
Pre-Application Meeting Submittal - Courtyard by Marriott & Residence Inn

PARCEL # = 2161630090
ZONING DISTRICT = MU MIXED USE
USE = HOTEL, BANQUET/MEETING/RECEPTION HALL
OCCUPANCY = R-1 (HOTEL), A-2 (RESTAURANT/CONFERENCE)
CONSTRUCTION TYPE = 1-A
LOT AREA = 283,263 SF (6.50 ACRES)

THE FOLLOWING ZONING REQUIREMENTS ARE BASED ON “CENTRAL ISSAQUAH DEVELOPMENT AND DESIGN STANDARDS”:

REQUIRED IN MIXED USE DISTRICT (TABLE 4.4)     PROPOSED

MIN FAR = N/A          N/A
BASE FAR = 1.7 (RESIDENTIAL), 1.25 (COMMERCIAL)     194,710 SF (GFA) / 283,263 SF (SITE) = 0.69
MAX FAR = 3.5 (RESIDENTIAL/COMMERCIAL)      194,710 SF (GFA) / 283,263 SF (SITE) = 0.69
BASE HEIGHT = 48’          54’ (1ST FLOOR HEIGHT > 15’)
MAX HEIGHT = 85’          76’-10”
MIN SIDE SETBACK = 0’         > 0’
MIN REAR SETBACK = 0’         > 0’
BUILD-TO-LINE = 0’-10’         VARIES
MAX IMPERVIOUS SURFACE = 90%       11%

5.7 DENSITY BONUS FEE - AMOUNT AND COLLECTION

B. THE DENSITY BONUS FEE SHALL BE FIFTEEN DOLLARS ($15.00) PER SQUARE FOOT OF BUILDING AREA ABOVE THE 
BASE HEIGHT AND/OR FAR AS ESTABLISHED IN TABLE 4.4 DISTRICT STANDARDS SUMMARY TABLE.  IF A DEVELOPMENT 
AGREEMENT HAS BEEN EXECUTED, THE DENSITY BONUS FEE SHALL BE BASED ON THE TERMS OF THE DEVELOPMENT 
AGREEMENT.

25,470 SF (L6) + 22,150 SF (L7) = 47,620 SF (ABOVE BASE HEIGHT) X $15 = $714,300 (DENSITY BONUS FEE)
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TRAFFIC IMPACT STUDY
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Contextual Analysis - Site & Traffic Study
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Contextual Analysis - Site Study
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Contextual Analysis - Site Survey
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Architecture Concepts - Building Massing
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North West View

South West View

North East View

South East View



Architecture Concepts - Dual-Branded Hotel & Streetscape
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North Wing - Courtyard by Marriott

Outdoor SeatingPorte-Cochere

South Wing - Residence Inn



Architectural Experience - Facade Section
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Guestroom Windows
Hotel Level 2 -  7 

Parking Level 1 - 4

Lobby / Restaurant 
/ Meeting Hall

Black Nugget RdSidewalk Public
Space

Landscap-
ing

Parking Screen

Landscaping

Storefront Restaurant

Outdoor Seating
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Architectural Experience - Pedestrian Level

Street Porte - Cochere Lobby Outdoor Seating Pedestrian Nook Pre-Function
1

1 3 4 5 62

2 3 4 5 6
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Architectural Experience - Parking Screen Concept

Vertical Color Fins Stretched Fabric Fin Metal and Corten Steel Horizontal Strips Wood Horizontal Strips
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Architectural Experience - Hotel Facade Concept

Punched Opening Window
Offset Window Placement

Punched Opening Window
Deep Cut

Modular Offset
Modern Style

Modular Offset
Classic Style

Modular Offset Classic

1 1 2 2

1 2
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Architectural Experience - Rooftop Amenities

Cantilever Roof Storefront Outdoor Seating Planter Planter Parapet
1 2 3 4 5

1 2 3 4 5
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Floor Plan - Ground Floor 

Interior Exterior
Office

Public Circulation

Public Programs

Services / BOH

Streetscape

Outdoor Seating

Paved Walk
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Floor Plan - Parking Levels
P 1

P 2 - 3

54 Total

61 Total

60 Total

P 4
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Floor Plan - Guestroom Floors

Floor 2 - 6

Floor 7
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Interior Exterior Hotel Room
Public Circulation

Public Programs

Services / BOH

Streetscape

Paved Walk

Courtyard by Marriott

Residence Inn



Building Sections & Square Footage Calculations

 L7 = 22,150 sf
 L6 = 25,470 sf
 L5 = 25,470 sf
 L4 = 25,470 sf
 L3 = 25,470 sf
 L2 = 25,470 sf
 P4 = 32,840 sf
 P3 = 27,670 sf
 P2 = 27,670 sf
 P1 = 27,670 sf
 L1 = 30,040 sf

