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Introduction

This matter involves the petition of Virginia Mason Medical Center (VM) to establish a new
Major Institution Master Plan ("MIMP") and rezones to expand the boundary of the major
institution overlay (MIO) and correct a mapping error in the First Hill neighborhood (Clerk File
311081).

The proposed MIMP includes the approval of a physical development plan, a new Transportation
Management Plan regulating commuting and parking, development standards governing new
construction, and a rezone to expand the existing boundaries of the (MIO) District. The rezone
would extend the MIO boundary into two areas and increase the MIO from7.7 acres to 8.1 acres.

One part of the proposed expansion is simply the correction of a mapping error to correctly show
the existing MIO boundary as approved in 1994. The other expansion of the boundary
encompasses the block bordered by Madison Street, Terry Avenue, Spring Street and Boren
Avenue. Attachment A shows the proposed MIO expansion and the existing MIO boundary and
zoning.

In late 2010, VM began the process of establishing a new MIMP. In December 2010, a Citizens
Advisory Committee (CAC) began its review of the proposed MIMP. The CAC held a total of 23
meetings over .two years to review various plans, reports, studies and technical information
concerning VM’s planned growth. A significant element of these meetings included the
consideration of public comment on a variety of issues, both for and aoamst the various
alternative development proposals detailed in the MIMP.

On March{7, 2013, the Department of Planning and Development (DPD) issued the Analysis,
Recommendation and Determination of the DPD Director, recommending that the MIMP be
approved subject to conditions. On March 26, 2013, the CAC issued its Final Report and
Recommendation, recommending that the MIMP be approved subject to conditions.

One CAC member, Dr. Sharon Sutton, abstained from voting on the approval of the MIMP and -
authored a minority report. In her report, she stated that she abstained because the she disagreed
with the Seattle Municipal Code provision that prevents the CAC from negotiating an
institution's determination of its need for growth. The minority report also argues that the
housing VM must construct or fund to replace housing units lost in the 1000 Madison block
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should be "equal in all respects" to the units demolished, and. thus, affordable to those making
50% or less of the median income.

On April 22, 2013, the Hearing Examiner held a public hearing on MIMP and rezone. On May
20, 2013, the Hearing Examiner issued a recommendation that the Council approve the MIMP,

with 63 conditions in support of this recommendation.

Council review

The City Council's Planning Land Use and Sustainability Committee (PLUS) began
consideration of the proposed MIMP at its September 25, 2013 meeting. PLUS continued its
discussion of the proposed MIMP at subsequent meetings.

At the October 30, 2013 meeting, PLUS invited the parties of record to respond to options for
housing replacement conditions for the proposed MIMP. Council staff described these options
~ different in certain respects from those recommended by the Hearing Examiner, in the
memorandum to PLUS dated October 25, 2013. At the November 22, 2013 PLUS meeting,
parties of record responded to the options.

On November 25, 2013, Council introduced a bill for the MIMP and MIO rezone, subject to
Council’s Findings, Conclusions and Decision, and referred the bill to the PLUS Committee for
consideration and potential approval. '

On December 11, 2013, PLUS voted to recommend adoption of the bill as referred, subject to the
- conditions of the FCD. The conditions in the FCD are the same as those recommended by the
Hearing Examiner, except for the following adjustments:

e formatting and re-organization for ease of reading and clarity;

e defining the area of “greater First Hill neighborhood” consistently throughout the
conditions;

e making DPD respons1b1e for subrmttmg proposals for replacement housing to the
Standing Advisory Committee for review and comment; and

e requiring the same spec1ﬁcat10ns for replacement housing for both the build and pay .
options.

The Council hereby adopts the following Findings, Conclusions and Decision.

Findings of Fact

Background

1. Virginia Mason is a nonprofit regional health care system that includes 460 primary and
specialty care physicians and a 336-bed acute-care teaching hospital. It employs approximately
5,500 people.
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2. Virginia Mason is located just east of downtown, on the west slope of First Hill and
within the First Hill Urban Center Village. It has been in this location since 1920. The campus -
slopes down from southeast to northwest and is bounded generally by University Street on the
north, Spring Street on the south, Boren Avenue on the east, and the alley west of 9th Avenue on
the west.

3. The surrounding neighborhood is a mix of medium- to high-density residential uses,
medical and educational institutions, a few single-family residences, and commercial uses
-centered on Madison Street. To the north, across University Street, are Horizon House, a
continuing care retirement community, and Kindred Hospital. To the east are several multifamily
residential buildings and a private fraternal club. To the west, across the alley from the 9th
Avenue Parking Garage, are several multifamily residential buildings. North of the Garage and
adjacent to the Virginia Mason's Benaroya Research Institute, is a new multifamily residential
building under construction. To the south is the "1000 Madison Block," which Virginia Mason
owns and proposes to incorporate into its major institution overlay (MIO).

4. The 1000 Madison Block is comprised of a multifamily residential complex (the
Chasselton Court Apartments), a designated landmark (the Baroness Hotel), a small accessory
structure, and approximately 25,000 square feet of small scale retail uses fronting Boren Avenue
arid Madison Street. Further south, across Madison Street, is the Cabrini First Hill Senior
Apartment structure. Diagonally across Madison is the Swedish First Hill Medical Center MIO.
West of the 1000 Madison Block and south of the main Virginia Mason hospital are the Sorrento
Hotel, also a historic landmark, and several multifamily residential buildings.

5. The neighborhood is home to four of the City's major institutions: Swedish Medical
Center; Harborview Medical Center; Seattle University; and Virginia Mason. See Exhibit 8,
FEIS, Figure 3.4-3 at 3.4-9; Exhibit 9, Final Major Institution Master Plan (MIMP), Figure 9 at
31. ’ ‘ _

6. In addition to its main campus and the 1000 Madison block on First Hill, Virginia Mason
owns a network of seven satellite medical facilities; support facilities located in Georgetown,
Bothell, and the Metropolitan Park West building in downtown Seattle; and the Bailey-Boushay
House, a skilled-nursing facility and chronic care management program- for people with
HIV/AIDS and others suffering from life-threatening illnesses, which is located approximately 2
miles outside the Virginia Mason MIO. Virginia Mason leases space at 1111 Harvard Avenue for
its employee day care program and space on Spring Street, between Boylston and Harvard
Avenues, for a playground.

Prior Major Institution Master Plan -

7. Virginia Mason's last major institution master plan was adopted in 1994 and expired in
2004. Tt includes a single height district, MIO 240, which is higher than the 160-foot base height
of the underlying Highrise Residential zoning but lower than that zone's maximum height of
300-feet. Pursuant to an agreement with Horizon House, also expired, several locations within
the MIO were conditioned to heights between 95 feet and 190 feet. See MIMP Figure 19 at 46.

! Exhibits as numbered in the Hearing Examiner’s record.
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8. The existing major institution master plah allowed construction of 1.66 million gross
square feet. The existing MIO includes 12 buildings with a total of approximately 1.23 million
gross square feet spread over approximately 7.1 acres. See MIMP Table 2 at 24.

9. Virginia Mason owns all of the land within the MIO except the public rights of way. The
MIO includes portions of Terry and 9th Avenues, and Seneca, Spring, and University Streets.

10.  The Land Use Code prescribes a minimum of 1,667 parking stalls to serve the existing
development, but Virginia Mason provides 1,426 parking stalls, including 884 stalls on campus
and 542 stalls leased at several nearby properties within 2,500 feet of the MIO boundary. MIMP
F1gure 27 at page 72 shows the location of all Virginia Mason leased parkmg

Procedural Background and Environmental Review

11.  Virginia Mason submitted a Notice of Intent to Prepare a New Master Plan on August 23,
2010 and began work with the Department of Neighborhoods toward formation of a Citizens
Advisory Committee (CAC). The CAC held a total of 23 meetings over a period of two-plus
years. Public correspondence and comments received by the CAC are included with its Final
Report, Exhibit 13.

12.  Virginia Mason submitted a Concept Plan to the Director on December 8, 2010. Exhibit
2. The Concept Plan included several alternatives for dlscussmn and the first CAC meeting
occurred on December 16, 2010.

13.  The Director began the environmental review process with publication of a SEPA
determination of significance on January 6, 2011. Public scoping of the requisite environmental
impact statement occurred from January 6, through February 3, 2011. From public comments
and CAC input, the Director determined the issues and alternatives to be analyzed in the draft
environmental impact statement (DEIS) and final environmental impact statement (FEIS). The
comments are summarized in the Director's Report, Exhibit 11, at 6-8.

14.  Virginia Mason submitted a Preliminary Draft Master Plan to the Director on August 11,
2011. On November 19, 2011, Virginia Mason, the CAC and neighboring residents met in an all-
day design charrette and workshop to begin development of a set shared goals and objectives for
development of Virginia Mason within the neighborhood. These goals and objectives formed the
basis for development of design guidelines that would implement them. The Final Design
Guidelines include a table that ties each guideline to the corresponding goal and objective.
MIMP Appendix E at 49-65. The Standing Advisory Committee (SAC) will use the Design

. Guidelines to review projects implementing the MIMP and to. monitor construction and
construction impacts.

15.  Virginia Mason submitted a second Preliminary Draft Master Plan on May 11, 2012. On
July 19, 2012, the Director published a notice of the availability of the Draft MIMP and DEIS.
Exhibits 4, 5 and 6. The Director held a public hearing on the draft documents on August 22,
2012, and the written comment period ended on September 3, 2012. A total of 12 comment
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letters were received, and four people testified at the hearing. The FEIS includes a transcript of
the hearing, all written comments on the DEIS and the Director's responses to the public
testimony and written comments. Exhibit 8 at 4-1 through 4-71 and 5-1 through 5-25.

16. A Final Mastef Plan was submitted to the Director and the CAC in December of 2012,
and the Director published a notice of availability of the FEIS and Final Master Plan on
December 13, 2012. Exhibits 7, 8 and 9. ‘

17.  The FEIS examines two alternatives in addition to the no action alternative: The preferred
action (also referred to as Alternative 6b), which would involve adding approximately 1.7
million square feet of gross floor area to an expanded MIO that encompasses the 1000 Madison
block; and a "no boundary expansion alternative" that would add the same amount of gross floor
area but locate it within the existing MIO boundary through increased heights and bulk.

18.  The FEIS reviews the impacts to the affected environment in Section III. The land use
impacts of the preferred action and alternatives are reviewed at pages.3.4-12 through 3.4-22.
Height, bulk and scale impacts are analyzed at pages 3.6.2-1 through 3.6.2-16, and impacts to
viewsheds are considered at pages 3.6.1-1 through 3.6.1-19. The FEIS concludes that the
preferred action would have no significant unavoidable adverse land use or height, bulk and
scale impacts. Exhibit 8 at 3.4-22 and 3.6.2-16. As to views, the FEIS concludes that potential
skybridges included in both action alternatives would alter identified view corridors. Exhibit 8 at
3.6.1-19.

19.  The FEIS also evaluates the preferred action's impact on housing, including loss of the 62
units in the Chassleton Court Apartments. Exhibit 8 at 3.5-1 to 3.5-14. The 55 studio units are
affordable to those with incomes at 50% to 55% of the median area income, and the seven one-
bedroom units are affordable to those earning 65% to 76% of the median area income. Both
groups would be considered "low-income" under HUD Guidelines for the metro area. Exhibit 8
at 3.5-3 to 3.5-4. The FEIS includes a discussion of the factors that could be considered in
determining what would be "comparable" housing for replacement of the Chassleton Court units.
Exhibit 8 at 3.5-12.

20.  Transportation impacts are analyzed at pages 3.9-1 through 3.9-75 of the FEIS and
include an analysis of peak hour levels of service at 33 intersections in the vicinity and at nine
parking garage access points within the MIO boundary. In 2042, five signalized intersections are
forecast to operate at LOS E with the MIMP whereas three would operate at that level with the
no action alternative. Further, three intersections would operate at LOS F with the MIMP
compared to one intersection in the no action alternative. Congestion on 9th Avenue, and the
potential for vehicle/pedestrian/bicycle conflicts at road crossings and mid-block locations, are
also noted. The FEIS observes that the key factor that will drive increases in campus- generated
trips (and parking demand) is anticipated increases in out-patient services to an aging population
that will frequently need to travel by car. Mitigation strategies are suggested, but long-term
solutions are left to citywide planning efforts that would address congestion through trip
reduction and corridor improvement strategies. Exhibit 8 at 3.9-75.
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21.  The FEIS includes an evaluation of the alternatives' relationship to the City's plans,
policies and regulations, including major institution policies, the First Hill Neighborhood Plan,
and the Swedish Medical Center and Seattle University MIMPs. Exhibit 8 at 3.4-23 to 3.4-44.

22.  The CAC received the draft Director's Report on January 23, 2013 and discussed the
report at its final two meetings. The final CAC report was issued on March 26, 2013 and
recommended adoption of the MIMP with conditions. Exhibit 13 at 3. A minority report was
prepared by one CAC member, who also testified at the Examiner's hearing. The minority report
disagrees with the Code provision that prevents the CAC from negotiating an institution's
determination of its need for growth. The report also argues that the housing Virginia Mason
must construct or fund to replace housing units lost in the 1000 Madison block should be "equal
in all respects" to the units demolished, and thus, affordable to those making 50% or less of the
median income. See Exhibit 13 at 123-125. '

23. Most of the CAC's recommendations were incorporated into the recommendations
included in the final Director's Report. In its prehearing brief and at hearing, Virginia Mason
expressed agreement with the recommendations included in the final Director's Report and with
all but one of the recommendations included in the CAC report. Virginia Mason opposes the
CAC's recommendation that Virginia Mason increase to 25% its voluntary goal of making 10%
of replacement housing units affordable to persons making less than 80% of the median area
income (low income under HUD Guidelines).

24.  The Examiner received no written comments on the MIMP. Five members of the public
testified at the Examiner's public hearing: two former Virginia Mason patients, a housing
advocate from Bellwether Housing, a businessman who is a member of the Virginia Mason
Board of Directors, and a member of the CAC who signed the majority report. All testimony was
supportive of the proposed MIMP. However, the CAC member, who lives in the neighborhood,
made three related points in his testimony: 1) the First Hill Neighborhood Plan is greatly
outdated and needs to be updated soon to address the issue of the combined neighborhood
impacts of all four major institutions and the Yesler Terrence redevelopment; 2) successful retail
in the NC3 zone along Madison Street has always been dependent upon on-street parking, which
is to be eliminated; and 3) pedestrian safety at the intersection of Terry Avenue and Spring Street
is an urgent problem that should be addressed before redevelopment of the 1000 Madison block
is complete. ’

Proposed MIMP

25.  Under the Code, a master plan is a conceptual plan for a major institution that consists of
a development program component; a development standards component; and a transportation
management program. SMC 23.69.030.A. The MIMP includes all three components.

Goals and Objectives

26.  Virginia Mason states.the core goals of the MIMP process as, "to fully understand the
capacities and constraints inherent in the redevelopment of the existing properties, to collaborate
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with the surrounding neighborhood on how to best accommodate this growth and to smooth the
development process." MIMP at 6.

27." The detailed goals and objectives of the MIMP, as developed with the CAC and
neighbors, are set forth in Table 1 and address campus buildings; landscaping and open space;
campus mobility; neighborhood vitality and character; environmental stewardship; transit, traffic
and parking; and construction impacts. MIMP at 8-12.

28.  Virginia Mason has determined that its core hospital functions require approximately
422,000 square feet of contiguous area that must be located as close as possible to the Jones
Pavilion, which houses the Emergency Department. Additional space is required for associated
expanded clinical care, specialty care, and research facilities. Virginia Mason projects an annual
growth rate of 2.8% for clinic and specialty care demand. It estimates that the total area needed
by 2040 will be 3,029,567 gross square feet. See MIMP Table 4 at 29.

29.  Virginia Mason bases its estimated growth needs on regional population growth, an aging
population that requires increasing levels of care, its own aging infrastructure, and changes in
modern health care requirements. It cites code changes, such as seismic, fire and life safety, and
updated health standards, such as the need for larger single-patient rooms for privacy and disease
control and to accommodate complex equipment at the bedside, as well as the fact that the cost
of upgrading existing facilities to meet current standards often exceeds the cost of replacing
them. See MIMP at 17-19, 25-29. '

Development Program

30. Planned and Future Development. Details of the proposed development program are V
found at pages 63 through 94 of the MIMP.

31.  No changes are proposed to Virginia Mason's existing MIO height limits. Properties
conditioned to heights lower than 240 feet, in accordance with the expired agreement between
Virginia Mason and Horizon House, retain those heights in the MIMP. See MIMP Figures 19
and 20 at 46 and 47, respectively. MIMP Figure 23 at page 64 is a three-dimensional
representation of proposed building heights. ' ‘ '

32.  Virginia Mason proposes expansion of the MIO boundary by 1.41 acres, for a total of
8.48, acres, through the addition of the 1000 Madison block. The northern half of this block is
currently zoned HR, and the southern half is zoned Neighborhood Commercial-3 with a 160-foot
‘base height limit and a pedestrian overlay. The MIMP proposes MIO-240 for the entire block,
with the height of the existing Baroness Hotel conditioned to 80 feet. Virginia Mason secks a
rezone for this expansion and height increase. '

33.  Virginia Mason also seeks a rezone to correct the existing MIO district boundary map to
accurately reflect Virginia Mason's ownership of property currently developed as a parking lot at
the intersection of University Street and Terry Avenue. The legal description for the parcel under
Virginia Mason ownership includes lots 9 and 12 plus the south 20 feet of Lot 8 of block 112.
However, when the original MIO boundary was mapped, the line was drawn at the boundary line
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between lots 8 and 9. The mapping error was not corrected when the 1992 MIMP was adopted.
Virginia Mason is also requesting that the existing MIO 240 overlay on lots 9 and 12 be
extended to encompass the south 20 feet of Lot 8.

34.  The MIMP includes no expiration date. The projects are conceptual, and the MIMP
would remain in place until the allowed square footage was constructed. Planned uses include
hospital replacement, clinic replacement, research, infrastructure, parklng, and other uses related
to Virginia Mason's functions. :

35.  There are four planned projects, which could be completed by 2025: 1) demolition of all
structures on the 1000 Madison block except the Baroness Hotel and construction of a
replacement hospital facility; 2) demolition of the Cassel Crag/Blackford buildingsl and
construction of medical office and clinic facilities on the site; 3) demolition of the buildings on
the Lindeman 2 site and construction of medical office and clinic facilities; and 4) demolition of
the Ninth Avenue Parking Garage and construction of medical research facilities and
underground parking. :

36.  There are two potential projects, which could be completed by 2035: 1) demolition of the
core hospital building and construction of office and/or medical facilities on the site; and 2)
replacement of the parking lot on the northeast corner of the intersection of Terry Avenue and
University Street with new office and/or medical facilities.

37.  The MIMP shows two major development sequences and some minor projects, with one
sequence focused first on replacing hospital space, and the other sequence focused first on
replacing clinic space. MIMP Figure 28 at page 74 illustrates the sequences, and they are:
. described on pages 74-76. The details of development under the MIMP are listed on page 66.

38.  The hospital replacement sequence would begin with demolition of the Chassleton Court
Apartments and the retail structures on the 1000 Madison block. Phase 1 of the hospital
replacement would require construction of a new hospital on the 1000 Madison block with a
connection to emergency services in the recently constructed Jones Pavilion (on Boren Avenue)
via a tunnel or skybridge. Phase 2 would replace the portion of the hospital located between -
Spring and Seneca Streets and east of Terry Avenue. The central portion of the existing hospital
located west of Terry would either be replaced as a third phase of hospital development, or as a
fourth phase of clinic development, depending upon future need.

