SETBACKS

Required and elective setbacks in addition to massing
and modulation as a result of concept
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COMPARISON OF ALTERNATIVES
ALTERNATIVE 1 (CODE COMPLIANT)

Description

ALTERNATIVE 2

Description

Alternative 1 is an 8-story building with massing that steps back according  Alternative 2 is an 8-story building with massing that tapers off into a

to a code compliant setback envelope. Building massing recedes back at

rounded west face. A 30" x 20’ volume is carved from the south-east

specified heights allowing the scheme to maintain the average north-south  corner allowing the building per code to sit flush at the east boundary of

setback requirements. These moves allow the building to fill the full code-
compliant envelope. Below grade parking is accessed off the alley.

GSF
49,562 SF

Advantages
Side setbacks meet the 7 and 10" average setback requirement as
buffer to neighbors
Requires no departures for north, south, east, and west setbacks.
More units have access to views.

Challenges
Code compliant setbacks generate more monolithic massing.
Building is close to neighbors.

Parking: 23 Stalls

PUBLIC47ARCHITECTS

the site. These moves reduce the building footprint overall, allowing a
point of departure from setbacks. Below grade parking is accessed off the
alley.

GSF
51,681 SF

Advantages
Side setbacks of 7" and 10’ meet the 7’ average setback requirement
as buffer to neighbors
30" x 20" courtyard from East side allows building to be sited flush
against the property line.
Rounded Tapered Massing reduces perceived mass

Challenges
Requires departures for north & south setbacks.
Is this also code compliant?

Parking: 47 Stalls

Description

Alternative 3 is an 8-story building with narrow massing in the north-south
direction. The masing is elongated in the east-west direction, toward 15
and the alley. These moves provide more generous side yard conditions
than code dictates, while reducing the perceived mass of the building.
Below grade parking is accessed off the alley.

GSF
48,101 SF

Advantages
Side setbacks of 12-6” exceed the 7’ and 10’ average side setbacks
as buffer to neighbors
Tapered Massing reduces perceived mass

Challenges
Requires departures for structure depth and front and rear setbacks.

Parking: 41 Stalls

Description

Alternative 4 is a 10-story building that makes use of Seattle’s Living
Building Pilot Program. It's massing is narrow in the north-south direction
and elongated in the east-west where it faces I-5 and the alley. These
moves provide more generous side yard conditions than code dictates,
while reducing the perceived mass of the building. Below grade parking is
accessed off the alley.

GSF
58,305 SF

Advantages
Side setbacks of 12-6” exceed the 7’ and 10’ average side setbacks
as buffer to neighbors
Tapered Massing reduces perceived mass

Challenges
Requires departures for structure depth and front and rear setbacks.

Parking: 41 Stalls
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ALTERNATIVE 1
(CODE COMPLIANT SCHEME)

Description

Alternative 1 is an 8-story building that steps back according to required setbacks,
including the increased average side setback above 42 ft. Below grade parking is
accessed off the alley.

GSF
49,562 SF

Advantages
Compact and efficient building form.
Requires no development standard departures.

Challenges
Code compliant setbacks generate more monolithic massing.
Building is wide in north-south direction, potentially crowding adjacent neighbors.
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Aerial View Looking Northwest
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PROGRAM

. Approx. 78 Apartment Units
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ALTERNATIVE 2

Description

Alternative 2 is an 8-story building with an entry courtyard off Boylston and tapered
massing to the west to reduce the perceived mass. Below grade parking is accessed
off the alley.

GSF
51,681 SF

Advantages
Meets side setback requirements
Courtyard employs zoning code exception for maximum building depth
Tapered Massing reduces perceived mass

Challenges
Complex building form lacks wholeness and efficiencies
Does not meet objective of timeless and quiet massing
Tall shallow courtyard not an appealing space for humans or plants

Aerial View Looking Northwest
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PROGRAM
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. Approx. 84 Apartment Units @ Below Grade Parking (47 Stalls)
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ALTERNATIVE 3
(PREFERED SCHEME)

Description

Alternative 3 is an 8-story building with narrow massing in the north-south direction.
The masing is elongated in the east-west direction, toward |5 and the alley. These
moves provide more generous side yard conditions than code dictates, while
reducing the perceived mass of the building. Below grade parking is accessed off the
alley.