Total area = 295,390 sf

L7 =  18 room
L6 =  45 room 
L5 =  45 room
L4 =  45 room 
L3 =  45 room 
L2 =  45 room
L1 =  Lobby

Total Units = 243 room

P4 =    60   spaces 
P3 =    61   spaces
P2 =    61   spaces
P1 =    54   spaces
LOBBY =   7     spaces

Total Parking =  243 spaces

D

DCB

CB

Section B Section C Section D
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Civil Plan by Abbey Road Group
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Civil Section by Abbey Road Group
7.26.2016 CO U RT YA R D BY M A R R I OT T & R ES I D E N C E I N N ( I S SAQ UA H, WA U SA)

7 7 3 0  L E A R Y  W A Y  N E  R E D M O N D ,  W A  9 8 0 5 2
w w w . j e n s e n f e y . c o m

4 2 5 . 2 1 6 . 0 3 1 8  P    4 2 5 . 2 1 6 . 0 3 2 9  F

JENSEN / FEY  ARCHITECTURE & PLANNING



155.0'
160.0'
165.0'
170.0'
175.0'
180.0'
185.0'
190.0'
195.0'
200.0'
205.0'
210.0'
215.0'
220.0'

150.0'
145.0'
140.0'
135.0'
130.0'
125.0'
120.0'
115.0'
110.0'
105.0'
100.0'

155.0'
160.0'
165.0'
170.0'
175.0'
180.0'
185.0'
190.0'
195.0'
200.0'
205.0'
210.0'
215.0'
220.0'

150.0'
145.0'
140.0'
135.0'
130.0'
125.0'
120.0'
115.0'
110.0'
105.0'
100.0'

215.67'

PR
O

PE
R

TY
 L

IN
E

P1

P2

P3

P4

L2

L3

L4

L5

L6

L7

L1

R
AI

SE
D

 P
LA

N
TE

R

PL
AZ

A 
AR

EA
 / 

D
IN

IN
G

5.
0'

 W
ID

E 
SI

D
EW

AL
K

W
/ S

TR
EE

T 
TR

EE
S

10
.5

' N
-B

O
U

N
D

 L
AN

E

10
.5

' S
-B

O
U

N
D

 L
AN

E

10
.0

' 2
-W

AY
 T

U
R

N
 L

AN
E

VEHICULAR / PEDESTRIAN CLEARANCE

2.5" CAL. STREET TREE PER ISSAQUAH STDS.

5.
0'

 W
ID

E 
PL

AN
TE

R
6"

 C
O

N
C

. C
U

R
B

VINES TO DRAPE & TRAIL OVER
WALL (WHERE OCCURING)

HILLSIDE SLOPE PLANTING CONSISTING
OF LOW GROUNDCOVER & SHRUBS 

TRANSITION TO EX. SLOPE CONDITION
WITH WILDFLOWER / NATIVE GRASS
SEED MIX TO STABILIZE SLOPE.  THE
EXTENT TO MATCH LIMITS OF CLEARING 
SHOWN ON GRADING PLAN.

LOW, NATIVE TREES TO ALLOW FOR
PRECIPITATION INTERCEPTION TO
REDUCE RAINFALL INTENSITY ON
STEEP HILLSIDE

ROOF DECK / GREEN ROOF RESTAURANT / MEETING ROOMS / UPPER LOBBY

MIX OF NATIVE AND NON-NATIVE EROSION CONTROL SHRUBS, GROUNDCOVER AND GRASSES DENSE, FAST-GROWING PLANTS
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MIX OF NATIVE AND NON-NATIVE EROSION 
CONTROL SHRUBS, GROUNDCOVER AND GRASSES DENSE, FAST - GROWING PLANTS BOULDERS FOR SLOPE STABLIZATION SLOPED STREETSCAPE PLANTERS DECIDUOUS STREET TREES

PLANK PAVERS / CONTEMPORARY FURNISHINGS

PLANK - STYLE PEDESTAL PAVERS AT DECKS

EROSION CONTROL JUTE NETTING
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STREETSCAPE SECTION

EXAMPLE OF LIGHTWEIGHT FIBERGLASS PLANTERS

EXAMPLE OF SIMILAR DESIGN AESTHETIC FOR ELEVATED DECK AREAS
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EXAMPLE OF LIGHTWEIGHT FIBERGLASS PLANTERS

EXAMPLE OF SIMILAR DESIGN AESTHETIC FOR ELEVATED DECK AREAS
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