39.  Phase 1 of the clinic replacement sequence would begin with development of the half
block between University and Seneca Streets, east of Terry Avenue. Cassel Crag and Blackford
‘Hall would be demolished to allow construction of new clinical facilities. Phase 2 would involve
demolition and new construction on property located east of the Lindeman Pavilion, at the
northeast corner of the intersection of Seneca and 9th Avenue. Demolition and construction at
the southeast corner of the intersection of Seneca and 9th Avenue and just to the east on Seneca
Street would follow.

40.  Once sufficient parking was created under either sequence, the Ninth Avenue Parking
Garage would be demolished and replaced with underground parking topped with medical
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research and medical/office spaces. The parking lot located on the northeast corner of the
intersection of University Street and Terry Avenue could also be developed once sufficient
replacement parking was available.

41.  Density. Under SMC 23.69.030.E.2, density for a major institution is calculated across
the entire campus using floor area ratio (FAR). Virginia Mason's current FAR is 3.99, lower than
the 4.3 FAR allowed by the expired MIMP. At full buildout of all planned and potential projects
under the MIMP, the campus FAR would be 8.1, which is consistent with the maximum FAR
allowed in the underlying HR zone. The following spaces are excluded from FAR calculation:
above and below-grade parking; below-grade space; rooftop mechanical space/penthouses; in
buildings over 85 feet in height, an equipment allowance of 3.5% of non-exempt gross floor
area; ground floor commercial uses meeting the requirements of SMC 23.45.532, if the street
level of the structure. containing the commercial uses has a minimum floor to floor height of 13
feet and a minimum depth of 15 feet; skybridge and tunnel circulation space within the public
right-of-way; interstitial space that cannot be occupied (mechanical floors/levels); and other
similar spaces that cannot be occupied, as approved by the Director.

42. " Alley Vacation, Skybridges and Tunnels. The MIMP proposes a future application to
vacate the alley in the 1000 Madison block to allow hospital and commercial development on the
block. The MIMP also anticipates a future need for skybridges and/or tunnels for circulation
above or below Terry and 9th Avenues and Spring, Seneca, and University Streets. See MIMP
Figure 29 at 77. The MIMP includes a list of initial screening questions for use in determining
whether a future sky bridge or tunnel would be needed. MIMP at 79. ‘

- 43.  Housing. The MIMP calls for demolition of the Chasselton Court Apartments and a small
garage structure on the 1000 Madison block to allow construction of a replacement hospital. The
Chasselton is an 85-year-old, unreinforced masonry structure which has an assessed valuation of '
$2.6 million and has not been upgraded to meet current seismic or construction code standards.
A 2009 seismic evaluation of the building concluded that it has substantial deficiencies and that
structurally upgrading it would cost between $7.5 and $12.5 million. Exhibit 17. The 55 studio
and seven one- bedroom apartments are rented at market rates. However, as noted in the FEIS,
they are considered affordable for those earning between 50 and 76 percent of the median
income, and would be considered affordable to "low income" households under established HUD
guidelines for the area. Virginia Mason proposes to provide comparable replacement housing,
and has agreed to a replacement housing condition recommended by the Director. See Exhibit 11
- at 70-73.

44.  Maximum Number of Parking Spaces. As noted, Virginia Mason presently provides
1,426 parking stalls, which is fewer than the Code- prescribed minimum of 1,667 stalls. The
maximum number of parking stalls allowed by Code for the proposed action is 4,041. The MIMP
proposes a parking supply of approximately 4,000 stalls but recognizes that changes in
transportation travel modes and medical service delivery modes, as well as increases in vehicle
operation costs, may reduce the number of stalls needed. A recommended condition requires that
SEPA analysis of each proposed development under the MIMP include a traffic study and review

- of then-current parking demand.
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45.  Consistency with Purpose and Intent of Chapter 23.69 SMC. The MIMP's analysis of this
factor is contained in the discussions under the following sections: MIMP goals, objectives and
intent; Virginia Mason's mission; regional growth and health care needs; the existing campus,
including programmatic needs and community-campus integration; applicable goals, policies and
public benefits of the development program; and portions of the text in each MIMP element.

Development Standards

46.  The development standards component of the MIMP is found at pages 31 fhrough 61.
The MIMP's consistency with applicable sections of the City's Land Use Code is analyzed in
MIMP Table 15 at pages 80-88.

47.  Height. As noted, no change is proposed to the height districts within Virginia Mason's
existing MIO. MIO-240 is proposed for the entire 1000 Madison block expansion area, with the
Baroness Hotel conditioned to MIO-80.

48.  Setbacks. The MIMP proposes to meet or exceed setbacks for the underlying zone with
one exception. SMC 23.47A.014.B requires a setback for development on an NC-zoned lot that
abuts a residential zone. The north half of the 1000 Madison block is zoned HR, and the south
half is zoned NC. Virginia Mason is seeking a waiver of the setback requirement in this location
to allow development of a hospital structure across the block. See MIMP Figure 20 at 47.

49.  MIMP Tables 5 through 12 at pages 36-45 summarize the setbacks for each block within
the proposed MIO, and Figures 10 through 18 at pages 34-44 depict them. Along most street
frontages, the MIMP proposes ground level setbacks of seven to 10 feet, with an additional 10-
foot upper-level setback for heights above 45 feet. Along Madison Street, the upper-level setback
would be 40 feet. The MIMP proposes setbacks from the Baroness Hotel of 20 feet on the east
side and 40 feet on the south side. In accordance with the Code, the MIMP shows no ground
level structure setback from the alley west of 9th Avenue, and shows an upper-level setback of
10 feet above 45 feet in height. However, Virginia Mason has agreed to a CAC recommendation
that would increase those setbacks to seven and 12 feet, respectively.

50.  Facade Width, Floor Size and Building Separation. Because hospital functions normally
require larger floor plates than those typically found in high rise residential structures, the MIMP
proposes elimination of Code-imposed limits on building facade width, floor size, and building
separation in the HR zones. Virginia Mason intends to rely on setbacks, modulation
requirements, and the Design Guidelines to mitigate height, bulk and scale impacts.

51. Street-Level Uses and Facades in the NC Zone. Within the underlying NC3/P zone along
Madison Street and Boren and Terry Avenues, the MIMP proposes to meet Code-required
standards for street level uses and facades.

52. Lot Coverage. The underlying HR and NC3 zones do not regulate lot coverage. The

MIMP defines the maximum available building envelope on any single site through identified
setbacks and open space. The existing campus-wide lot coverage is approximately 98%, with 1.9

10
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percent of the campus in open space. The MIMP proposes that a minimum of 4% of the campu.
be dedicated open space, which would result in a campus-wide lot coverage of 96%.

53.  Landscaping and Open Space. The MIMP proposes to add 6,600 square feet of open
space to the existing 9,400 square feet of campus open space. The existing 3,400 square feet of
public open space just west of the Lindeman Pavilion will be expanded to a public open space
plaza of approximately 10,000 square feet. See MIMP Figure 21 at 51. Virginia Mason will
work with both Horizon House and the SAC to identify the location, design, and accessibility of
the space. Landscaping standards for the underlying HR zone require a Green Factor score of .5
or greater for residential development of more than one dwelling unit. The MIMP proposes that
Virginia Mason not be required to comply with this Green Factor unless it develops housing.
However, Virginia Mason would comply with Green Factor requirements for new commercial
uses in the NC3/P zone along the southern half of the 1000 Madison block.

54.  Landscaping within the existing MIO is located in planting areas adjacent to buildings,
courtyard entrances, and within the landscaped open space area adjacent to the Pigott Corridor,
which connects Freeway Park to University Street and 9th Avenue. Virginia Mason and Horizon
House will continue to maintain this landscaped area under an agreement with the City's Park
and Recreation Department. Virginia Mason has also embarked on a multiyear project to upgrade
its landscaping and will involve the SAC in this effort. Virginia Mason proposes to incorporate
landscaping within building setback areas and will consider green roofs and building terraces
where feasible. MIMP Figure 21 at page 51 shows Virginia Mason's existing and future
landscape and open space plans and also includes key pedestrian corridors.

55.  Pedestrian and Bicycle Circulation. Pedestrian and bicycle circulation are addressed at
page 59 of the MIMP. Some "Key Pedestrian Streets" identified in the First Hill Neighborhood
Plan are included within the existing and proposed MIO boundaries. The MIMP notes the few
‘connections across Interstate 5 between First Hill and downtown, the steep. slopes that that limit
the usefulness of some streets for bicyclists, and the need for pedestrian and bicycle
improvements on others. The MIMP proposes to strengthen pedestrian connections at street level
with a focus on the connection between the Pigott Corridor and the intersection of Madison
Street and Boren Avenue to the southeast, and the intersection of Madison Street and 9th Avenue
to the south. A recommended condition requires that pedestrian facilities be upgraded to existing
City standards as individual blocks or frontages are developed along any street within the MIO.
Accessibility will also be evaluated and ADA accessibility measures included where feasible.
The existing "Breezeway," which connects Spring and Seneca Streets at Terry Avenue, will
remain open to pedestrians at all times. '

56.  Virginia Mason's Transportation Management Program supports bicycle use by
employees, and a large percentage of them commute by bike. Virginia Mason also offers bicycle
parking at each major building entrance. The need for additional bicycle amenities and bicycle
access will be considered in the programming for each new building under the MIMP. :

57 View Corridors. Boren Avenue and Interstate 5 are both SEPA- designated scenic routes

in the vicinity of the MIO. Development under the MIMP would not impact westerly views from
Interstate 5 because of its elevation relative to Virginia Mason. Setbacks provided in the MIMP

11
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would protect westerly views from Boren Avenue along University, Seneca, Spring, and
Madison Streets. There is an existing skybridge across Seneca Street. As noted above, the MIMP
anticipates other potential skybridges, and the FEIS includes visual simulations of them. A more
detailed analysis of their visual impact would be part of each project level review.

58.  Development under the MIMP would not affect street-level views of any of the four
historic landmarks in the vicinity, but views of the upper floors of both the Baroness and
Sorrento Hotels would be affected. The FEIS includes an analysis of these impacts, but a more
detailed review would be done at the project level. The FEIS notes that westerly views from First
Hill Park toward downtown and Elliott Bay along University Street would be affected by
development under the MIMP. FEIS at 3.6.1-4.

59.  Preservation of Historic Structures. Of all the buildings on the Virginia Mason Campus
that are over 25 years old, only the Baroness Hotel has been designated a historic landmark. The
Cassel Crag Apartments and the Inn at Virginia Mason/Rhododendron Restaurant have been
nominated, but were not designated. Existing controls and incentives address alterations or
significant changes to the exterior of the Baroness Hotel, and adjacent development will be
reviewed by the Landmarks Preservation Board. The landmark status of other buildings would be
reviewed as each site within the MIO is proposed for redevelopment.

60.  Loading and Service Facilities. Under Table A for SMC 23.54.035, the 3 million gross
square feet proposed by the MIMP at buildout would require 22 offstreet loading berths. Because
Virginia Mason has worked to maximize delivery flows, and multiple campus buildings share
four common central loading areas, Virginia Mason has asked the Director to waive loading
berth formulas and requlre only capacity sufficient to meet actual need as established durmg
project review.

61. Tfansit Access. Virginia Mason is served by multiple buses on Madison and Seneca -
Streets and 9th and Boren Avenues, and a stop for the First Hill streetcar line will be located
nearby, at Broadway Avenue and Marion Street. Existing Metro transit stops adjacent to Virginia
Mason property are shown on MIMP Figure 22 at page 61. The MIMP states that Virginia
Mason will work with Metro Transit concerning potential improvements that could be
implemented as street frontages are developed. Madison Street is designated as a Major Transit
Street for which a bus rapid transit line is proposed. To provide for high pedestrian volume, the
MIMP proposes 10-foot setbacks along Madison, which will yield an 18.5-foot space between
the building facade and curb. The MIMP also proposes public amenities within the space, such
as street trees, landscaping, pedestrian-scale lighting, street furniture, weather protection, special
paving, art, and wayfinding.

Transportation Management Program

62.  The Transportation Management Program (TMP) is found at MIMP pages 101 through
108. Virginia Mason's 1994 TMP achieved a single occupancy vehicle rate of 27%, with 46% of
employees using the bus or rail to get to work, and 10% bicycling or walking. The proposed
TMP is a continuation of the 1994 TMP with enhancements. A comparison of the TMP elements
is found at MIMP pages 103 through 108.
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Conclusions

1. The Hearing Examiner has _]uI‘lSdICtIOI’l over this matter pursuant to Chapters 23.69 and
23.76 SMC.

2. The Director's report, Exhibit 11, includes a detailed analysis of the proposed MIMP in
accordance with the criteria included in SMC 23.69.032.E, and of the proposed rezones pursuant
to- SMC 23.34.008 and .124. Except as otherwise indicated, the Director's analyses are adopted.

3. The intent of the Comprehensive Plan's Major Institution Goals and Policies, and the
Major Institution Code, Chapter 23.69 SMC, is to balance public benefits of a major institution's
growth and change with the need to protect the livability and vitality of adjacent neighborhoods.

4, Virginia Mason's assessment of its need for growth is reasonable in light of the age of its
existing facilities, regional growth, the increasing health care needs of an aging population, and
the physical space demands associated with current health care delivery. A peer review of
Virginia Mason's expansion program by an architecture and planning firm and a consulting firm
specializing in healthcare planning determined that the MIMP was within the range of acceptable
planning for similar replacement hospitals, but was planning at the low end of current standards
for hospital programmmg See Exhibit 14.

5. The public benefits of Virginia Mason's proposed growth and expansion are described in
the - record and include: increased employment opportunities; continued provision of
uncompensated care, community health improvement services, subsidized health care services, a
comprehensive environmental stewardship program; expanded facilities for medical research;
continued support for medical education; an enhanced TMP; and enhanced open spaces,
landscaping, and pedestrian amenities throughout the campus, which will be available to the -
public.

6. The proposed boundary expansion to the 1000 Madison block has drawbacks. For
example, it would increase the MIO by 1.41 actres, result in the demolition of 62 units of housing
affordable to low-income individuals, impact views of two landmarks, and bring the Virginia
Mason campus to Madison Street, a key commercial corridor for the neighborhood, where it
would face the Swedish Medical Center MIO diagonally across the street. However, Virginia
Mason's existing campus is relatively small and compact. Further, the evidence supports Virginia
Mason's assertion that it needs space outside its existing campus on which to construct a
replacement hospital, adjacent to emergency services in the Jones Pavilion, before it can
demolish the existing hospital and repurpose that space. The record shows that Virginia Mason
could achieve its institutional goals and development needs within its existing boundaries only
through additional heights and bulk that were not acceptable to the CAC or the community.

7. The proposed rezones should be approved. One would correct the mapping error in the-
boundary line of the Terry Avenue/University Street parking lot and expand the MIO 240 height
to the 20-foot strip of Lot 8 under Virginia Mason ownership. The other would expand the MIO
to incorporate the 1000 Madison block (bounded by Boren and Terry Avenues and Madison and
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Spring Streets) and extend the MIO 240 height to that block, with the Baroness Hotel
conditioned to 80 feet. The rezone of the 1000 Madison block was shown to be consistent with
applicable rezone criteria. It could have bulk and scale impacts, but those will be mitigated by
the setbacks proposed for the Baroness Hotel and Madison Street, by the Design Guidelines, by
attention to edge conditions as prescribed in the MIMP, and by the conditions recommended
below.

8. To maintain the housing stock of the City, the Code prohibits new or expanded MIO
boundaries that would result in the demolition of residential structures unless comparable
replacement housing is proposed. The Director's Report analyzes the issue of "comparability"
and suggests a condition addressing it. The CAC expressed a strong preference that replacement
housing be "affordable" and asked for a voluntary goal that 15 units, or 25 percent of all housing
constructed as replacement, would be affordable to those making less than 80% of the median
area income. As noted, the minority report expressed the opinion that all replacement housing
should be as affordable as the existing units in the Chasselton Court Apartments.

9. Maintenance of the City's low-income housing stock is a complex issue. The Chasselton
Court units are market-rate apartments that are affordable to.low-income individuals only
because of their location in a privately owned, substandard building and the availability of
similar housing in the neighborhood. Further, existing codes would not allow construction of
units that were truly "comparable" to those in the Chasselton Court. Consequently, replacement
units will inevitably exceed the existing units in structural integrity, quality of construction,
desirability, and construction cost.

10.  The recommended housing condition accommodates the CAC's strong preference that all
replacement housing be located on First Hill. The language also allows, but does not require, a
voluntary goal that 25% of the replacement housing be affordable to those earning less than 80%
of the area median income. The recommended condition is similar to those imposed on two
recently approved master plans, and it represents an appropriate balance of the factors included
in the concept of "comparable" replacement housing.

11. ~ The MIMP is consistent with the Comprehensive Plan, and the proposed development is
consistent with the Goals and Policies under the Education and Employability and Health in the
Human Developmeént Element. These, as well as economic development goals and policies, are
discussed in MIMP Appendix B, and in the Director's Report at pages 37-38.

12.  The MIMP components comply with the Code and should be approved subject to the
recommended conditions. The development program is consistent with SMC 23.69.030. The
development standards further the goals and objectives of the MIMP and the Major Institution
Policies. The TMP includes the required elements and satisfies SMC 23.54.016. The Design
Guidelines, which were very important to the CAC and the community, will guide SAC review
of development under the MIMP.

13.  All environmental issues have been adequately addressed in the MIMP and the Director's
recommended conditions.
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14. With the recommended conditions, the proposed MH\/[P fulfills the intent and
requirements of the Major Institution Code and should be approved.

DECISION

The Council hereby approves the proposed MIMP for V1rg1ma Mason Medical Center Clerk
File 311081, subject to the following conditions:

Master Plan

1. The Standing Advisory Committee (SAC) will review and comment during the schematic
and design stage of all proposed and potential projects intended for submission of applications to
the City as follows: Any proposal for a new structure greater than 4,000 square feet or building
addition greater than 4,000 square feet; proposed alley vacation petitions; and proposed street use
term permits for skybridges. Design and schematics shall include future mechanical rooftop
screening. The SAC will use the Design Guidelines checklist (Appendix E) for evaluation of all
planned and potential projects outlined in the MIMP.

2. The goal for the TMP is to maintain the employee SOV rate below 30 percent.

3. Prior to Master Use Permit submittal of the Madison block .redevelopment, submit to
SDOT for review and acceptance a concept streetscape design plan for the north side of Madison
Street between Boren and Terry Avenues. Virginia Mason shall submit a draft of the Plan to the
SAC for its review and comment concurrent with review by SDOT.

The plan shall be consistent with the provisions of the Seattle Right-of-Way Improvements
Manual. Elements of the plan must include, but are not limited to: a minimum 18-foot-wide
sidewalk; street trees and landscaping; continuous facade-mounted overhead weather protection;
seating and leaning rails; pedestrian scaled lighting; transit patron amenities, such as real-time
bus arrival displays; and wayfinding that directs pedestrians to campus uses and the Bus Rapid
Transit on Madison, as well as other transit options, such as the First Hill Street Car and transit
connections to Sound Transit light rail.

4. Prior to approval of the first Master Use Permit for development under the final MIMP,
submit to DPD for review and approval a comprehensive wayfinding plan incorporating entry
points to and through the campus for pedestrians, bicyclists and motorists. DPD shall consult
with SDOT in its review. Virginia Mason shall submit a draft of the Plan to the SAC for its
review and comment concurrent with review by SDOT.