GSF
48,101 SF

Advantages
Side setbacks of 12’-6” exceed the 7’ and 10’ average side setbacks as buffer to
neighbors
Tapered Massing reduces perceived mass

Challenges
Requires development standard departures for structure depth and front and rear
setbacks

Aerial View Looking Northwest
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. Approx. 83 Apartment Units @ Below Grade Parking (41 Stalls) @ Lobby Space @ Roof \" l?; (ﬁ . ;‘:" g \\"\v?
A ,;,’{ * e AT
6" 75|_0|| ) 34'_0" 6" \. 2 #\ y - - ] : —
© b o A 4{ N
é - f/:‘:. - Il . . ] "':fe-;: < 3
= SN s, Y
= R U ,
L | ‘ ‘::‘ VP A
W”““““N |||||||||||||||||||||||||||||||||||||||||||||||||||||||||||||||||||||||\|||||||||||||||||||||||||||||||||||||||||||||||||||||||||||||||||||||||||||||||||||||||| | ) i
() = 5 | o 1‘4 E—
% WHWNNWW“ 1 :
5,
© View from Boylston Ave. Looking North
©
:(3,7 L e - - 1 -
35'_6" 73'_6"
ROOF DECK LEVEL 03 - 08
! %
/ wg — o,
o :
[ I e E__u“ S
i ST —— e ] 0 -
& Al H TRASH S5 e
_ H H oo I_i ]
= 1l [ ® = Y|
. N
| I H H
- & LI scL | FLEC | = B
R N N o
N 1
- r - o3 = — L '
| N
Q' 8 16' 32
LEVEL 02/ SITE PARKING LEVEL S @ View from East Hamlin St. Looking Southeast

PUBLIC47ARCHITECTS 2727 BOYLSTON AVE . 3039736-EG . EDG . 13 JULY 2022



ALTERNATIVE 4
(PREFERED LBP SCHEME)

Description

Alternative 4 is a 10-story building with narrow massing in the north-south direction.
The masing is elongated in the east-west direction, toward |5 and the alley. These
moves provide more generous side yard conditions than code dictates, while
reducing the perceived mass of the building. Below grade parking is accessed off the

alley.

GSF
58,305 SF

Advantages

Side setbacks of 12’-6” exceed the 7’ and 10’ average side setbacks as buffer to

neighbors
Tapered Massing reduces perceived mass
High visibility to Living Building Pilot program

Challenges
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PROGRAM
. Approx. 105 Apartment Units @ Below Grade Parking (41 Stalls) @ Lobby Space @ Roof
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HEIGHT COMPARISON OF ALTERNATIVES
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ALTERNATIVE 3
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COMPARISON OF ALTERNATIVES
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COMPARISON OF ALTERNATIVES
Shading Studies
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LANDSCAPE CONCEPTS
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LANDSCAPE CONCEPTS
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PRECEDENTS FOR DESIGN DEVELOPMENT

’W*\'{’.“h Yo

CS2 - Corner Windows + Quality Material & Detailing DC2// DC4 - Material Quahty vk Integrated balconies as secondary elements
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PRECEDENTS FOR DESIGN DEVELOPMENT

e
CS1 - Maximize Daylight

b
™
PL3/PL1/PL2 - Glassy Streetfront with Widened Sidewalk & Integrated Rain Cover

CS2 - Quality Material with Detail and Texture: Vertical Corrugated Metal

PL3 - Recessed Entry as Rain Protection
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PRIORITY DESIGN GUIDELINES + PREFERRED MASSING VIGNETTES
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PRIORITY DESIGN GUIDELINES + PREFERRED MASSING VIGNETTES
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POTENTIAL DEPARTURES

REARSETBACK) |\ TOAG | CODE COMPLIANT
Departure Request #1: — —+ B N e ‘ FRONT SETBACKI )
| T T IS S 1 7 : = >
%//%7 ‘: | Foeent - > -
Standard: | | |1 { FRONT | A
Por 23 45.518.8 1 GARAGE '> f éf/// ENTRY | .
Front setback from street lot lines; 7’ average, 5> minimum. " ENTRY %///’ N 2% "1“2‘
Rear setback; 10’ from a rear lot line abutting an alley ‘ 3 é/// % u/
P d ) /%/% %%% .
roposed: i n 5
FrorF:t Setback of 6” and no rear setback for upper stories. At alley, garage is ‘ /Z% % % ‘
setback 4’-0”. Project to significantly exceed all side setback requirements. 10'-0" Avg_ é//% % , ‘
Rationale: SIDE,L\SBEJ\?EA % Z% % | \
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ds the side setback requi ts in order t id ter relief to th | 1)
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EXAMPLES OF PAST PROJECTS

Anhalt Apartment Renovation and
Addition
Seattle, WA

2016 NW & Pacific Region AIA Merit Award

2015 Seattle AIA Honor Award

2015 People’s Choice Urban Design Awards, Second
Place

2015 Historic Seattle Preserving Neighborhood Character
Award

—
- -
m
- &

The Shea Apartments
Seattle, WA

2019 Seattle AIA, Merit Award

—
i
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EXAMPLES OF PAST PROJECTS

Inspire Apartments
Seattle, WA

2020 AIA 2030 Challenge Award

2020 Sustainable Multifamily Development of the Year NAIOP
2021 AIA NW and Pacific Region Honor Award Citation

2021 AIA 2030 Challenge Award

Shelton Apartments
Seattle, WA
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