve the goal of a diverse, mixed-use
community with a strong pedestrian orientation. The zone permits a wide range of
uses and promotes density to encourage a mixed-use neighborhood. This zoning des-
ignation balances the need for flexibility and a variety of activities with the need to
provide adequate direction to ensure the presence of housing and commercial activi-
ties critical to the success of an urban neighborhood.

Interbay Area Land Use:

e Valley separating Magnolia from Queen Anne Hill Neighborhoods.

e Used as a freight and passenger rail corridor

e Not a Urban village, but to be developed as an urban neighborhood per the SM
zone.

e Site is adjacent to the Ballard Interbay Northend manufacturing/industrial zone.

e Adjacencies to 15th Ave, express bus service, retail centers and major bike trails
allow a corridor of higher density residential uses.

e Dravus 1 of 3 access points to Magnolia, as such the Dravus corridor serves as a
gateway to the neighborhood.

ZONING ANALYSIS
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DESIGN ALTERNATIVE A

PRO’S
eNo Alley vacation required

CON'S
eProgram requirements allow little modulation and no
street-level housing to screen parking from the street

eFunctionality of alley not enhanced, conflicts with pe-
destrian use on Barrett Street

DESIGN ALTERNATIVE B

PRO’S

eAlley functionality is enhanced though access from 17th

to Dravus.

e Efficient layout maximizes zoning-allowed envelope and
creates higher density

CON’S
eVery little articulation to mitigate building mass

eCode-minimum screening between lower level park-
ing and sidewalk, results in extensive blank walls and a
streetscape unfriendly to pedestrians

DESIGN ALTERNATIVE C (PREFERRED

PRO’S

eResidential units at street level screen parking from the
street, increase security, and provide a pedestrian-friendly
streetscape

eBuilding articulated to reduce apparent scale

eUpper level stories set back in places to mitigate building
mass and provide human scale at the sidewalk

eAlley vacated to improve site circulation, redirecting traffic
onto 17th Ave.

¢ Alley reconfigured into an “"L"” shape, with greater visibility
and light for safety

e Building orientation maximizes residents’ views and enjoy-

ment of surrounding green space and increases “eyes on
the park” for safety

CON'’S
e Articulation and modulation reduces development potential

3 DESIGN ALTERNATIVES

FISH
MACKAY
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Approximate Development Objectives
« 234 Residential units

» 194 Parking stalls

« 5,500 sf Commercial space

Project Goals

« Reconfigure alley to provide more functionality to = -
proposed building as well as neighboring owners | PANDASIA L RED MILL |
and businesses | { | | |BURGERS|

* Provide a safe, functional, attractive pedestrian B b
envirionment where none exists

» Use efficiency achieved through vacation to cre-
ate a buildiing with articulation and street uses
that promote a human-scaled pedestrian envi-
ronment

Alley Vacation Notes

 Existing alley provides no continuity to other
blocks or grid

« Other property owners and businesses adjacent
to the existing alley served by reconfigured and
improved alley

 Allows pedestrian link from ballfields to Dravus
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CEMENT PANEL AT CORNER ELEMENTS GROJIND-FACE CMU AT STREET LEVEL RESIDENTIAL VINYL RESIDENTIAL WINDOWS ALUMINUM STOREFRONT WINDOWS AT COMMERCIAL SPACE

EXTERIOR MATERIALS
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VERTICAL PLANTING SCREENS

PEDESTRIAN/CYCLIST WAYFINDING

ENHANCED PLANTING & SEATING ELEMENTS

DAYLIT RAINGARDENS WITH ENHANCED PLANTING

PROPOSED FOR 16TH & 17TH AVE STREETSCAPE AMENITIES
F|SH Interbay Apartments
MACKAY Recommendation Meeting: May 18, 2011
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Departure 1: SMC 23.48.020 Residential amenity area

Residential amenity area required in the amount of 5% of residential gross floor area
On-site, available to all residents, at or above ground level, max 50% enclosed, min. horiz. dimension 15', no amenity area < 225 sf

Request
e Provide less than required amenity space: 10,214 sf required (5,107 sf outdoor), 4,865 sf proposed (2,531 sf outdoor)
e Provide one space with 12' horizontal dimension, less than 15' required minimum

Justification
e Adjacent parks and enhanced streetscapes provide recreational opportunities to residents
e SMC 23.48.014 General facade requirements allows only 12" maximum setback from property line

Departure 2: SMC 23.48.024 Screening and landscaping standards
Each setback area or berm required shall be planted with trees, shrubs, and grass or evergreen
groundcover

Request
Ground level 3'-8" setback at commercial space on Dravus and 16th, as well as at residential entry at 16th, not required to be planted per
23.48.024 requirements

Justification

Purpose of setback in these locations is to provide wider sidewalk, opportunities for outdoor dining, and clearances for entry door swings.
Landscaping in these setbacks would not be feasible due to overhead floors meeting the property line. Additionally, landscaped areas would
interfere with pedestrian flow
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