5. Virginia Mason shall coordinate with King County Metro to ensure existing transit stops
are not impacted by development.

0. Current transit stops shall be incorporated into street improvement plans that are

submitted with development. Amenities, such as benches and landscaping, should be provided
and maintained by Virginia Mason.
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7. Virginia Mason shall provide and maintain recycling and trash receptacles at any bus stop
directly abutting Virginia Mason development.

8. Prior to issuance of a Master Use Permit for redevelopment of the Lindeman block,
Virginia Mason shall present the open space plan to the SAC and Horizon House for review and
comment and obtain DPD approval of the plan. Provision of a total of 10,000 square feet of open
space on this block is a requirement of development approval of the plan.

9. In the event a development footprint on the Lindeman block would preclude 10,000
square feet of public open space on that block, Virginia Mason shall submit a plan for review and
comment by the SAC that shows Virginia Mason's actual open space plan for this site and where
the remaining open space requirement would be provided. Prior to issuance of a Master Use
Permit for the Lindeman block site, or for any development or addition exceeding 4,000 square
. feet on the site, Virginia Mason shall present the open space plan to the SAC for review and
comment and obtain DPD approval of the plan. Provision of this open space shall be a
requirement of development approval of the plan. Relocation of open space from the Lindeman
Pavilion block to another location within the campus shall include an open space concept plan,
including a Shadow Study, for the new location and will be reviewed as a minor amendment to
the Master Plan.

10. No un-modulated facade shall exceed 110 feet in length. Modulation shall be achleved by
stepping back or projecting forward sections of building facades. Modulation shall be
perceivable at the building block scale, which is identified in the Design Gu1dehnes as 200-400
feet.

11 ~ With each Master Use Permit application, and each skybridge term permit application,
Virginia Mason shall provide an updated view corridor analysis for that specific project.

12..  Specific buildings have been conditioned to have lower height limits than MIO 240
(Benaroya Institute, Lindeman, Jones Pavilion and the Baroness Hotel). Conditioned heights are
shown on page 47 of the MIMP. Existing buildings, and any future buildings that have not been
identified in the MIMP, may not exceed the conditioned height limits on these sites. Any request
to change the conditioned heights shall require a major amendment to the MIMP.

13.  No new surface parking lots are included in the MIMP. Any change of use within the
MIO to surface parking for up to six months shall be considered a minor amendment to the
MIMP. Such a change of use for a period greater than six months shall be considered a major
amendment.

14. For new construction, the mechanical equipment, screening, and penthouses, with the
exception of minor plumbing and ventilation stacks, may not exceed the MIO height limit of 240
feet or the conditioned height, whichever is lower.

15.  With each subsequent Master Use Permit application, Virginia Mason shall provide an

analysis of the impacts of parking driveways, loading and service area drives, and pick-up/drop-
off areas on pedestrian and vehicular flow on the surrounding sidewalks and streets. Appropriate
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design measures shall be identified and mplemented to avoid adverse impacts to pedestrians,
‘bicyclists and motorists.

16.  Five years after the effective date of the MIMP, and every five years thereafter, Virginia
Mason shall hold a public meeting to review its annual report and other information intended to
illustrate the status of MIMP implementation. The meeting shall be held in conjunction with a
- meeting of the SAC, and shall be widely advertised to the surrounding community and include
the opportunity for public comment.

Revisions to MIMP Text

17.  Revise page 32, text under Proposed Structure Setbacks, Figures 10 and 14 and Table 8
of the Final MIMP to state and show graphically that the future building located on the Ninth
Avenue Garage redevelopment site will have a maximum depth (east/west) of 93 feet. The east
and west lower and upper level building setbacks shall be based on the merits of the building
design and by balancing the needs of the residents to the west and the needs of the pedestrian
experience on 9th Avenue. A minimum setback of seven feet shall be required for portions of the
building 45 feet or less in height and 12 feet for portions of the building above 45 feet in height.

18.  Revise Figure 10 (page 34 of MIMP) to remove the area that éppears to be an alley but is
actually an existing driveway, and correct the setbacks shown on the east side of the Cassel
Crag/Blackford Hall site to 7' for portions of building <45' and 20’ for portions of building >45'.

19.  Revise Figure 12 (page 37 of MIMP) to remove the notation of "alley" on the east side of
the Cassel Crag/Blackford Hall site. The area is an existing driveway.

20.  Revise Table 6 (page 37 of MIMP) Proposed Building Setbacks - Cassel Crag/Blackford
Hall Block, row labeled "Abutting an Alley". Replace this label with "Abutting an Interior Lot
Line". The Code language shall read "Land Use Code requires 7' average/5' minimum setback
for portions of buildings <45' in height and 20" for portions of buildings >45" in height". The
"Street/Avenue" column shall be changed from "Alley" to "Interior Lot Line". In the columns
under Virginia Mason's proposal, change "0" to "7" feet for portions of structure <45' and change
"10" to "20" feet for portions >45'.

21.  On page 50 of the MIMP under Street-Level Uses and Facades in NC zones, the last
sentence of the second paragraph shall be amended as follows:

"If the proposed expansion to include the 1000 Madison block is approved, Virginia Mason
intends to consider any of the following uses for potential location at street level along Madison
Street and the portions of Boren and Terry Avenues within the NC-3 zoning and would be in
compliance with the underlying zoning: medical services such as optical, eating and drinking
establishments, retail sales and services, indoor sports and recreation, or perhaps lodging uses or
additional open space."

22.  Onpage 54, the fourth sentence of the third full paragraph shall be amended as follows:
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and replacmg trees as needed over time.

23.  Onpage 79, the second sentence of the last paragraph in the description of the Chasselton
Court Apartments shall be corrected as follows:

"The majority of the apartments are studio apartments (55 units) with six-seven one-bedroom
apartments."

24.  On page 80, the description of Virginia Mason's housing replacement proposal shall be
replaced with the following:

Virginia Mason’s housﬁlg replacement shall:

e Provide a minimum number of units equal to the number of units in the
Chasselton Court apartments (62 units);

e Provide no fewer than seven one-bedroom units and no units smaller than the size
of the studio units in the Chasselton Court apartments; o

e Include a minimum of 31,868 net rentable square feet, equivalent to that in the
Chasselton Court apartments;

e Be of a construction quality equal to or greater than that in the Chasselton Court
apartment units; and ‘

e Be located within the greater First Hill neighborhood, defined as the area between
Interstate Highway 5 on the west, Pike Street on the north, 12th Avenue and
Boren Avenue on the east, and the south boundary of Yesler Terrace on the south,
as shown outlined in a broken black line on Figure 1 at page four of the MIMP.

Revisions to Desien Guidelines (Appendix E)

25.  On page 44, the following sentence shall be added at the beginning of the first paragraph
on the right side of the graphic: "The views of upper level facades are of great importance to
residents in surrounding highrise buildings." :

26.  On i)age 45, amend 2.b "Multiple Views," as follows:
Design buildings, including rooftops, street level facades, and upper level facades with

‘consideration of how they will appear to viewers from surrounding residential buildings, non-
motorized travelers at street level, and motorized travelers.,

27. On-page 74, under 5.a, "Consider the building from multiple vantage points," add "Views
of Upper Level Facades".
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Recommended Conditions - Rezone

28. - The underlying street-level development standards for commercial zones shall apply, per
SMC 23.47A.008, to all street-facing facades in the underlying NC3-160 Pedestrian designated
zones including Madison Street and portions of Boren and Terry Avenues.

29.  In the event that development occurs along Madison Street, all existing businesses facing
termination of leases and relocation shall: 1) be provided assistance from both the City of Seattle
Office of Economic Development and Virginia Mason to identify available spaces in the
surrounding areas for permanent or interim relocation; and 2) receive advance notice of the
availability of lease space in the completed development. Virginia Mason is encouraged to
continue leasing the existing commercial structures on the 1000 Madison Block until they are
~demolished for new construction.

30.  Before Virginia Mason‘may receive a permit to demolish the Chasselton or change the
use of the Chasselton to a non-residential major institution use, DPD must find that V1rg1ma
Mason has performed either of the following two options:

a. Virginia Mason has submitted or caused to be submitted a building permit application
or applications for the construction of comparable housing to replace the housing in
the Chasselton. The building permit application(s) for the replacement housing
project(s) may not include projects that were the subject of a MUP application
submitted to DPD prior to Council approval -of the MIMP. Minor involvement by
Virginia Mason in the housing project, such as merely adding Virginia Mason's name
to a permit. application for a housing project, does not satisfy Virginia Mason's
obligation under this optlon If Virginia Mason chooses performance option a, it is
encouraged to:

e Contributeto the housing replacement project in' a manner that will assure that
at least 10% of the units (i.e., a number equal to 10% of the demolished units,
or a total of 7 units) will be rented for at least 10 years at rates affordable to
persons earning less than 80% of the median area income; and

e Utilize a design that allows the project to compete effectively for public and
private affordable housing grants and loans. This design provision is not
intended to discourage creative solutions, such as siting affordable units in
high-rise buildings otherwise containing market rate housing. Virginia Mason -
may not receive credit in fulfillment of the housing replacement requirement
for any portion of the housing replacement cost that is financed by City funds.
However, any City funds spent in excess of construction costs to provide
affordability in what would otherwise be market-rate replacement units (i.e.,
to "buy down" rents in the completed bulldmg) shall not disqualify units as
replacement housing under this condition.

b. Virginia Mason has paid the City of Seattle to finance the construction of comparable
replacement housing. Payment to the City under this option b shall be subject to the
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provisions of the City's Consolidated Plan for Housing and Community Development .
and the City's Housing Levy Administrative and Financial Plan in existence at the
time the City assists in financing the replacement housing. The Office of Housing
shall devote all funds provided by Virginia Mason under this option b to a project or
projects within the greater First Hill Neighborhood. Under this option b, Virginia
Mason may elect either:

e Within two years of MIMP approval, to pay the City of Seattle $4,460, OOO to
help fund the construction of comparable replacement housing; or

e More than two years after final MIMP approval, to pay the City of Seattle
35% of the estimated cost of constructing the comparable replacement
housing. The estimated cost shall be determined by DPD and the Office of
Housing based on at least two development pro formas prepared by an

~ individual(s) with demonstrated expertise in real estate financing or
development. The determination of the estimated cost by DPD and the Office
of Housing is final and not subject to appeal. :

For purposes of performance option a and of performance option b, the replacement housing
must: '

a. Provide a minimum number of units equal to the number of units in the Chasselton
Court apartments (62 units);
b. Provide no fewer than seven one-bedroom units and no units smaller than the size of
- the studio units in the Chasselton Court apartments;
c. Include a minimum of 31,868 net rentable square feet, equlvalent to that in the
Chasselton Court apartments; -
d. Be of a construction quality equal to or greater than that in the Chasselton Court
apartment units; and
- e. Be located within the greater First Hill neighborhood, defined as the area between
Interstate Highway 5 on the west, Pike Street on the north, 12th Avenue and Boren
. Avenue on the east, and the south boundary of Yesler Terrace on the south, as shown
outlined in a broken black line on Figure 1 at page four of the MIMP.

- DPD shall submit all proposals for replacement housing to the Standing Advisory Committee for
review and comment. At the discretion of the City, the submlttal may exclude financing details
and related information.

During Construction for Future Development - Air Quality ‘

31.  Site development would adhere to Puget Sound Clean Air Agency's regulations and the
City's construction best practices regarding demolition activity and fugitive dust emissions,
including the following:

a. As necessary dunng demolition, excavatlon and construction, sprinkle debris and
exposed areas to control dust
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b. Asnecessary, cover or wet transpbrted earth material;

c. Provide quarry spall aréas on-site prior to construction vehicles exiting the site;
d. Wash truck tires and undercamages prior to trucks traveling on C1ty streets;

e. Promptly sweep earth tracked or spilled onto Clty streets;

f. monitor truck loads and routes to minimize dust-related impacts;

g. Use well-maintained construction equipment and vehicles to reduce emissions from
such equipment and construction-related trucks;

h. Avoid prolonged periods of vehicle idling; and,

1. Schedule the delivery and removal of construction materials and heavy equipment to
minimize congestion during peak travel time associated with adj acent streets. ‘

During Construction for Future Development - Noise

32. A Construction Management Plan (CMP) shall be provided with each development
proposal. The CMP would be coordinated with the DPD Noise Abatement Office (DPD), SDOT
and VMMC. The Construction Management Plan shall be included in any information provided
to the SAC for any new structure greater than 4,000 square feet or building addition greater than
4,000 square feet. The following elements shall be included in the CMP if applicable. The plan
would include the following elements:

a. Construction Communication Plan - Prior to the initiation of the first major project
under the Plan, V1rg1ma Mason, in close coordination with the Standing Advisory
Committee, shall develop an overall construction communication plan. This plan shall
include a Contact person and Community Liaison. The Chair of the Standing
Advisory Committee will also be included in the Construction Communication Plan
associated with site-specific development along with the Contact person and
Community Liaison.

b. Construction Hours and Sensitive Receivers - identify demolition and construction
activities within permissible construction hours. -

c. Construction Noise Requirements - all demolition and construction activities shall
conform to the Noise Ordinance, except as approved through the variance process.

d. Measures to Minimize Noise Impacts - list of measures to be implemented to reduce

or prevent noise impacts during demolition and construction activities during standard
and non-standard working hours.
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e. Construction Milestones - a description of the various phases of demolition and
construction, including a description of noise and traffic generators, and anticipated
construction hours for each phase.

f. Construction Noise Management - identify techniques to minimize demolition and
construction noise including: timing restrictions, noise reduction construction
technologies, process modifications. These techniques may go beyond code
requirements and could include the following: ‘

Using properly sized and maintained mufflers, engine intake silencers, engine
enclosures, and turning off idle equipment. Construction contracts can specify
that mufflers be in good working order and that engine enclosures be used on
equipment when the engine is the dominant source of noise.

Stationary equipment could be placed as far away from sensitive receiving
locations as possible. Where this is infeasible, or where noise impacts are still
significant, portable noise barriers could be placed around the equipment with

" the opening directed away from the sensitive receiving property. These

measures are especially effective for engines used in pumps, compressors,
welding machines, and similar equipment that operate continuously and
contribute to high, steady background noise levels. In addition to providing
about a 10-dBA reduction in equivalent sound levels, the portable barriers
demonstrate to the public the contractor's commitment to minimizing noise
impacts during construction.

Substituting hydraulic or electric models for welding and impact tools such as
jack hammers, rock drills and pavement breakers where feasible could reduce
construction and demolition noise. Electric pumps could be specified if pumps
are required. '

Although, as safety warning devices back-up alarms are exempt from noise
ordinances, these devices emit some of the most annoying sounds from a
construction site. One potential mitigation measure would be to ensure that all
equipment required to use backup alarms utilize ambient-sensing alarms that
broadcast a warning sound loud enough to be heard over background noise --
but without having to use a preset, maximum volume. An even better
alternative would be to use fixed volume or ambient-sensing broadband
backup alarms instead of typical pure tone alarms. Broadband alarms have
been found to be very effective in reducing annoying noise from construction

“sites. Requiring operators to lift rather than drag materials wherever feasible

can also minimize noise from material handling.

Construction staging areas expected to be in use for more than a few weeks
should be placed as far as possible from sensitive receivers, particularly
residences. Likewise, in areas where construction would occur within about
200 ft. of existing uses (such as residences, schools/classrooms, and noise-
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sensitive businesses), effective noise control measures (possibly outlined in a
construction noise management plan) should be employed to minimize the
potential for noise impacts. In addition to placing noise-producing equipment
as far as possible from homes and businesses, such control could include
using quiet equipment and temporary noise barriers to shield sensitive uses,
and orienting the work areas to minimize noise transmission to sensitive off-
site locations. Although the overall construction sound levels will vary with
the type of equipment used, common sense distance attenuation should be
applied. Additionally, effort could be made by VMMC to plan the
construction schedule to the extent feasible with nearby sensitive receivers to
avoid the loudest activities (e.g., demolition or jack- hammering) during the
most sensitive time periods (10 PM to 7 AM weekdays, 10 PM to 9 AM
weekends). A construction noise management plan would again be an
appropriate location to identify these types of conflicts and establish less-
intrusive construction schedules.

During Cdnstruction for Future Development - Historic Resource

33.  Care should be taken in order to avoid structural damage to nearby buildings that could
occur due to construction-related vibrations and/or earthwork. Excavation, earthwork, pile
driving etc. should be designed and/or monitored to minimize and/or immediately address any
such impacts to historic properties. Monitoring could include crack monitors, periodic
observation, and photography to document the structural integrity of historic buildings and
determine whether there was resulting damage of interior or exterior finishes, or exterior
masonry and/or framing. If such damage occurred, repalrs should be made to the affected
buildings.

34.  Care should be taken in order to avoid or limit the introduction of atmospheric elements
“that could alter and/or potentially damage historic building fabric or architectural features of
historic resources. Construction activity could be monitored in order to prevent and address any
such impacts to hlstonc properties. Dust control measures would be mplemented

During Construction for Future Development - Traffic and Parking

-35. Development and Implementation of a Construction Management Plan (CMP) for -
proposals that require demolition and/or construction that affects on or off site parking, existing
pedestrian, bicycle, and vehicular circulation patterns or transit routes or stops. The CMP would
be coordinated with DPD, SDOT and VMMC. The following elements shall be mcluded in the
CMP, if applicable:

a. Construction Parking Management - Implementation of a construction - parking
management program to identify off-site parking supplies for construction workers
and minimize impacts to VMMC parking supplies and surrounding public parking
supplies.
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b. Construction Traffic/Street and Sidewalk Closures - demolition, earthwork
excavating, concrete and other truck routing plans will be developed and submitted
for approval through SDOT for site-specific development. Truck routing plans may
include limitations on hauling of debris, earth and construction materials during peak
hours. Traffic and pedestrian control signage and flaggers will be used as necessary to
facilitate traffic and pedestrian flow per the requirements of any street use permit
issued by SDOT. Sidewalk closures maybe required to protect the public or provide
site access during construction. If such closures are necessary, a plan specifying
phasing and timing will be submitted to SDOT for approval. Other mitigation
measures could include:

. Coordinate with Metro transit relative to construction activity that could affect

transit service proximate to the project site.

Where existing sidewalks or walkways are temporarily closed during
construction, develop alternative routes to maintain pedestrian circulation
patterns. : -

Enclose construction sites with a cyclone fence and cover walkways with
staging for pedestrian safety.

Include a parking provision in construction contracts between VMMC and the -
general contractor and between the general contractor and subcontractors,

such as specifying where construction workers should park, shuttles, etc.

Minimize any lane closures on Madison, Boren, and Seneca.

To the extent possible, schedule deliveries at off peak times to avoid
© congestion.

Develop a parking phasing plan to minimize dlSI'U.pthl’lS to the parking supply
serving VMMC patients and visitors.

Restrict peak period truck traffic.

During Construction for Future Development - Public Services

36.  The portions of the site that are under construction during phased redevelopment could be
" fenced and lit, as well as monitored by surveillance cameras to help prevent construction site
theft and vandalism.

37.  During demolition and construction, recycle construction and debris waste to the extent
‘feasible, based on the existence of hazardous materials.
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During Operation

Noise : )

38.  Potential noise impacts from emergency vehicle sirens are exempt from the City noise
limits. However, VMMC, commercial ambulance companies, Medic One and the City should
work jointly to address ambulance-related noise impacts between midnight and 6 AM.

39.  Potential noise impacts could also result from new HVAC equipment and other
mechanical equipment associated with new or renovated facilities and from loading docks and
any refuse-hauling sites near off-site receivers. The following processes could be implemented to
reduce the potential for noise impacts from these sources and activities.

a. Select and position HVAC and air handling equipment to minimize noise impacts and
maximize noise reduction to the extent possible. When conducting analyses to ensure
compliance with the Seattle noise limits, assess sound levels as they relate to the
nearest residential uses and any adjacent commercial locations.

b. Locate and control exhaust vents for all underground parking facilities to reduce noise
at both on- and off-site residential uses and to ensure comphance with the City noise
limits.

c. Design and site loading docks with consideration of nearby sensitive receivers and to
ensure that noise from truck traffic to and from the docks and from loading activities
would comply with the City noise limits. In locations where loading docks are located
near on- and off-site sensitive receivers, evaluate the feasibility of mitigation
measures such as implementing restrictions to limit noisy activities associated with
deliveries to daytime hours.

d. To the extent feasible, design garbage and recycling collection to minimize or
eliminate line-of-sight to nearby sensitive receivers. In addition, work with the
collection vendors to schedule collections at appropriate (i.e., least intrusive) times.
For example, garbage and recycle hauling contracts could specifically limit pickups to
daytime hours so as to avoid potential noise impacts from such activities at night.

40.  Minimize the potential for noise impacts resulting from regular testing of emergency
generators by locating the equipment away from sensitive receptors, and equipping the
generators with noise controls, including-installation of a silencer on the power source and
mounting the generator on an isolation system to control ground borne vibration.

41.  Minimize the potential for noise impacts related to outdoor -maintenance activities by
ensuring outdoor maintenance is restricted to daytime hours, whenever possible. In addition,
- minimize the impacts of any noisy outdoor work, such as lawn mowing and leaf blowing, by
using the quietest available power equipment and limiting its duration when working near (e.g.,
within 200 feet) sensitive receivers. Finally, as redevelopment occurs, install exterior electrical
outlets at appropriate locations on campus to enable the use of electric power maintenance tools
when possible.

25



December 6, 2013
CF 311081 — Virginia Mason Medical Center MIMP
Council Findings, Conclusion-and Decision

Aesthetics

42.  Potential skybridges w111 be designed and constructed with materials that would
contribute to transparency of the skybridge to the extent possible in order to minimize potential
impacts to view corridors on campus. Height and width of skybridges will be limited to
accommodate the passage of people and supplies between buildings. Approval of the location
and final design of any skybridges will occur through the City's Term Permit process. '

Light and Glare

43.  Control light spillage and light trespass, mcludmg direct glare, through lighting design
‘measures, such as luminaire locations, light distributions, aiming angles, mounting heights, and
shielding. Direct the light from exterior hghtmg fixtures downward and/or upward and away
from off-site residential land uses:.

44.  Design new buildings with low reflective glass, window recesses and overhangs, and
facade modulation to limit light and glare impacts to pedestrians, motorists and nearby residents.

45.  Use street trees, landscaping and screening at ground level to obstruct reflected glare
from impacting off-site receptors.

46.  Include landscaping or screens at the edges of parking lots and parking structures 1:0
obstruct light and glare caused by vehicle headlights.

47.  Design street-level reta11 activities to shield light to minimize spilling over onto adjacent
residential areas.

48.  Equip interior lighting with automatic shut-off devices consistent with code, function and
safety requirements.

49.  Provide pedestﬁan—scale lighting consistent with code, function and safety requirements.
50. Where feasible, limit the amount of reflective surfaces.

Shadows

51.  To the extent feasible, orient the massing of the new buildings on adjacent campus open
spaces and offsite residential uses to minimize the potential shadow impacts to these campus
resources and offsite uses.

Historic Resources

52.  Prior to the approval of a demolition permit for a building that was constructed 50 years
ago or earlier, an historical analysis will be required to be submitted to the City. An analysis of
potential impacts caused by new buildings constructed adjacent or across the street from a
designated historic Landmark is also required at the time of Master Use Permit submittal, and
will be referred to DON for review and approval.
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Transportation

53.  As part of each project, ensure that pedestrian and vehicular circulation needs are
addressed in a manner consistent with the campus wayfinding plan. : '

54.  As part of each project, provide frontage improvements to ensure that pedestrian facilities
meet established city standards at the time of redevelopment. The extent of such improvements
should take into account 'priority design features' as described in the SDOT Right of Way
Manual and the intent of the VMMC Master Plan Design Guidelines.

55.  The redevelopment of the 1000 Madison Block under the Proposed Action is of particular
significance to the Madison Street corridor and should take into account the need for frontage
improvements that would support the planned 'High Capacity Transit Corridor' as well as
providing amenities that exceed code requirements that would enhance the pedestrian experience
along this segment of Madison Street. Such amenities could include seating areas, more
extensive landscaping than required by code, a transit stop shelter that is integrated with the
building design, retail uses that help activate the frontage, and weather protection.

56.  As part of the review process for master plan projects:

a. Apply updated TMP elements and assess TMP performance

b. Update MIMP parking requirements and reassess long-term campus parking supply
recommendations

c. Assess operational and safety conditions for proposed garage accesses and loadlng
areas

d. Assess pedestrian, truck, and vehicular circulation conditions, and 1dent1fy safety
deficiencies that could be remedled as part of the project under review.

‘e. Assess loading berth requuements and where possible consolidate facilities so that
the number of berths campus wide is less than the code requirement.

f. Assess truck delivery routes between VMMC and I-5 and along Boren Street and
other arterials to identify potential impacts to roadways along those routes.

g. Reduce the impact of truck movements on local streets and potential conflicts with
pedestrians by consolidating loading facilities and managing delivery schedules.

h. Evaluate proposed bicycle parking facilities through the following design elements :
* Bicycle parking access should be ramped and well lit.

¢ Bicycle parking should be located close to building entrances or elevators if in
a parking structure.
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Short-term general bicycle parking areas should be sheltered and secure

Long-term staff bicycle parking should be located in enclosures with secure
access. :

Staff lockers for bicycle equipment should be provided in long-term bicycle
parking areas.

Bicycle racks should be designed to allow a U-lock to secure the frame and
wheels to the rack. :

. Bicycle parking should be separated from motor vehicle parking.

Shower facilities and locker rooms should be close to the bicycle parking area.

57. . As part of the project level environmental review, evaluate the potential for increased
vehicular traffic and, if warranted by anticipated project impacts, implement the following
roadway improvements to mitigate impacts.

a. On 9th Ave from Madison to University Streets:

Add northbound and southbound left turn pockets at Madison Street/9th Ave
within the existing road width.

Signalize the intersection of Spring Street/9th Avenue and add a southbound
left turn pocket and northbound right turn pocket on 9th Avenue. As part of
the redesign of the intersection to add the turn pockets, work with King
County Metro to evaluate the relocation of the existing transit stop to optimize
commuter use and connections and avoid conflicts with access to Virginia
Mason facilities. Maintain pedestrian safety by including pedestrian crossing
beacons and controls and curb bulbs on Spring Street and on 9th Avenue if
there is adequate road width. Add northbound and. southbound left turn
pockets at Seneca Street/ 9th Ave within the existing road width.

Improve sidewalks and roadway crossings to enhance pedestrian safety as part
of frontage improvements when the 9th Avenue Garage and Buck Pavilion
sites are redeveloped.

b. On Seneca Street:

Signalize the intersection of Seneca Street/ Terry Ave when the hospital core .
is redeveloped and the south leg of the intersection is constructed as a garage
access.

Remove the Lindeman Garage access on Seneca Street and provide a new
access on 9th Avenue when the Lindeman Pavilion is expanded.
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c. At Spring Street/ 8th Ave, provide a northbound right turn lane within the existing
road width or shift the stop control to the northbound/southbound movements.

Public Services - Police

58.  Include permanent site design features to help reduce criminal activity and calls for
service, including: orienting buildings towards sidewalks, streets and/or public open spaces; -
providing convenient public connections between buildings onsite and to the surrounding area;
and, providing adequate lighting and visibility onsite, including pedestrian lighting.

59.  Apply Crime Prevention Through Environmental Design (CPTED) principles to the
development of its open space and public amenities to enhance the safety and security of the
areas. :

Public Services - Water/Sewer/Stormwater :
60.  Evaluate the impact of development on the sewer infrastructure from the development

site to where SPU's collection system connects to King County interceptors (approximately
4,500 LF downstream). .

61.  Consider the installation of low impact development measures such as bioretention cells
or bioretention planters to reduce the demand on stormwater infrastructure.

62.  Continue implementation of EnviroMason measures and other measures to reduce the
demand on water and sewer.

63.  Implement the VMMC's Goal and Objective - To build facilities that are resource-
efficient - Participate in the Seattle 2030 District challenge. Public Services - Solid Waste
Continue implementation of EnviroMason measures, VMMC's environmental stewardship
initiative, to include waste reduction programs, such as recycling operating room plastics, food
waste composting, hazardous waste recycling, and general office recycling.

Public Services -- Solid Waste -

64. Continue implementation of EnviroMason measures, VMMC's environmental
stewardship initiative, to include waste reduction programs, such as recycling operating room
plastics, food waste composting, hazardous waste recycling, and general office recycling.

Entered thié th day of ,2013.

President, Seattle City Council
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. FINDINGS AND RECOMMENDATION :
OF THE HEARING EXAMINER FOR THE CITY OF SEATTLE

In the Matter of the Application of - . CF 311081
VIRGINIA MASON MEDICAL CENTER

- for approval of a Major Institution Master Plan

Introduction

Virginia Mason Medical Center seeks approval of a new Major Institution Master Plan
and rezones to expand the boundary of the major institution overlay and correct a
mapping error. The public hearing 'on the application was held before the Hearing
Examiner (Examiner) on April 22, 2013. :

At the hearing, Virginia Mason Medical Center (Virginia Mason) was represented by
Thomas M. Walsh and Steven J. Gillespie, attorneys-at-law; and the Director of the
Department of Planning and Development (Director) was represented by Stephanie
Haines, Senior Land Use Planner. The record was held open for the Examiner’s site visit, -
which occurred on May 4, 2013. ' ‘

For purposes of this decision, all section numbers refer to the Seattle Municipal Code
(SMC or Code) unléss otherwise indicated. Having considered the evidence in the file
and visited the site, the Examiner enters the following findings of fact, conclusions and
recommendation on the application. '

Findings of Fact
Background

1. Virginia Mason is a nonprofit regional health care system that includes 460 primary
and specialty care physicians and a 336-bed acute-care teaching hospital. It employs
approximately 5,500 people. . : '

2. Virginia Mason is located just east of downtown, on the west slope of First Hill and
within the First Hill Urban Center Village. It has been in this location since 1920. The
campus slopes down from southeast to northwest and is bounded generally by University

“Street on the north, Spring Street on the south, Boren Avenue on the east, and the alley
west of 9™ Avenue on the west.

3. The surrounding neighborhood is a mix of medium- to high-density residential uses,
" medical and educational institutions, a few single-family residences, and commercial uses
centered on Madison Street. To the north, across University Street, is Horizon House, a
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continuing care retirement community, and Kindred Hospital. To the east are several
multifamily res1dent1a1 buildings and a private fraternal club. To the west, across the
alley from the 9% Avenue Parking Garage, are several multifamily residential buildings.
North of the Garage and adjacent to the Virginia Mason’s Benaroya Research Institute, is
a new multifamily residential building under construction. To the south is the “1000
Madison Block,” which Virginia Mason owns and proposes to mcorporate into its major
mstltutlon overlay MIO).

4. The 1000 Madison Block is comprised of a multifamily residential complex (the
Chasselton Court Apartments), a designated landmark (the Baroness Hotel), a small
accessory structure, and approximately 25,000 square feet of small scale retail uses
fronting Boren Avenue and Madison Street. Further south, across Madison Street, is the
Cabrini First Hill Senior Apartment structure. Diagonally across Madison is the Swedish
First Hill Medical Center MIO. West of the 1000 Madison Block and south of the main
Virginia Mason hospital are the Sorrento Hotel, also a historic landmark, and several
multifamily residential buildings. '

5. The neighborhood is  home to four of the City’s major institutions: Swedish Medical
Center; Harborview Medical Center; Seattle University; and Virginia Mason. See Exhibit
8, FEIS, Figure 3.4-3 at 3.4-9; Exhibit 9, Final Major Institution Master Plan (MIMP),
Figure 9 at 31.

6. In addition to its main campus and the 1000- Madison block on First Hill, Virginia
Mason owns a network of seven satellite medical facilities; support facilities located in
Georgetown, Bothell, and the Metropolitan Park West building in downtown Seattle; and
the Bailey-Boushay House, a skilled-nursing facility and chronic care management
program for people with HIV/AIDS and others suffering from life-threatening illnesses,
which is located approximately 2 miles outside the Virginia Mason MIO. Virginia
Mason leases space at 1111 Harvard Avenue for its employee day care program and
space on Spring Street, between Boylston and Harvard Avenues, for a playground.

Prior Major Institution Master Plan

7. Virginia Mason’s last major institution master plan was adopted in 1994 and expired
in 2004. It includes a single height district, MIO 240, which is higher than the 160-foot
base height of the underlying Highrise Residential zoning but lower than that zone's
maximum height of 300-feet. Pursuant to an agreement with Horizon House, also
expired, several locations within the MIO were cond1t10ned to heights between 95 feet
and 190 feet. See MIMP Figure 19 at 46.

8. The existing major institution master plan allowed construction of 1.66 million gross
square feet. The existing MIO includes 12 buildings with a total of approximately 1.23
million gross square feet spread over approximately 7.1 acres. See MIMP Table 2 at 24.
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9. Virginia Mason owns all of the land within the MIO except the public rights of way.
The MIO includes portions of Terry and 9 Avenues, and Seneca, Spring, and University
Streets. ‘

10. The Land Use Code prescribes a minimum of 1,667 parking stalls to serve the
existing development, but Virginia Mason provides 1,426 parking stalls, including 884
stalls on campus and 542 stalls leased at several nearby properties within 2,500 feet of the
MIO boundary. MIMP Figure 27 at page 72 shows the location of all Virginia Mason
leased parking. . _ ‘

Procedural Background and Environmental Review

11. Virginia Mason submitted a Notice of Intent to Prepare a New Master Plan on
August 23, 2010 and began work with the Department of Neighborhoods toward
formation of a Citizens Advisory Committee (CAC). The CAC held a total of 23
meetings over a period of two-plus years. Public correspondence and comments received
by the CAC are included with its Final Report, Exhibit 13.

12. Virginia Mason submitted a Concept-Plan to the Director on December 8, 2010.
Exhibit 2. The Concept Plan included several alternatives for discussion, and the first
CAC meeting occurred on December 16, 2010.

13. The Director began the environmentél review process with publication of a SEPA
determination of significance on January 6, 2011. Public scoping of the requisite
environmental impact statement occurred from January 6, through February 3, 2011.

From public comments and CAC input, the Director determined the issues and - .

alternatives to be analyzed in the draft environmental impact statement (DEIS) and final
environmental impact statement (FEIS). The comments are summarized in the Director’s
Report, Exhibit 11, at 6-8. :

14. Virginia Mason submitted a Preliminary Draft Master Plan to the Director on August
- 11, 2011. On November 19, 2011, Virginia Mason, the CAC and neighboring residents
met in an all-day design charrette and workshop to begin development of a set shared
goals and objectives for development of Virginia Mason within the neighborhood. These
goals and objectives formed the basis for development of design guidelines that would
implement them. The Final Design Guidelines include a table that ties each guideline to
the corresponding goal and objective. MIMP Appendix E at 49-65. The Standing
Advisory Committee (SAC) will use the Design Guidelines to review projects
implementing the MIMP and to monitor construction and construction impacts.

15. Virginia Mason submitted a second Preliminary Draft Master Plan on May 11, 2012.
On July 19, 2012, the Director published a notice of the availability of the Draft MIMP
and DEIS. Exhibits.4, 5 and 6. The Director held a public hearing on the draft-
documents on August 22, 2012, and the written comment period ended on September 3,
2012. A total of 12 comment letters were received, and four people testified at the
hearing. The FEIS includes a transcript of the hearing, all written comments on the DEIS
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and the Director’s responses to the public testimony and written comments. Exhibit 8 at
4-1 through 4-71 and 5-1 through 5-25.

16. A Final Master Plan was submitted to the Director and the CAC in December of
2012, and the Director published a notice of availability of the FEIS and Final Master
Plan on December 13 2012. Exhibits 7, 8 and 9.

17. The FEIS examines two. alternatives in addition to the no action alternative: The
preferred action (also referred to as Alternative 6b), which would involve adding
approximately 1.7 million square feet of gross floor area to an expanded MIO that
encompasses the 1000 Madison block; and a “no boundary expansion alternative” that
would add the same amount of gross floor area but locate it wrthm the existing MIO
boundary through increased hexghts and bulk.

18. The FEIS reviews the impacts to the affected environment in Section III. The land
use impacts of the preferred action and alternatives are reviewed at pages 3.4-12 through
3.4-22. Height, bulk and scale impacts are analyzed at pages 3.6.2-1 through 3.6.2-16,
and impacts to viewsheds are considered at pages 3.6.1-1 through 3.6.1-19. The FEIS
" concludes that the preferred action would have no significant unavoidable adverse land
use or height, bulk and scale impacts. Exhibit 8 at 3.4-22 and 3.6.2-16. As to views, the
FEIS concludes that potential skybridges included in both action alternatives would alter
identified view corridors. Exhibit 8 at 3.6.1-19.

19. The FEIS also evaluates the preferred action’s impact on housing, including loss of
the 62 units in the Chassleton Court Apartments. Exhibit 8 at 3.5-1 to 3.5-14. The 55
studio units are affordable to those with incomes at 50% to 55% of the median area
income, and the seven one-bedroom units are affordable to those earning 65% to 76% of
the median area income. Both groups would be considered “low-income” under HUD
Guidelines for the metro area. Exhibit 8 at 3.5-3 to 3.5-4. The FEIS includes a .
discussion of the factors that could be considered in determining what would be
“comparable” housing for replacement of the Chassleton Court units. Exhibit 8 at 3.5-12.

20. Transportation impacts are analyzed at pages 3.9-1 through 3.9-75 of the FEIS and
include an analysis of peak hour levels of service at 33 intersections in the vicinity and at
nine parking garage access points within the MIO boundary. In 2042, five signalized
intersections are forecast to operate at LOS E with the MIMP whereas three would
operate at that level with the no action alternative. Further, three intersections would
operate at LOS F with the MIMP compared to one intersection in the no action .
alternative. Congestion on 9™ Avenue, and the potential for vehicle/pedestrian/bicycle
conflicts at road crossings and mid-block locations, are also noted. The FEIS observes
that the key factor that will drive increases in campus-generated trips (and parking
demand) is anticipated increases in out-patient services to an aging population that will
frequently need to travel by car. Mitigation strategies are suggested, but long-term
solutions are left to citywide planning efforts that would address congestion through trip
reduction and corridor improvement strategies. Exhibit 8 at 3.9-75.
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21. The FEIS includes an evaluation of the alternatives’ relationship to the City’s plans,
policies and regulations, including major institution policies, the First Hill Neighborhood
Plan, and the Swedish Medical Center and Seattle University MIMPs. Exhibit 8 at 3.4-23
to 3.4-44. oL

22. The CAC received the draft Director's Report on January 23, 2013 and discussed the
report at its final two meetings. The final CAC report was issued on March 26, 2013 and
recommended adoption of the MIMP with conditions. Exhibit 13 at 3. A minority report
was prepared by one CAC member, who also testified at the Examiner’s hearing. The
minority report disagrees with the Code provision that prevents the CAC from
negotiating an institution's determination of its need for growth. The report also argues
that the housing Virginia Mason must construct or fund to replace housing units lost in
the 1000 Madison block should be “equal in all respects” to the units demolished, and
thus, affordable to those making 50% or less of the median income. See Exhibit 13 at
123-125.

23. Most of the CAC's recommendations were incorporated into the recommendations

included in the final Director's Report. In its prehearing brief and at hearing, Virginia
Mason expressed agreement with the recommendations included in the final Director's

Report-and with all but one of the recommendations included in the CAC report.

Virginia Mason opposes the CAC’s recommendation that Virginia Mason increase to

25% its voluntary goal of making 10% of replacement housing units affordable to

persons making less than 80% of the median area income (low income under HUD

Guidelines).

24. The Examiner received no written comments on the MIMP. Five members of the -
public testified at the Examiner’s public hearing: two former Virginia Mason patients, a
housing advocate from Bellweather Housing, a businessman who is a member of the
Virginia Mason Board of Directors, and a member of the CAC who signed the majority
report. All testimony was supportive of the proposed MIMP. However, the CAC
member, who lives in the neighborhood, made three related points in his testimony: 1)
the First Hill Neighborhood Plan is greatly outdated and needs to be updated soon to
~ address the issue of the combined neighborhood impacts of all four major institutions and
the Yesler Terrence redevelopment; 2) successful retail in the NC3 zone along Madison
Street has always been dependent upon on-street parking, which is to be eliminated; and
3) pedestrian safety at the intersection of Terry Avenue and Spring Street is an urgent
problem that should be addressed before redevelopment of the 1000 Madison block is
complete.

Proposed MIMP

25. Under the Code, a master plan is a conceptual plan for a major institution that
consists of a development program component; a development standards component; and
a transportation management program. SMC 23.69.030.A. The MIMP includes all three
components.



CF 311081
FINDING.. ND RECOMMENDATION
- PAGE 6 OF 28

Goals and Objectives

26. Virginia Mason states the core goals of the MIMP process as, “to fully understand
.the capacities and constraints inherent in the redevelopment of the existing propeirties, to
collaborate with the surrounding neighborhood on how to best accommodate this growth
and to smooth the development process.” MIMP at 6.

27. The detailed goals and objectives of the MIMP, as developed with the CAC and
neighbors, are set forth in Table 1 and address campus buildings; landscaping and open
space; campus mobility; neighborhood vitality and character; environmental stewardship;
transit, traffic and parking; and construction impacts. MIMP at 8-12.

28. Virginia Mason has determined that its core hospital functions require approximately
422,000 square feet of contiguous area that must be located as close.as possible to the
Jones Pavilion, which houses the Emergency Department. Additional space is required
for associated expanded clinical care, specialty care, and research facilities. Virginia
Mason projects an annual growth rate of 2.8% for clinic and specialty care demand. It
estimates that the total area needed by 2040 will be 3,029,567 gross square feet. See
MIMP Table 4 at 29.

29. Virginia Mason bases its estimated growth needs on regional population growth, an
aging population that requires increasing levels of care, its own aging infrastructure, and
changes in modern health care requirements. It cites code changes, such as seismic, fire
and life safety, and updated health standards, such as the need for larger single-patient
" rooms for privacy and disease control and to accommodate complex equipment at the
bedside, as well as the fact that the cost of upgrading existing facilities to meet current
standards often exceeds the cost of replacing them. See MIMP at 17-19, 25-29.

Development Program -

30. Planned and Future Development. Details of the proposed development program are
found at pages 63 through 94 of the MIMP.

31. No changes are proposed to Virginia Mason’s existing MIO height limits. Properties

conditioned to heights lower than 240 feet, in accordance with the expired agreement
between Virginia Mason and Horizon House, retain those heights in the MIMP. See
MIMP Figures 19 and 20 at 46 and 47, respectively. MIMP Figure 23 at page 64 is a
- three-dimensional representation of proposed building heights.

32. Virginia Mason proposes expansion of the MIO boundary by 1.41 acres, for a total of
8.48, acres, through the addition of the 1000 Madison block. The northern half of this
block is currently zoned HR, and the southern half is zoned Neighborhood Commercial-3
with a 160-foot base height limit and a pedestrian overlay. The MIMP proposes MIO-
240 for the entire block, with the height of the existing Baroness Hotel conditioned to 80
feet. Virginia Mason seeks a rezone for this expansion and height increase.
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33. Virginia Mason also seeks a rezone to correct the existing MIO district boundary
map to accurately reflect Virginia Mason's ownership of property currently developed as
a parking lot at the intersection of University Street and Terry Avenue. The legal
description for the parcel under Virginia Mason ownership includes lots 9 and 12 plus the
south 20 feet of Lot 8 of block 112. However, when the original MIO boundary was
mapped, the line was drawn at the boundary line between lots 8 and 9. The mapping
error was not corrected when the 1992 MIMP was adopted. Virginia Mason is also
. requesting that the existing MIO 240 overlay on lots 9 and 12 be extended to encompass
the south 20 feet of Lot 8. :

34. The MIMP includes no expiration date. The projects are conceptual, and the MIMP
would remain in place until the allowed square footage was constructed. Planned uses
include hospital replacement, clinic replacement, research, infrastructure, parking, and
other uses related to Virginia Mason's functions.

35. There are four planned projects, which could be completed by 2025: 1) demolition
of all structures on the 1000 Madison block except the Baroness Hotel and construction
of a replacement hospital facility; 2) demolition of the Cassel Crag/Blackford buildings!
and construction of medical office and clinic. facilities on the site; 3) demolition of the
buildings on the Lindeman 2 site and construction of medical office and clinic facilities;
and 4) demolition of the Ninth Avenue Parking Garage and construction of medical
research facilities and underground parking.

36. There are two potential projects, which could be completed by 2035: 1) demolition
of the core hospital building and construction of office and/or medical facilities on the
site; and 2) replacement of the parking lot on the northeast corner of the intersection of
Terry Avenue and University Street with new office and/or medical facilities.

37. The MIMP shows two major development sequences and some minor projects, with
one sequence focused first on replacing hospital space, and the other sequence focused
first on replacing clinic space. MIMP Figure 28 at page 74 illustrates the sequences, and
they are described on pages 74-76." The details of development under the MIMP are
listed on page 66.

38. The hospital replacement séquence would begin with demolition of the Chassleton
Court Apartments and the retail structures on the 1000 Madison block. Phase 1 of the
hospital replacement would require construction of a new hospital on the 1000 Madison
block with a connection to emergency services in the recently constructed Jones Pavilion
(on Boren Avenue) via a tunnel or skybridge. Phase 2 would replace the portion of the
hospital located between Spring and Seneca Streets and east of Terry Avenue. The
central portion of the existing hospital located west of Terry would either be replaced as a
third phase of hospital development, or as a fourth phase of clinic development,
depending upon future need. |

I MIMP Figure 8, at page 23, shows the existing Virginia Mason campus, including most building names.



o CF 311081
FINDING:. _ND RECOMMENDATION -
PAGE 8 OF 28

39. Phase 1 of the clinic replacement sequence would begin with development of the half
block between University and Seneca Streets, east of Terry Avenue. Cassel Crag and
Blackford Hall would be demolished to allow construction of new clinical facilities.
Phase 2 would involve demolition and new construction on property located east of the
Lindeman Pavilion, at the northeast corner of the intersection of Seneca and 9th Avenue.
Demolition and construction at the southeast corner of the intersection of Seneca and 9th
Avenue and just to the east on Seneca Street would follow.

40. Once sufficient parking was created under either sequence, the Ninth Avenue
Parking Garage would be demolished and replaced with underground parking topped
with medical research and medical/office spaces. The parking lot located on the
northeast corner of the intersection of University Street and Terry Avenue could also be
developed once sufficient replacement parking was available.

41. Density. Under SMC 23.69.030.E.2, density for a major institution is calculated
across the entire campus using floor area ratio (FAR). Virginia Mason's current FAR is
3.99, lower than the 4.3 FAR allowed by the expired MIMP. At full buildout of all
planned and potential projects under the MIMP, the campus FAR would be 8.1, which is
consistent with the maximum FAR allowed in the underlying HR zone. The following
spaces are excluded from FAR calculation: above and below-grade parking; below-grade
space; rooftop mechanical space/penthouses; in buildings over 85 feet in height, an
equipment allowance of 3.5% of non-exempt gross floor area; ground floor commercial
uses meeting the requirements of SMC 23.45.532, if the street level of the structure
containing the commercial uses has a minimum floor to floor height of 13 feet and a
minimum depth of 15 feet; skybridge and tunnel circulation space within the public right-
of-way; interstitial space that cannot be occupied (mechanical floors/levels); and other
similar spaces that cannot be occupied, as approved by the Director.

42. Alley Vacation, Skybridges and Tunnels. The MIMP proposes a future application
to vacate the alley in the 1000. Madison block to allow hospital and commercial
development on the block. The MIMP also anticipates a future need for skybridges
and/or tunnels for circulation above or below Terry and 9® Avenues and Spring, Seneca,
_ and University Streets. See MIMP Figure 29 at 77. The MIMP includes a list of initial
screening questions for use in determining whether a future sky bridge or tunnel would be -
needed. MIMP at 79.

43. Housing. The MIMP calls for demolition of the Chasselton Court Apartments and a
small garage structure on the 1000 Madison block to allow construction of a replacement
hospital. The Chasselton is an 85-year-old, unreinforced masonary structure which has
an assessed valuation of $2.6 million and has not been upgraded to meet current seismic
or construction code standards. A 2009 seismic évaluatior} of the building concluded that -
it has substantial deficiencies and that structurally upgrading it would cost between $7.5
and $12.5 million. Exhibit 17. The 55 studio and seven one-bedroom apartments are
rented at market rates. However, as noted in the FEIS, they are considered affordable for
those earning between 50 and 76 percent of the median income, and would be considered
affordable to “low income” households under established HUD guidelines for the area.



) . CF 311081
FINDINGS AND RECOMMENDATION
PAGE 9 OF 28

Virginia Mason proposes to provide comparable replacement housing, and has agreed to
areplacement housing condition recommended by the Director. See Exhibit 11 at 70-73.

44. Maximum Number of Parking Spaces. As noted, Virginia Mason presently provides -
1,426 parking stalls, which is fewer than the Code-prescribed minimum of 1,667 stalls.
The maximum number of parking stalls allowed by Code for the proposed action is
4,041. The MIMP proposes a parking supply of approximately 4,000 stalls -but
recognizes that changes in transportation travel modes and medical service delivery
modes, as well as increases in vehicle operation costs, may reduce the number of stalls
needed. A recommended condition requires that SEPA analysis of each proposed
development under the MIMP include a traffic study and review of then-current parking
demand.

45. Consistency with Purpose and Intent of Chapter 23.69 SMC. The MIMP’s analysis
of this factor is contained in the discussions under the following sections: MIMP goals,
objectives and intent; Virginia Mason's mission; regional growth and health care needs;
the existing campus, including programmatic needs and community-campus integration;
applicable goals, policies and public benefits of the development program; and portions
of the text in each MIMP element. :

Development Standards

46. The development standards component of the MIMP is found at pages 31 through
61. The MIMP's consistency with applicable sections of the City's Land Use Code is
analyzed in MIMP Table 15 at pages 80-88. '

47. Height. As noted, no change is proposed to the height districts within Virginia
- Mason's existing MIO. MIO-240 is proposed for the entire 1000 Madison block
expansion area, with the Baroness Hotel conditioned to MIO-80.

48. Setbacks. The MIMP proposes to meet or exceed setbacks for the underlying zone
with one exception. SMC 23.47A.014.B requires a setback for development on an NC-
zoned lot that abuts a residential zone. The north half of the 1000 Madison block is
zoned HR, and the south half is zoned NC. Virginia Mason is seeking a waiver of the
setback requirement in this location to allow development of a hospital structure across
the block. See MIMP Figure 20 at 47.

49. MIMP Tables 5 through 12 at pages 36-45 summarize the setbacks for each block

within the proposed MIO, and Figures 10 through 18 at pages 34-44 depict them. Along
most street frontages, the MIMP proposes ground level setbacks of seven to 10 feet, with
- an additional 10-foot upper-level setback for heights above 45 feet. Along Madison
Street, the upper-level setback would be 40 feet. The MIMP proposes setbacks from the
Baroness Hotel of 20 feet on the east side and 40 feet on the south side. In accordance
with the Code, the MIMP shows no ground level structure setback from the alley west of
Oth Avenue, and shows an upper-level setback of 10 feet above 45 feet in height.
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However, Virginia Mason has agreed to a CAC recommendation that would increase
those setbacks to seven and 12 feet, respectively.

50. Facade Width, Floor Size and Building Separation. Because hospital functions

normally require larger floor plates than those typically found in high rise residential
structures, the MIMP proposes elimination of Code-imposed limits on building facade
width, floor size, and building separation in the HR zones. Virginia Mason intends to
rely on setbacks, modulation requirements, and the Demgn Guidelines to mitigate height,
bulk and scale impacts.

51. Street-Level Uses and Facades in the NC Zone. Within the underlying NC3/P zone
along Madison Street and Boren.and Terry Avenues, the MIMP proposes to meet Code-

required standards for street level uses and facades.

52. Lot Coverage. The underlying HR and NC3 zones do not regulate lot coverage. The
MIMP defines the maximum available building envelope on any single site through
identified setbacks and open space. The existing campus-wide lot coverage is
approximately 98%, with 1.9 percent of the campus in open space. The MIMP proposes
that a minimum of 4% of the campus be dedicated open space, which would result in a
campus-wide lot coverage of 96%. :

53. Landscaping and Open Space." The MIMP proposes to add 6,600 square feet of open
space to the existing 9,400 square feet of campus open space. The existing 3,400 square
feet of public open space just west of the Lindeman Pavilion will be expanded to a public
open space plaza of approximately 10,000 square feet. See MIMP Figure 21 at 51.
Virginia Mason will work with both Horizon House and the SAC to identify the location,
design, and accessibility of the space. Landscaping standards for the underlying HR zone
require a Green Factor score of .5 or greater for residential development of more than one
dwelling unit. The MIMP proposes that Virginia Mason not be required to comply with
this Green Factor unless it develops housing. However, Virginia Mason would comply
with Green Factor requirements for new commercial uses in the NC3/P zone along the
southem half of the 1000 Madison block

54. Landscaping within the existing MIO is located in planting areas adjacent to
buildings, courtyard entrances, and within the landscaped open space area adjacent to the
Pigott Corridor, which connects Freeway Park to University Street and 9% Avenue.
Virginia Mason and Horizon House will continue to maintain this landscaped area under
an agreement with the City's Park and Recreation Department. Virginia Mason has also
embarked on a multiyear project to upgrade its landscaping and will involve the SAC in
this effort. Virginia Mason proposes to incorporate landscaping within building setback
areas and will consider green roofs and building terraces where feasible. MIMP Figure
21 at page 51 shows Virginia Mason's existing and future landscape and open.space plans
and also includes key pedestrian corridors.

55. Pedestrian and Bicycle Circulation. Pedestrian and bicycle circulation are addressed -
at page 59 of the MIMP. Some "Key Pedestrian Streets" identified in the First Hill .




CF 311081

FINDINGS AND RECOMMENDATION .

PAGE 11 0F 28

Neighborhood Plan are included within the existing and proposed MIO boundaries. The
MIMP notes the few connections across Interstate 5 between First Hill and downtown,
the steep slopes that that limit the usefulness of some streets for bicyclists, and the need
for pedestrian and bicycle improvements on others. The MIMP proposes to. strengthen
pedestrian connections at street level with a focus on the connection between the Pigott
Corridor and the intersection of Madison Street and Boren Avenue to the southeast, and
the intersection of Madison Street and 9" Avenue to the south. A recommended
condition requires that pedestrian facilities be upgraded to existing City standards as
individual blocks or frontages are developed along any street within the MIO.
. Accessibility will also be evaluated and ADA accessibility measures included where
feasible. The existing "Breezeway," which connects Spring and Seneca Streets at Terry
Avenue, will remain open to pedestrians at all times.

56. Virginia Mason's Transportation Management Program supports bicycle use by
employees, and a large percentage of them commute by bike. Virginia Mason also offers.
bicycle parking -at each major building entrance. The need for additional bicycle
amenities and bicycle access will be considered in the programmmg for each new
building under the MIMP.

57. View Corridors. Boren Avenue and Interstate 5 are both SEPA-designated scenic
routes in the vicinity of the MIO. Development under the MIMP would not impact
westerly views from Interstate 5 because of its elevation relative to Virginia Mason.
Setbacks provided in the MIMP would protect westerly views from Boren Avenue along
University, Seneca, Spring, and Madison Streets. There is an existing skybridge across
Seneca Street. As noted above, the MIMP anticipates other potential skybridges, and the

FEIS includes visual simulations of them. A more detailed analysis of their v1sua1 impact -

would be part of each project level review.

58. Development under the MIMP would not affect street-level views of any of the four
historic landmarks in the vicinity, but views of the upper floors of both the Baroness and
. Sorrento Hotels would be affected. The FEIS includes an analysis of these impacts, but a
more detailed review would be done at the project level. The FEIS notes that westerly
views from First Hill Park toward downtown and Elliott Bay along University Street
would be affected by development under the MIMP. FEIS at 3.6.1-4. '

59. Preservation of Historic Structures. Of all the buildings on the Virginia Mason
Campus that are over 25 years old, only the Baroness Hotel has been designated a historic
landmark. The Cassel Crag Apartments and the Inn at Virginia Mason/Rhododendron
Restaurant have been nominated, but were- not designated. Existing controls and
incentives address alterations or significant changes to the exterior of the Baroness Hotel,
and adjacent development will be reviewed by the Landmarks Preservation Board. The
landmark status of other buildings would be reviewed as each site within the MIO is-
proposed for redevelopment. '

© 60. Loading and Service'Facilities. Under Table A for SMC 23.54.035, the 3 million
gross square feet proposed by the MIMP at buildout would require 22 offstreet loading
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berths. Because Virginia Mason has worked to maximize dehvery flows, and multiple
campus bulldmgs share four common central loading areas, Virginia Mason has asked the
Director to waive loading berth formulas and requlre only capacity sufficient to meet
actual need as established during pI'OJeCt review.

61. Transit Access. Virginia Mason is served by multiple buses on Madison and Seneca
Streets and 9th and Boren Avenues, and a stop for the First Hill streetcar line will be
located nearby, at Broadway Avenue and Marion Street. Existing Metro transit stops
adjacent to Virginia Mason property are shown on MIMP Figure 22 at page 61. The
MIMP states that Virginia Mason will work with Metro Transit concerning potential
improvements that could be implemented as street frontages are developed. Madison
Street is designated as a Major Transit Street for which a bus rapid transit line is
proposed. To provide for high pedestrian volume, the MIMP. proposes 10-foot setbacks
along Madison, which will yield an 18.5-foot space between the building facade and
“curb. The MIMP also proposes public amenities within the space, such as street trees,
landscaping, pedestrian-scale lighting, street furniture, weather protection, special pavmg,
art, and wayfinding.

Transportation Management Program

62. The Transportation Management Program (TMP) is found at MIMP pages 101
through 108. Virginia Mason’s 1994 TMP achieved a single occupancy vehicle rate of
27%, with 46% of employees using the bus or rail to get to work, and 10% bicycling or
walking. The proposed TMP is a continuation of the 1994 TMP with enhancements. A
comparison of the TMP elements is found at MIMP pages 103 through 108.

Conclusions

1. The Hearing Examiner has jurisdiction over th1s matter pursuant to Chapters 23.69
and 23.76 SMC.

2. The Director’s report, Exhibit 11, mcludes a detailed analysis of the proposed MIMP
in accordance with the criteria included in SMC 23.69.032.E, and of the proposed
rezones pursuant to SMC 23.34.008 and .124. Except as otherwise indicated, the
Director's analyses are adopted. .

3. The intent of the Comprehensive Plan's Major Institution Goals and Policies, and the
Major Institution Code, Chapter 23.69 SMC, is to balance public benefits of a major
institution's growth and change with the need to protect the livability and v1ta11ty of
adjacent nelghborhoods :

4. Virginia Mason's assessment of its need for growth is reasonable in light of the age of
its existing facilities, regional growth, the increasing health care needs of an aging
population, and the physical space demands associated with current health care delivery.
A peer review of Virginia Mason’s expansion program by an architecture and planning
firm and a consulting firm specializing in healthcare planning determined that the MIMP
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was within the range of acceptable planning for similar replacement hospitals, but was
planning at the low end of current standards for hospital programming. See Exhibit 14.

5. The public benefits of Virginia Mason's proposed growth and expansion aré described
in the record and include: increased employment opportunities; continued provision of
uncompensated care, community health improvement services, subsidized health care
services, a comprehensive environmental stewardship program; expanded facilities for
medical research; continued support for medical education; an enhanced TMP; and
- enhanced open-spaces, landscaping, and pedestrian amenities throughout -the campus,
which will be available to the public.

6. The proposed boundary expansion to the 1000 Madison block has drawbacks. For
example, it would increase the MIO by 1.41 acres, result in the demolition of 62 units of
housing affordable to low-income individuals, impact views of two landmarks, and bring
the Virginia Mason campus to Madison Street, a key commercial corridor for the
neighborhood, where it would face the Swedish Medical Center MIO diagonally across
the street. However, Virginia Mason’s existing campus is relatively small and compact.

Further, the evidence supports Virginia Mason’s assertion that it needs space outside its
emstmg campus on which to construct a replacement hospital, adjacent to emergency
services in the Jones Pavilion, before it can demolish the existing hospital and repurpose
that space. The record shows that Virginia Mason could achieve its institutional goals
and development needs within its existing boundaries only through additional heights and
bulk that were not acceptable to the CAC or the community.

7. The proposed rezones should be approved One would correct the mapping error in
the boundary line of the Terry Avenue/University Street parking lot and expand the MIO
240 height to the 20-foot strip of Lot 8 under Virginia Mason ownership. The other
would expand the MIO to incorporate the 1000 Madison block (bounded by Boren and
Terry Avenues and Madison and Spring Streets) and extend the MIO 240 height to that
block, with the Baroness Hotel conditioned to 80 feet. The rezone of the 1000 Madison
block was shown to be consistent with applicable rezone criteria. It could have bulk and
scale impacts, but those will be mitigated by the setbacks proposed for the Baroness
Hotel and Madison Street, by the Design Guidelines, by attention to edge conditions as
prescribed in the MIMP, and by the conditions recommended below.

8. To maintain the housing stock of the City, the Code prohibits new or expanded- MIO
boundaries that would result in the demolition of residential structures unless comparable
replace’ment housing is proposed. The Director's Report analyzes the issue of

“comparability” and suggests a condition addressing it. The CAC expressed a strong
preference that replacement housing be "affordable” and asked for a voluntary goal that
15 units, or 25 percent of all housing constructed as replacement, would be affordable to
those making less than 80% of the median area income. As noted, the minority report
expressed the opinion that all replacement housing should be as affordable as the existing
units in the Chasselton Court Apartments
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9. Maintenance of the City's low-income housing stock is a complex issue. The
Chasselton Court units are market-rate apartments that are affordable to low-income
individuals only because of their location in a privately owned, substandard building and
the availability of similar housing in the neighborhood. Further, existing codes would not
allow construction of units that were truly "comparable" to those in the Chasselton Court.
Consequently, replacement units will inevitably exceed the existing units in structural
integrity, quahty of construction, desirability, and construction cost.
10. The recommended housing condition accommodates the CAC's strong preference
that all replacement housing be located on First Hill. The language also allows, but does
not require, a voluntary goal that 25% of the replacement housing be affordable to those
earning less than 80% of the area median income. The recommended condition is similar
to those imposed on two recently approved master plans, and it represents an appropriate
balance of the factors included in the concept of "comparable" replacement housing.

11. -The MIMP is consistent with the Comprehensive Plan, and the proposed
development is consistent with the Goals and Policies under the Education and
Employab111ty and Health in the Human Development Element. These, as well as
economic development goals and policies, are discussed in MIMP Appendix B, and in
the Director's Report at pages 37-38.

12. The MIMP components comply with the Code and should be approved subject to the
recommended conditions. The development program is consistent with SMC 23.69.030.
The development standards further the goals and objectives of the MIMP and the Major
Institution Policies. The TMP includes the required elements and satisfies SMC
23.54.016. The Design Guidelines, which were very important to the CAC and the~
community, will guide SAC review of development under the MIMP.

. 13. All environmental issues have been adequately addressed in the MIMP and the
Director's recommended conditions.

14. With the recommended conditions, the proposed MIMP fulfills the intent and
requirements of the Major Institution Code and should be approved.

Recommendation

The Hearing Examiner recommends that the City Council APPROVE Virginia Mason’s
proposed Master Plan and rezones, subject to the following conditions:

Recommended Conditions — Master Plan

1. The Standing Advisory Committee (SAC) will review and comment during the
schematic and design stage of all proposed and potential projects intended for
submission of applications to the City as follows: Any proposal for a new structure
greater than 4,000 square feet or building addition greater than 4,000 square feet;
proposed alley vacation petitions; and proposed street use term permits for
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~ skybridges. Design and schematics shall include future - mechanical fooftop ‘
screening. The SAC will use the Design Guidelines checklist (Appendix E) for
evaluation of all planned and potential projects outlined in the MIMP.

. The goal for the TMP is to maintain the employee SOV rate below 30 percent.

. Prior to Master Use Permit submittal of the Madison block redevelopment, submit to
SDOT for review and acceptance a concept streetscape design plan for the north side
of Madison Street between Boren and Terry Avenues. Virginia Mason shall submit a
draft of the Plan to the SAC for its review and comment concurrent with review by
SDOT.

The plan shall be consistent with the provisions of the Seattle Right-of-Way
Improvements Manual. Elements of the plan must include, but are not limited to: a
minimum 18-foot-wide sidewalk; street trees and landscaping; continuous facade-
mounted overhead weather protection; seating and leaning rails; pedestriar scaled
lighting; transit patron amenities, such as real-time bus arrival displays; and
wayfinding that directs pedestrians to campus uses and the Bus Rapid Transit on
Madison, as well as other transit options, such as the First Hill Street Car and transit
connections to Sound Transit light rail.

. Prior to approval of the first Master Use Permit for development under the final
MIMP, submit to DPD for review and approval a comprehensive wayfinding plan
incorporating entry points to and through the campus for pedestrians, bicyclists and
motorists. DPD shall consult with SDOT in its review. Virginia Mason shall submit

a draft of the Plan to the SAC for its review and comment concurrent with review by
SDOT.

. Virginia Mason shall coordinate with King County Metro to ensure existing transit
stops are not impacted by development.

. Current transit ‘stops shall be incorporated into street improvement plans that are
submitted with development. Amenities, such as benches and landscaping, should be
provided and maintained by Virginia Mason.

. Virginia Mason shall provide and maintain recycling and trash receptacles at any bus
stop directly abutting Virginia Mason development.

. Prior to issuance of a Master Use Permit for redevelopment of the Lindeman block,
Virginia Mason shall present the open space plan to the SAC and Horizon House for
review and comment and obtain DPD approval of the plan. Provision of a total of
10,000 square feet of open space on this block is a requirement of development
approval of the plan.

. In the event a development footprint on the Lindeman block would preclude 10,000
square feet of public open space on that block, Virginia Mason shall submit a plan for
review and comment by the SAC that shows Virginia Mason’s actual open space plan
for this site and where the remaining open space requirement would be provided.
Prior to issuance of a Master Use Permit for the Lindeman block site, or for any
development or addition exceeding 4,000 square feet on the site, Virginia Mason shall
present the open space plan to the SAC for review and comment and obtain DPD
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approval of the plan. Provision of this open space shall be a requirement of
development approval of the plan. Relocation of open space from the Lindeman
Pavilion block to another location within the campus shall include an open space
concept plan, including a Shadow Study, for the new location and will be reviewed as
a minor amendment to the Master Plan.

No un-modulated facade shall exceed 110 feet in length. Modulation shall be
achieved by stepping back or projecting forward sections of building facades.

. Modulation shall be perceivable at the building block scale, which is identified in the

11.

Design Guidelines as 200-400 feet.
With each Master Use Permit application, and each skybridge term permit

- application, Virginia Mason shall provide an updated view corridor analysis for that

12.

13.

14.

specific project.

Specific buildings have been conditioned to have lower height limits than MIO 240
(Benaroya Institute, Lindeman, Jones Pavilion and the Baroness Hotel). Conditioned -

‘heights are shown on page 47 of the MIMP. Existing buildings, and any future

buildings that have not been identified in the MIMP, may not exceed the conditioned
height limits on these sites. Any request to change the conditioned heights shall
require a major amendment to the MIMP.

No new surface parking lots are included in the MIMP. Any change of use within the
MIO to surface parking for up to six months shall be considered a minor amendment
to the MIMP. Such a change of use for a penod greater than six months shall be
considered a major amendment. .

For new construction, the mechanical equipment, screening, and penthouses, with the
exception of minor plumbing and ventilation stacks, may not exceed the MIO height

- limit of 240 feet or the conditioned height, whichever is lower.

- 15.

16.

With each subsequent Master Use Permit application, Virginia Mason shall provide
an analysis of the impacts of parking driveways, loading and service area drives, and
pick-up/drop-off areas on pedestrian and vehicular flow on the surrounding sidewalks
and streets. Appropriate design measures shall be identified and implemented to
avoid adverse impacts to pedestrians, bicyclists and motorists.

Five years after the effective date of the MIMP, and every five years thereafter,

- Virginia Mason shall hold a public meeting to review its annual report and other

information intended to illustrate the status of MIMP implementation. The meeting
shall be held in conjunction with a meeting of the SAC, and shall be widely
advertised to the surrounding community and include the opportunity for public
comment. ' '

Revisions to MIMP Text

17.

Revise page 32, text under Proposed Structure Setbacks, Figures 10 and 14 and Table
8 of the Final MIMP to state and show graphically that the future building located on
the Ninth Avenue Garage redevelopment site will have a maximum depth (east/west)
of 93 feet. The east and west lower and upper level building setbacks. shall be based
on the merits of the building design and by balancing the needs of the residents to the
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west and the needs of the pedestfian experience on 9™ Avenue. A minimum setback
of seven feet shall be required for portions of the building 45 feet or less in height and

.12 feet for portions of the building above 45 feet in height.

Revise Figure 10 (page 34 of MIMP) to remove the area that appears to be an alley
but is actually an existing driveway, and correct the setbacks shown on the east side
of the Cassel Crag/Blackford Hall site to 7° for portions of building <45° and 20’ for
portions of building >45°.

Revise Figure 12 (page 37 of MIMP) to remove the notation of “alley” on the east
side of the Cassel Crag/Blackford Hall site. The area is an existing driveway.

Revise Table 6 (page 37 of MM) Proposed Building Setbacks — Cassel
Crag/Blackford Hall Block, row labeled “Abutting an Alley”. Replace this label with
“Abutting an Interior Lot Line”. The Code language shall read “Land Use Code

. requires 7’ average/5’ minimum setback for portions of buildings <45’ in height and

21.

20’ for portions of buildings >45” in height”. The “Street/Avenue” column shall be
changed from “Alley” to “Interior Lot Line”. In the columns under Virginia Mason’s
proposal, change “0” to “7” feet for portions of structure <45’ and change “10” to
“20” feet for portions >45°.

On page 50 of the MIMP under Street-Level Uses and Facades in NC zones, the last
sentence of the second paragraph shall be amended as follows:

- “If the proposed expansion to include the 1000 Madison block is approved, Virginia

Mason intends to consider any of the following uses for potertial location at street
level along Madison Street and the portions of Boren and Terry Avenues within the

- NC-3 zoning and would be in compliance with the underlying zoning: medical
- services such as optical, eating and drinking establishments, retail sales and services,

22.

23.

24.

indoor sports and recreation, or perhaps lodging uses or additional open space.”

On page 54, the fourth sentence of the third full paragraph shall be amended as
follows:

[

a-ﬂ—eﬂgemg—need—fef Vlrgmla Mason %e—be is cormmtted to mamtammg mature stree
trees where possible and replacing trees as needed over time.

On page 79, the second sentence of the last paragraph in the descriptioh of the
Chasselton Court Apartments shall be corrected as follows:

“The majority of the apartments are studio apartments (55 units) with six seven one-
bedroom apartments.”

On page 80, Virginia Mason’s housing replacement proposal. shall be replaced with
the following:

Virginia Mason’s housing replacement proposal shall:

i. Provide a minimum number of units equal to the number of units in the
Chasselton Court apartments (62 units); :
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ii. Provide no fewer than seven one-bedroom units and no units smaller than the size
of the studio units in the Chasselton Court apartments;
iii. Include a minimum of 31,868 net rentable square feet, equivalent to that in the
Chasselton Court apartments;
iv. Be of a construction quality equal to or greater than that in the Chasselton Court
apartment units; and
v. Be located within the First Hill neighborhood.

Revisions to DeSIgn Guidelines (Appendlx E)

25 On page 44, the following sentence shall be added at the beginning of the first
paragraph on the right side of the graphic: “The views of upper level facades are of
great importance to residents in surrounding highrise buildings.”

26. On page 45, amend 2.b “Multiple Views,” as follows:

Design buildings, including rooftops, street level facades, and upper level facades
with consideration of how they will appear to viewers from surrounding residential
buildings, non-motorized travelers at street level, and motorized travelers,

27. On page 74, under 5.a, “Consider the building from multiple vantage points,” add
“Views of Upper Level Facades”.

Recommended Conditions — Rezone

28. The underlying street-level development standards for commercial zones shall apply,
‘per SMC 23.47A.008, to all street-facing facades in the underlying NC3-160
Pedestrian designated zones including Madison Street and portions of Boren and
Terry Avenues.

-29.In the event that development occurs along Madison Street, all existing businesses
facing termination of leases and relocation shall: 1) be provided assistance from both
the City of Seattle Office of Economic Development and Virginia Mason to identify
available spaces in the surrounding areas for permanent or interim relocation; and 2)
receive advance notice of the availability of lease space in the completed
development. Virginia Mason is encouraged to continue leasing the existing
commercial structures on the 1000 Madison Block until they are demolished for new 4
construction. :

30. Before Virginia Mason may receive a permit to demolish the Chasselton or change
- the use of the Chasselton to a non-residential major institution use, DPD must find
that Virginia Mason has performed either of the followmg two options:

a) Virginia Mason has submitted or caused to be submitted a bulldmg permit
application or applications for the construction of comparable housing to replace
the housing in the Chasselton. The building permit application(s) for the
replacement housing project(s) may not include projects that were the subject of a
MUP application submitted to DPD prior to Council approval of the MIMP.
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Minor involvement by Virginia Mason in the housing project, such as merely
adding Virginia Mason’s name to a permit application for a housing project, does
not satisfy Virginia Mason’s obligation under this option. All such replacement
housing shall be located within the greater First Hill Neighborhood. This is the
area outlined in a broken black line on Figure 1 at page four of the MIMP and is
defined as the area between I-5 on the west, Pike Street on the north, 12™ Avenue
and Boren Avenue on the east, and the south boundary of Yesler Terrace on: the
south. :

b) Virginia Mason elects either 1) within two years of MIMP approval, to pay the
City of Seattle $4,460,000 to help fund the construction of comparable
- replacement housing; or 2) more than two years after final MIMP approval, to pay
the City of Seattle 35% of the estimated cost of constructing the comparable
replacement housing. The estimated cost shall be determined by DPD and the
Office of Housing based on at least two development pro formas prepared by an
individual(s) with demonstrated expertise in real estate financing or development.
The determination of the estimated cost by DPD and the Office of Housing is
final and not subject to appeal. Payment to the City under this option b shall be
used to finance the construction of comparable replacement housing, and shall be
subject to the provisions of the City's Consolidated Plan for Housing and
Community. Development and the City's Housing Levy Administrative and
Financial Plan in existence at the time the City assists in financing the
replacement housing. ’ '

For purposes of performance option a, the replacement housing must:

e Provide a minimum number of units equal to the number of units in the
Chasselton Court apartments (62 units);

e Provide no fewer than seven one-bedroom units and no units smaller than the size
of the studio units in the Chasselton Court apartments;

¢ Include a minimum of 31,868 net rentable square feet, equivalent to that in the
Chasselton Court apartments;

e Be of a construction quality equal to or greater than that in the Chasselton Court
apartment units; and

e Be located within the First Hill nelghborhood

If Virginia Mason chooses performance option a, it is encouraged to: (1) contribute to
the housing replacement project in a manner that will assure that at least 10% of the
units (i.e., a number equal to 10% of the demolished units, or a total of 7 units) will
be rented for at least 10 years at rates affordable to persons earning less than 80% of
the median area income; and (2) utilize a design that allows the project to compete
effectively for public and private affordable housing grants and loans. This design

" provision is not intended to discourage creative solutions, such as siting affordable

units in high-rise buildings otherwise containing market rate housing. Virginia
Mason may not receive credit in fulfillment of the housing replacement requirement
for any portion of the housing replacement cost that is financed by City funds.

- However, any City funds spent in excess of construction costs to provide affordability
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in what would otherwise be market-rate replacement units (i.e., to “buy down” rents
" in the completed building), shall not disqualify units as replacement ‘housing under
this condition.

‘If Virginia Mason chooses performance option b, the Office of Housing shall devote

all funds provided by Virginia Mason to a project or projects within the greater First

Hill Neighborhood. This is the area outlined in a broken black line on Figure 1 at

page four of the MIMP, and is defined as the area between I-5 on the west, Pike

Street on the north, 12th Avenue and Boren Avenue on the east and the south
- boundary of Yesler Terrace on the south.

All proposals for replacement housing shall be submitted by the Office of Housing
and/or Virginia Mason for review and comment by the SAC. At the discretion of the
City, the submittal may exclude financing details and related information. _

The Director has recommended that the following SEPA conditions be imposed:

Durmg Construction for Future Development — Air Quality

31. Site development would adhere to Puget Sound Clean Air Agency’s regulatmns and
the City’s construction best practices regarding demolition activity and fugitive dust
emissions, including the following:

e as necessary during demolition, excavation, and constructlon sprinkle debris
and exposed areas to control dust;

as necessary, cover or wet transported earth material;

provide quarry spall areas on-site prior to construction vehicles exiting the
site;

wash truck tires and undercarriages prior to trucks travehng on City streets;
promptly sweep earth tracked or spilled onto City streets;

monitor truck loads and routes to minimize dust-related impacts;

use well-maintained construction equipment and vehicles to reduce emissions.
from such equipment and construction-related trucks;

avoid prolonged periods of vehicle idling; and,

schedule the delivery and removal of construction materials and heavy
equipment to minimize congestion during peak travel time associated with
adjacent streets.

During Construction for Future Development — Noise

32. A Construction Management Plan (CMP) shall be provided with each development
proposal. The CMP would be coordinated with the DPD Noise Abatement Office
(DPD), SDOT and VMMC. The Construction Management Plan shall be included in
any information provided to the SAC for any new structure greater than 4,000 square
feet or building addition greater than 4,000 square feet. The following elements shall
be included in the CMP if applicable.

The plan would include the fellowing elements:
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Construction Communication Plan — Prior to the initiation of the first major
project under the Plan, Virginia Mason, in close coordination with the Standing
Advisory Committee, shall develop an overall construction communication plan.
This plan shall include a Contact person and Community Liaison. The Chair of
the Standing Advisory Committee will also be included in the Construction
Communication Plan associated with site-specific development along with the
Contact person and Community Liaison. -

Construction Hours and Sensitive Receivers — identify demolition and
construction activities within permissible construction hours.

Construction Noise Requirements — all demolition and construction activities
shall conform to the Noise Ordinance, except as approved through the variance
process.

Measures to Minimize Noise Impacts — list of measures to be implemented to -
reduce or prevent noise impacts during demolition and construction activities
during standard and non-standard working hours.

Construction Milestones — a description of the various phases of demolition and
construction, including a description of noise and trafflc generators and
anticipated construction hours for each phase.

Construction Noise Management — identify techniques to minimize demolition )
and construction noise including: timing restrictions, noise reduction construction
technologies, process modifications. These techniques may go beyond code
requirements and could include the following:

¢ Using properly sized and maintained mufflers, engine intake silencers, engine
enclosures, and turning off idle equipment. Construction coritracts can specify
that mufflers be in good working order and that engine enclosures be used on
equipment when the engine is the dominant source of noise.

¢ Stationary equipment could be placed as far away from sensitive receiving
locations as possible. Where this is infeasible, or where noise impacts are still
significant, portable noise barriers could be placed around the equipment with
the opening directed away from the sensitive receiving property. These
measures are especially effective for engines used in pumps, compressors,
welding machines, and similar equipment that operate continuously and
contribute to high, steady background noise levels. In addition to providing
about a 10-dBA reduction in equivalent sound levels, the portable barriers
demonstrate to the public the contractor's commitment to minimizing noise
impacts during construction.

¢ Substituting hydraulic or electric models ‘for welding and impact tools such as
jack hammers, rock drills and pavement breakers where feasible could reduce
construction and demolition noise. Electric pumps could be specified if
pumps are required.

¢ Although, as safety warning devices back-up alarms are exempt from noise
ordinances, these devices emit some of the most annoying sounds from a
construction site. One potential mitigation measure would be to ensure that
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all equipment required to use backup alarms-utilize ambient-sensing alarms
that broadcast a warning sound loud enough to be heard over background
noise -- but without having to use a preset, maximum volume. An even better
alternative would be to use fixed volume or ambient-sensing broadband
backup alarms instead of typical pure torie alarms. Broadband alarms have
been found to be very effective in reducing annoying noise from construction
sites. Requiring operators to lift rather than drag materials wherever feasible
can also minimize noise from material handling.
¢ Construction staging areas expected to be in use for more than a few weeks
should be placed as far as possible from sensitive receivers, particularly
residences. Likewise, in areas where construction would occur within about
200 ft. of existing uses (such as residences, schools/classrooms, and noise-
sensitive businesses), effective noise control measures (possibly outlined in a
construction noise management plan) should be employed to minimize the
potential for noise impacts. In addition to placing noise-producing equipment
as far as possible from homes and businesses, such control could include
using quiet equipment and temporary noise barriers to shield sensitive uses,
and orienting the work areas to minimize noise transmission to sensitive off-
site locations. Although the overall construction sound levels will vary with
the type of equipment used, common sense distance attenuation should be
applied. ~ Additionally, effort could be made by VMMC to plan the
construction schedule to the extent feasible with nearby sensitive receivers to
avoid the loudest activities (e.g., demolition or jack-hammering) during the
most sensitive time periods (10 PM to 7 AM weekdays, 10 PM to 9 AM
weekends). A construction noise management plan would again be an
. appropriate location to identify these types of conflicts and establish less-
intrusive construction schedules. :

During Construction for Future Development — Historic Resource

33.

34.

Care should be taken in order to avoid structural damage to nearby buildings that
could occur due to construction-related vibrations and/or earthwork. Excavation,
earthwork, pile driving etc. should be designed and/or monitored to minimize and/or
immediately address any such impacts to historic properties. Monitoring could
include crack monitors, periodic observation, and photography to document the
structural integrity of historic buildings and determine whether there was resulting
damage of interior or exterior finishes, or exterior masonry and/or framing. If such
damage occurred, repairs should be made to the affected buildings.

Care should be taken in order to avoid or limit the introduction of atmospheric
elements that could alter and/or potentially damage historic building fabric or
architectural features of historic resources. Construction activity could be monitored
in order to prevent and address any such impacts to historic properties. Dust control
measures would be implemented.
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During Construction for Future Development — Traffic and Parking

35. Development and Implementation of a Construction Management Plan (CMP) for
proposals that require demolition and/or construction that affects on or off site
parking, existing pedestrian, bicycle, and vehicular circulation patterns or. transit
routes or stops. The CMP would be coordinated with DPD, SDOT and VMMC. The
following elements shall be included in the CMP if applicable.

a) Construction Parking Management — Implementation of a construction parking
management program. to identify off-site parking supplies for construction
workers and minimize impacts to VMMC parking supplies and surrounding
public parking supplies. ‘

b) Construction Traffic/Street and Sidewalk Closures — demolition, earthwork
excavating, concrete and other truck routing plans will be developed and
submitted for approval through SDOT for site-specific development. Truck
routing plans may include limitations on hauling of debris, earth and construction
materials during peak hours. Traffic and pedestrian control signage and flaggers
will be used as necessary to facilitate traffic and pedestrian flow per the
requirements of any street use permit issued by SDOT. Sidewalk closures maybe
required to protect the public or provide site access during construction. If such
closures are necessary, a plan specifying phasing and timing will be submitted to
SDOT for approval. Other mitigation measures could include:

¢ Coordinate with Metro transit relative to construction activity that could affect
transit service proximate to the project site.

¢ Where existing sidewalks of walkways are temporarily closed during
construction, develop alternative routes to maintain pedestrian circulation
patterns. ‘ ' :

¢ Enclose construction sites with a cyclone fence and cover walkways with
staging for pedestrian safety. o

¢ Include a parking provision in construction contracts between VMMC and the

general contractor and between the general contractor and subcontractors,

such as specifying where construction workers should park; shuttles, etc.

Minimize any lane closures on Madison, Boren, and Seneca.

¢ To the extent possible, schedule deliveries at off peak times to avoid
congestion. '

¢ Develop a parking phasing plan to minimize disruptions to the parking supply
serving VMMC patients and visitors.

¢ Restrict peak period truck traffic.

L 4

During Construction for Future Development — Public Services

36. The portions of the site that are under construction during phased redevelopment
could be fenced and lit, as well as monitored by surveillance cameras to help prevent
construction site theft and vandalism. '

37. During demolition and construction, recycle construction and debris waste to the
extent feasible, based on the existence of hazardous materials.
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During Operation
Noise

38.

39.

40.

41.

Potential noise impacts from emergency vehicle sirens are exempt from the City noise -
limits. However, VMMC, commercial ambulance companies, Medic One and the
City should work jointly to address ambulance—related noise impacts between
midnight and 6 AM

Potential noise impacts could also result from new HVAC equipment and other
mechanical equipment associated with new or renovated facilities and from loading
docks and any refuse-hauling sites near off-site receivers. The following processes
could be implemented to reduce the potential for noise impacts from these sources
and activities.

a) Select and position HVAC and air handling equipment to minimize noise impacts
and maximize noise reduction to the extent possible. When conducting analyses to
ensure compliance with the Seattle noise limits, assess sound levels as they relate
to the nearest residential uses and any adjacent commercial locations.

b) Locate and control exhaust vents for all underground parking facilities to reduce
noise at both on- and off-site residential uses and to ensure compliance with the
City noise limits.

¢) . Design and site loading docks with consideration of nearby sensitive receivers

* and to ensure that noise from truck traffic to and from the docks and from loading

" activities would comply with the City noise limits. In locations where loading
docks are located near on- and off-site sensitive receivers, evaluate the feasibility
of mitigation measures such as implementing restrictions to limit noisy activities ’
associated with deliveries to daytime hours. -

d) To the extent feasible, design garbage and recycling collection to minimize or
eliminate line-of-sight to nearby sensitive receivers. In addition, work with the
collection vendors to schedule collections at appropriate (i.e., least intrusive)
times. For example, garbage and recycle hauling contracts could specifically limit
pickups to daytime hours so as to avoid potential noise impacts from such
activities at night. ' ’

Minimize the potential for noise impacts resulting from regular testing of emergency
generators by locating the equipment away from sensitive receptors, and equipping
the generators with noise controls, including installation of a silencer on the power
source and mounting the generator on an isolation system to control ground borne
vibration.

Minimize the potential for noise impacts related to outdoor maintenance activities by
ensuring outdoor maintenance is restricted to daytime hours, whenever possible. In
addition, minimize the impacts of any noisy outdoor work, such as lawn mowing and

leaf blowing, by using the quietest available power equipment and limiting its

duration when working near (e.g., within 200 feet) sensitive receivers. Finally, as
redevelopment occurs, install exterior electrical outlets.at appropriate locations on
campus to enable the use of electric power maintenance tools when possible.
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Aesthetics _

42. Potential skybridges will be designed and constructed with materials that would
contribute to transparency of the skybridge to the extent possible in order to minimize
potential impacts to view corridors on campus. Height and width of skybridges will
be limited to accommodate the passage of people and supplies between buildings.

Approval of the location and final design of any skybndges will occur through the
City’s Term Permit process.

Light and Glare ‘

43. Control light spillage and light trespass, including direct glare, through hghtmg
design measures, such as luminaire locations, light distributions, aiming angles,
mounting- heights, and shielding. Direct the light from exterior lighting fixtures
downward and/or upward and away from off-site residential land uses.

44. Design new buildings with low reflective glass, window recesses and overhangs, and
facade modulation to limit light and glare impacts to pedestrians, motorists. and
nearby residents.

45. Use street trees, landscaping and screening at ground level to obstruct reflected glare
from impacting off-site receptors.

. 46. Include landscaping or screens at the edges of parking lots and parking structures to
obstruct light and glare caused by vehicle headlights.

47. Design street-level retail activities to shield light to minimize spilling over onto
adjacent residential areas.

48. Equip interior lighting with automatic shut—off devices consistent with code, functlon
and safety requirements.

49. Provide pedestnan—scale lighting cons1stent with code, function and safety
requirements.

50. Where feasible, limit the amount of reflective surfaces

Shadows
51. To the extent feasible, orient the massing of the new buildings on adjacent campus

open spaces and offsite residential uses to minimize the potentlal shadow impacts to -
these campus resources and offsite uses.

Historic Resources

52. Prior to the approval of a demolition permit for a building that was constructed 50
years ago or earlier, an historical analysis will be required to be submitted to the City.
An analysis of potential impacts caused by new buildings constructed adJacent or
across the ‘street from a designated historic Landmark is also required at the time of
Master Use Permit submittal, and will be referred to DON for review and approval.

Transportation
53. As part of each project, ensure that pedestrian and vehlcular circulation needs are
* addressed in a manner consistent with the campus wayfinding plan.
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54 As part of each project, provide frontage improvements to ensure that pedestrian

55.

56.

facilities meet established city standards at the time of redevelopment. The extent of
such improvements should take into account ‘priority design features’ as described in
the SDOT Right of Way Manual and the intent of the VMMC Master Plan Design
Guidelines. :

The redevelopment of the 1000 Madison Block under the Proposed Action is of
particular significaince to the Madison Street corridor and should take into-account the
need for frontage improvements that would support the planned ‘High Capacity
Transit Corridor’ as well as prov1dmg amenities that exceed code requirements that
would enhance the pedestrian experience along this segment of Madison Street. Such
amenities could include seating areas, more extensive landscaping than required by
code, a transit stop shelter that is integrated with the building design, retall uses that
help activate the frontage, and weather protection.

As part of the review process for master plan projects:

a) Apply updated TMP elements and assess TMP performance

b) Update MIMP parking requirements and reassess long-term campus parking
supply recommendations '

c) Assess operational and safety conditions for proposed garage accesses and

. loading areas

d) Assess pedestrian, truck, and vehicular circulation conditions, and identify safety
deficiencies that could be remedied as part of the project under review.

e) Assess loading berth requirements and where possible consolidate facilities so
that the number of berths campus wide is less than the code requirement. .

f) Assess truck delivery routes between VMMC and I-5 and along Boren Street and
other arterials to identify potential impacts.to roadways along those routes.

g) Reduce the impact of truck movements on local streets and potential conflicts
with pedestrians by consolidating loading facilities and managing delivery
schedules.

h) ‘Evaluate proposed bicycle parking facilities through the following design
elements :

~ ¢ Bicycle parking access should be ramped and well lit.
4 Bicycle parking should be located close to building entrances or elevators if in
" -a parking structure.
"¢ Short-term general bicycle parking areas should be sheltered and secure
¢ Long-term staff bicycle parking should be located in enclosures with secure
access.
¢ Staff lockers for bicycle equipment should be prov1ded in Iong—term bicycle
parking areas.
¢ Bicycle racks should be designed to allow a U-lock to secure the frame and
wheels to the rack.
¢ Bicycle parking should be separated from motor vehicle parking.
4 Shower facilities and locker rooms should be close to the bicycle parking area.
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57. As part of the project level environmental review, evaluate the potential for increased
vehicular traffic and, if warranted by anticipated project impacts, implement the .
following roadway improvements to mitigate impacts.

a) On 9™ Ave from Madison to University Streets:

¢ Add northbound and southbound left turn pockets at Madison Street/9™ Ave
within the existing road width.

¢ Signalize the intersection of Spring Street/9™ Avenue and add a southbound
left turn pocket and northbound right turn pocket on 9™ Avenue. As part of
the redesign of the intersection to add the turn pockets, work with King
County Metro to evaluate the relocation of the existing transit stop to optimize
commuter use and connections and avoid conflicts with access to Virginia
Mason facilities. Maintain pedestrian safety by including pedestnan crossing
beacons and controls and curb bulbs on Spring Street and on 9% Avenue if
there is adequate road w1dth Add northbound and southbound left turn

~ pockets at Seneca Street/ 9 Ave within the existing road width.

¢ Improve sidewalks and roadway crossmgs to enhance pedestrian safety as part
of frontage improvements when the 9% Avenue Garage and Buck Pavilion
sites are redeveloped.

b). On Seneca Street:

¢ Signalize the intersection of Seneca Street/ Terry Ave when th®hospital core is
redeveloped and the south leg of the intersection is constructed as a garage
access.

¢ Remove the Lindeman Garage access on Seneca Street and provide a new
access on 9™ Avenue when the Lindeman Pavilion is expanded.

~¢) At Spring Street/ 8th Ave, provide a northbound right turn lane within the existing
road width or shift the stop control to the northbound/southbound movements.

Public Services - Police ‘

58. Include permanent site design features to help reduce criminal act1v1ty and calls for
service, including: orienting buildings towards sidewalks, streets and/or public open
spaces; providing convenient public connections between buildings onsite and to the
surrounding area; and, providing adequate lighting and visibility onsite, including
pedestrian lighting.

59. Apply Crime Prevention Through Environmental Design (CPTED) principles to the
“development of its open space and pubhc amenities to enhance the safety and security
of the areas.

Public Services - Water/Sewer/Stormwater

60. Evaluate the impact of development on the sewer infrastructure from the development
site to where SPU’s collection system connects to King County interceptors
(approximately 4,500 LF downstream).

61. Consider the installation of low impact development measures such as bioretention
cells or bioretention planters to reduce the demand on stormwater infrastructure.
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62. Continue implementation of EnviroMason measures and other measures to reduce the
demand on water and sewer.

63. Implement the VMMC’s Goal and Objective — To build facilities that are resource-
efficient - Participate in the Seattle 2030 District challenge.

Public Services — Solid Waste

Continue implementation of EnviroMason measures, VMMC’s environmental
stewardship initiative, to include waste reduction programs, such as recycling operating
room plastics, food waste compostmg, hazardous waste recycling, and general office
recycling.

Entered this 20® day of May, 2013. . ,

Sue A. Tanner
Hearing Examiner

CONCERNING FURTHER REVIEW

NOTE: It is the responsibility of the person seeking to appeal a Hearing
Examiner’s recommendation to consult appropriate Code sections to
determine applicable rights and responsibilities.

Pursuant to SMC 23.76.054, any person who submitted written comment to the Director,
or who provided a written or oral comment to the Hearing Examiner, may submit an
appeal of the recommendation in writing to the City Council. The appeal must be
submitted within 14 calendar days following the date of the issuance of the
recommendation of the Hearing Examiner, and be addressed to:

Seattle City Council
Planning, Land Use and Sustainability Committee
c/o Seattle City Clerk
600 Fourth Avenue, Floor 3
- PO Box 94728
Seattle, WA 98124-4728

‘The appeal shall clearly identify specific objections to the Hearing Examiner's
recommendation and specify the relief sought. Consult the City Council committee
named above for further information on the Council review process.
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CITY OF SEATTLE
ANALYSIS RECOMMENDATION AND DETERMINATION OF
THE DIRECTOR OF THE DEPARTMENT OF PLANNING AND DEVELOPMENT

Application Number: 3011669

Applicant Name: _ ' Virginia Mason Medical Center
Address of Proposai: - 1100.,9th Avenue

SUMMARY OF PROPOSED ACTION

Council land use action to adopt'a new major institution master plan fdr Virginia Mason
Medical Center. A rezone is required for expansion of the major institution overlay (MIO)
boundary- (CF# 311080). Proposal includes future ailey vacation and aerial and below grade
vacations to accommodate skybridges and pedestrian tunnels. Environmental Impact
Statement prepared by the City of Seattle. - '

The following approvals are required:

Council Action'— Major Institution Master Plan —SMC Chapter 23.69 '

Council Action ~— Rezone to allow a-change to the Major Instltutlon Boundary (MIO) -
' SMC Chapter 23.34.124

Council Aqtion — Rezone to correct a mapping érror —-SMC 237.34
. SEPA — Envil;onmenfal 'Determinatioﬁ —-SMC Chaptef _25_0§
SEPA DETERMINATIONS: [ ] Exempt [ 1 DNS [ ] MDNS [X] EIS
[ 1 DNSs with conditions

[ 1 DNS involving non-exempt grading, or demohtlon, or mvolvmg
another agency with jurisdiction.

The Director of DPD published notice of availability of the Final EIS on December 13, 2012, and
has determined that the EIS has provided adequate analysis of the proposal.
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INTRODUCTION

This report is the Director’s analysis and recommendation to the City Council on the Virginia
Mason Medical Center (VMMC) Final Major Institution Master Plan (herein referred to as either
Master Plan or MIMP). The report considers the recommendations of the Citizens Advisory
Committee (CAC), the environmental analysis and comments in the Final Environmental Impact
Statement (FEIS), and the applicable portions of the adopted policies and regulations of the
Seattle Municipal Code (smcy Title 23, Tand Use™ Policies and Codes The Department of
Plannmg and Development (DPD)is the SEPA lead agency : '

The Director recommends approval of the Final Master Plan subject to the. condmons outlmed
in Section VII, at the conclusion of this report. ’

This report is divided into seven sections.

¢ Section I (page 2) includes background information on the project, including application
history, a description of the project site, the CAC and public comment.

4 Section Il (page 8) identifies the general purpose, mission and goals of the VMMC Final

Master Plan.

Section I (page 10) dlscusses the Final Master Plan’s program elements

¢ Section IV (page 24) analyzes the Final Master Plan’s compliance with major institution

V polncnes and codes, including a comprehenswe analysns of impacts and recommended
mmgatlon pursuant to SMC 23.69.002 and SMC 23.69. 032 E. . :

¢ Section V (page 56) analyzes the Final Master Plan’s compliance with applicable rezone
criteria.

¢

¢ Section VI (page 75) summarizes the SEPA analysns contalned in the FEIS, and refers to
apphcable mitigations.
¢ Section VIl (page 90) lists the conditions recommended by the Dlrector

Virginia Mason Medical Center (VMMC) began at this site in 1920. Existing buildings at the
campus total approximately 1.3 million square feet. VMMC has applied to the Department of
Planning and Development (DPD) for a new Major Institution Master Plan. If approved, this
Master Plan will replace the existing Master Plan.

'VMMC has requested to expand its existing Major Institution Overlay (MIO) boundary (Figure 1)
to correct the boundary on the north edge to match the VMMC property ownership and to
include the block bordered by Boren and Terry Avenues on the east and west, and Spring and
Madison Streets on the north and south as shown on Figure 2. This block, known as the “1000
Madison block” comprises approximately 1.41 acres including a north-south alley comprised of
0.088 acre. The block contains the Baroness Hotel, the Chasselton Court Apartments, and
approximately 25,000 square feet of one-story retail space. The Chasselton Court Apartments
contain 55 studio apartments and 7 one-bedroom apartments. = The underlying zoning is HR
(high-rise residential) with a 300’ height limit on the north half of the block and NC



MUP No. 3011669

DPD Director’s Report — Virginia Ma., . Medical Center MIMP . .
Page 3

(neighborhood commercial) with .a 160’ height limit on the south half of the block. The
proposed overlay height is MIO 240, the same overlay as the existing campus.
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AFigure 2. Proposed Expanded MIO Boundaries



MUP No. 3011669 .
DPD Director’s Report — Virginia ...ason Medical Center MIMP
Page 4

Planned and potential projects would occur throughout the life of the.Master Plan. No Master
Plan term is proposéd and timing is only an estimate. The planned uses include hospital
replacement, clinic replacement, research, infrastructure, parking and other mixed uses related
to Virginia Mason’s campus functions. The Virginia Mason MIMP proposal includes multiple
projects that may evolve as programming and planning are developed. It is possible that the
planned projects could be completed by 2025, and the proposed projects could be completed
by 2035. The total net-increase of near and Iong term prOJects would be apprommately 1.7
million square feet.” The total square footage on’ the campus followirig construction of both
planned and potentlal projects.near and long term development would be approximately 3
million square feet (including emstmg development)

There are two major development sequences and some minor projects that may occur with the
MIMP, with one sequence focused first on replacing hospltal space, and the second sequence
focused first on replacing clinic space. The potential sequencing of development is described in
Section D.8 of the MIMP and in Section 111.B of this report. ' :

Virginia Mason would continue to provide parking in existing parking facilities, both on campus
and in off-campus leased parking, and in new parking facilities on the campus that are
accessory to both planned and potential buildings. The existing parking supply is 1,426 parking
spaces located in garages and surface parking lots. Virginia Mason proposes to increase parking
with each new building for a total of 4,000 spaces at full build-out of the Master Plan.

I. A. ALLEY VACATION, SKYBRIDGES AND TUNNELS

Virginia Mason has identified in the MIMP for future review and approval the vacation of one
alley (the north-south alley contained.in the 1000 Madison block), the retention of the existing
skybridge across Seneca Street, up to six new skybridges, and up to eight tunnels. The street.
vacation process and approvals for term permits for skybridges and tunnels “will occur
separately from the MIMP review and approval, and are subject to their own procedures and
policies. The FEIS analyzes the environmental impacts from the skybridges and. vacated alley,
specifically bulk and scale, view corridors and transportation impacts. Further information on
the environmental impacts may be required when the specific applications for the alley
vacation and term permits for skybridges and tunnels are made with the City.

l. B. MAJOR INSTITUTION OVERLAY/REZONE

Virginia Mason proposes to expand its current Major Institution Overlay (MIO) to include the
1000 Madison block, outlined on pages 2 and 3 of this report. Virginia Mason also proposes to
maintain the existing MIO height of 240 feet on the existing campus and to establish a MIO 240
height limit on the 1000 Madison block. As shown on Figure 2, Virginia Mason is proposing to
condition the heights of certain sites with existing buildings that are not proposed to be
redeveloped under this master plan. The conditioned heights are less than the 240 foot MIO
height limit of the existing and proposed institutional boundary. None of the existing bunldlngs
‘exceed the conditioned heights.

The following approvals are required as part of the Master Plan:
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' & Adoption of a new Major Institution Master Plan (SMC Chapter 23.69)

¢ Rezone (SMC 23.34, 34 including designation of a Major Institutional Overlay)
¢ SEPA Review and Analysis (SMC 25.05)

I C. PROCEDURAL MILESTONES

* VMMC submltted the formal Notice of Intent to prepare a new Master Plan to the
Department of Planning and Development (DPD) on August 23, 2010.

¢ VMMC began to work with the Department of Neighborhoods (DON) in August 2010 to
assist with the formation of a Citizens Advisory Committee (CAC).

¢ The formation and first meeting of the CAC occurred on December 2, 2010.

& A Concept Plan was submitted by VMMC to DPD dated December 8, 2010.

4+ DPD issued a Public Notice-of Scoping on January 3, 2011, and held a Public Scoplng
Meeting on January 26, 2011, '

& A Preliminary Draft Master Plan was. subm|tted by VMMC to  DPD dated August 11,
2011.

. ¢ Asecond Prellmmary Draft Master Plan was submitted by VMMC to DPD dated May 11,
2012.

¢ A Draft Master Plan was submitted by VMMC to DPD dated July 19. 2012.

¢ DPD published a Notice of Availability of the Draft EIS, Draft IVIIMP and Public Hearmg
on July 19, 2012.

¢ A Public Hearing was held on August 22, 2012 to hear comments on the Draft EIS and
Draft MIMP. The written comment period ended on Septembér 3, 2012, '

+ A Preliminary Final Master Plan was submitted by VMMC to DPD dated October 5, 2012.

4 A Final Master Plan was submitted by VMMC to DPD dated December 12, 2012.

¢ DPD published a Notice of Availability of the Final EIS and Final Master Plan on
December 13, 2012.

I.°  D. PRIOR APPROVALS

The City Council adopted the Virginia Mason Medical Center Major Institution Master Plan by
Ordinance #117106 in 1994, and that plan expired in 2004. DPD (then the Department of

Construction and Land Use — 'DCLU) prepared the Draft and Final EIS for public review and
comment during 1992. .

The existing MIO contains one height district of MIO 240, a height limitation lower than the
underlying HR maximum zoned height of 300 feet. Heights on the Lindeman block (bordered by
University and Seneca Streets on the north and south and Terry and 9™ Avenues on the east
and west) were conditioned to less than the MIO 240 to 95, 150 and 190 feet as shown on
Figure 2, pursuant to an agreement with Horizon House, located immediately north of the
VMMC campus. The Benaroya Research Institute (BRI) development is set back from the Pigott-
Corridor, also pursuant to the Horizon House Agreement. The most recent development, the
Floyd & Delores Jones Pavilion located on Boren Avenue between Seneca and Spring Streets,
was built to a height limit of 145 feet. With the exception of the additional setback on the
north side of the BRI, existing setbacks vary from zero to 15 feet depending on the frontage.
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. Many of the setbacks are landscaped to provide a vegetated screen_between the street and
sidewalk and the campus buildings.

L. E. SlTI_'-_.' & VICINITY DESCRIPTION

Virginia Mason Medical Center is located on an approximately 7.07-acre site in Seattle’s First
Hill neighborhood at 1100 9™ Avenue. The campus is located just east of downtown Seattle. It is
situated generally between University Street to thé north, Spring Street to the south, the alley
west of 9™ Avenue to the west, and Boren Avenue to the east. Portions of Terry Avenue
Seneca Street, Spring Street, Umverslty Street and 9™ Avenue traverse the MIO. The site
generally slopes downward from the southeast to the northwest.

The surrounding neighborhood is a mixed medium to high-density area with a few single family
homes, medium to large residential buildings, commercial uses, civic institutions, hospitals and
schools. Immediately north of the VMMC campus across University. Street is Horizon House, a
continuing care retirement community. Immediately east are three multi-family residential
buildings, the Sunset Club (a private fraternal club), and the John Winthrop Apartments. The
Cabrini First Hill Senior Apartments are located south across Madison Street from the proposed
expansion area (1000 Madison block). The Sorrento Hotel is located immediately west of the
1000 Madison block. ‘

Immediately south of the main hospital building (south of Spring Street) are two multi-family
buildings (Paul Revere Apartments and John Alden Apartments). Immediately west of the Ninth
Avenue Garage are three multi-family residential buildings (Royal Manor Condominiums,
Emerson Apartments and Powell Apartments). A 31-story multi-family residential building has
been recently approved for constructlon on the vacant lot that is west of the Benaroya
Research Inst:tute

I F. PUBLIC COMMENT AND AGENCY COMMENT

During the initial comment period on the scope of the EIS and the Concept Plan, DPD received
38 written comments, coming from three agencies, three organizations, and 32 individuals. The
agency comments included requests for an analysis of traffic impacts on transit operations,
shadow impacts on public parks, and potential impacts to historic landmarks or other buildings
more than 50 years old. An analysis of each of these areas was included in the EIS, and the
- Master Plan includes language specific to the treatment of historic buildings.

The comments from the three organizations included potential impacts to historic structures,
impacts to energy usage and increased: greenhouse gas emissions, and housing replacement.
Each of these issues has been addressed in the EIS, and the Master Plan includes language
addressing energy conservation and housing replacement.

Of the 33 individuals who commented, 20 were residents of the Royal Manor Condominium
located immediately west of the Virginia Mason campus boundary along the alley between
‘Spring and Seneca Streets and west of 9" Avenue, and eight were residents of the Decatur
condominiums located on the east side of Boren Avenue across Boren Avenue from the



MUP No. 3011669

DPD Director’s Report ~Virginia Ma. Medical Center MIMP
Page7

proposed expansion area referred to as the 1000 Madison block. The comments from the
Royal Manor Condominium owners were prlmarlly in opposition to any redevelopment on the
Ninth Avenue garage site due to |ts proximity to their building, and their concerns over loss of
sunlight, degradatlon of air quallty, loss of privacy, and impacts on their property values. One
owner of the Royal Manor voiced support of the MIMP and said she thought the hospital
redevelopment would improve her property values. Potential impacts on property values were.

outside of the scope of the EIS, however the other i issues raised were evaluated, and setbacks

proposed in the MIMP to increase the separation between the existing residential bwldmgs and
future new development.

The elght comments from owners of units in the Decatur condominiums located lmmedlately
east of the proposed expansion area included loss of views and sunlight, increased noise and
traffic, construction impacts, changes to nelghborhood character, the increased scarcity of on-
street parking, and loss of retail.on the 1000 Madison block. The EIS includes an analysis of
each of these,issues and mitigation measures intended to lessen or eliminate the impacts,
including requirements for a construction . management plan.. The Master Plan includes the
provision of adequate parkmg for Virginia. Mason’s_staff and patients, design guidelines
intended to make the design of new development to be compatible with the surrounding
residential character of First Hill, and the commitment to provide retail space along three sides
of the 1000 Madlson block (Madlson Street, Boren :Avenue,.and Terry. Avenue (except for the
location of where the existing Baroness Hotel will be retamed)

The remaining four comments from 'individua|s included a request that views of rooftops be
considered from neighboring highrise residential structures, and a request for analysis of the
potential effects on neughborhood character, historic .buildings, increased " traffic, loss of
housing, and impacts on views from skybridges. Each of these issues has been ana|yzed inthe
EIS. In addition, the Master Plan includes design guidelines that include providing consideration

for rooftop deSIgns tor those rooftops that would be visible from néighboring residential
Abwldmgs

DPD sohc:ted public input durmg the scoping of env1ronmental analysis in January 2011 and
held a public scoping meeting on January 26, 2011. DPD received written comments durmg the
public review of the Draft EIS from July 19 through September 3, 2012 (45 days) and court
reporters transcribed comments from the public hearing on August 22, 2012. The letters and
comments received durlng the Draft EIS public comment perlod and publlc testimony is
contained in Sections IV and V of the FEIS which is incorporated herein by reference. All' CAC
meetings were open to the public, publicized by Department of Nelghborhoods (DON), and

were attended by neighbors and interested citizens. Each CAC meeting provided opportunity
for public comment. ‘

L G. CITIZENS ADVISORY COMMITTEE

The CAC met regularly throughout the planning process. From late 2010 through 2012, the CAC
held 19 meetings, and held four meetings in January and February 2013 to prepare their
recommendation to the Hearing Examiner. CAC input was considered during the development
of the Draft and Final Master Plan and EIS, as VMMC modified its initial concept plan in
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response to CAC comments and concerns. The CAC submitted a letter outlining their comments
and recommendations on the Draft MIMP and DEIS to DPD on August 29, 2012. Subsequently,
in response to the CAC’s formal comments on the Draft Master Plan and Draft EIS, VMMC made
changes to.the Final Master Plan, and DPD updated its Final EIS (see Sectlon IV of the Final EIS
" for the CAC’s comment Ietter)

I. H CHANGES TO MASTER PLAN IN RESPONSE TO PUBLIC COMMENTS

Before draftmg a Master Plan, Virginia Mason solicited comments from members of the public
and neighbors on its Concept Plan. In response to the comments it received from the CAC,
Virginia Mason' agreed in its Draft Master Plan to narrow the list of alternatives to two
alternatives to be evaluated i in the EIS, with one alternative identified in the Draft Master Plan
as Virginia Mason’s proposed alternatlve (referred to as Alternative 6b in the EIS). This
alternative includes the expansion to the 1000 Madison block and the vacation of the alley on
the 1000 Madison block. In addition, Virginia Mason agreed to building setbacks that would
meet, or in many locations would excéed, the setbacks required by the underlymg HR zoning
and developed design gurdelmes for mclusmn in the Master Plan.

Section IV of the FEIS includes written comments on the DEIS and responses to those
comments. Section V of the FEIS includes public testimony regarding the FEIS and responses to
those comments. In response to comments on the Draft EIS, Virginia Mason has made
clarifications to language in the Master Plan and has proposed in its Final Master Plan to limit
the widths of unmodulated facades. ' ‘

I.  A. PURPOSE OF THE’MA_JOR‘INS:"I'ITQTI__ONVMASTER PLAN

‘The City Council adopted the Virginia Mason Medical Center Major Institution Master Plan by
Ordinance #117106 in 1994, and that plan expired in 2004. The last building approved under
the prior Master Plan is the Floyd & Delores Jones Pavilion, completed in 2011. The current -
Master Plan proposal and alternatlves are meant to: 1) balance Virginia Mason’s programmatic
needs to grow with the need to protect the livability and vntallty of adjacent neighborhoods; 2)
address community input provided during public meetings held on the Master Plan and during
EIS scoping (January 2011), and during the comment period on the Draft EIS (July and August
2012); and 3) to respond to input from the CAC’s publrc meetings.

1. B. VIRGINIA MASON MISSION

Virginia Mason’s stated mission is the following:

“Virginia Mason: Patients First

Patients are the reason Virginia Mason exists. Theréfore, patients are at the center of all
Virginia Mason’s considerations and decisions. All facilities and operations are designed to
enhance the overall experience of the patient.
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Virginia Mason’s mission is to.improve the health and well-being of the patients served. Virginia
Mason aspires to be the ‘Quality Leader and transform health care by -leading the way to.
improve health care quality and patient safety. Everything Virginia Mason does is ultimately to
improve patient health and wel/—belng This is accompllshed by hiring the finest physicians and
staff, achieving the best cllnlcal outcomes, providing unsurpassed service and the safest, most
efficient facilities for patients and their families.

Virginia Mason embraced advances and /nnovatlons in health care dellvery to meet the ever-
changing needs of pat/ents Today, this means prowdlng hospital fac:l/tles that *offer the
technological and design advancements vital to patlents in the 21st century. Virginia Mason is
also committed to’ prowdlng a broad range of services that | lmprove one’s sense ‘of well-being
and prevent illness. Vlrgmla Mason is ‘acclaimed for. its expertise in prowdlng services in

Digestive Dlsorders Neurosc:ences Heart Care Cancer Care Orthopedlcs and Sports Medicine,
and Urology :

n. C MAS’T"ER"P.'LAN oEJEcTiVES o

The primary goal of the Virginia Mason Master Plan effort, as stated in the Final Master Plan is
“to'fully understand the capac:tles and constraints inherent in the redevelopmient of the existing

properties, to collaborate with the surrounding nelghborhood on how to best accommodate this
growth and to smooth the development process.”

Virginia Mason worked Wlth its Cltlzens Advnsory Commlttee and gathered mput from nelghbors
and businesses on First Hill to develop a -shared set. of goals and .objectives for the
redevelopment of the campus. The goals and objectives are listed in Table 1 of the Final Master-
Plan, and the goals are summarized as fo.l!ows. )

¢ Campus Buildings: De51gn the edges of the campus to contextually relate to the
" adjoining properties in scale, style and massing; design buildings,-including rooftops and
- street level facades, with consideration of how facades. WI" appear to viewers from
surrounding residential buildings, nonmotorized travelers at street level, and motorized
travelers; acknowledge the diversity of scales and styles in neighboring bwldmgs, from
high-rise to -single-family; recognize that the scale of the pedestrian streetscape is
important; protect public view corridors; and prowde shared spaces that community
members can also use. : ,
4+ Llandscaping: Maintain plantlngs and street trees; and enhance campus greenery, open
. space. . - :
¢ Campus Moblhtv -Maintain and ‘improve the mobility of pedestrians and other
nonmotorized travelers to move through the Virginia Mason MIO boundaries (don’t
. become a closed-off campus); improve sidewalks and streetscapes to enhance the
pedestrian and other nonmotorized user experience; make entries easy to find,
welcoming and accommodating; enhance ease of pedestrian flow, improve circulation,
accessibility, wayfinding, connectivity, visual interest; enhance the ability of people to
pass through the larger buildings via interior and exterior “streets” that are
combinations of entries, major corridors and skybridges; provide attractive
nonmotorized connections across the campus to Downtown and other Seattle
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neighborhoods; and create open spaces in ways that tie together the public spaces of
the neighborhood.
* Nelghborhood Vitality and_Character: Contribute to the economic vitality of First Hill

' that exists from the mterdependence of residential, commercial;, and the educational
and health care institutions; maintain the residential character of First Hill; honor and
protect designated historic structures; and maintain and support opportunities for retail

- that serve both Virginia Mason and the residential community.

R Envrronmental ﬁsteu;ardshrn“ Employ Envnronmental Stewardshrp m ‘the desrgn ‘and
'practlces of bu|ld|ngs grounds, and operatlons, burld facilities that are resource—
efficient; and. minimize glare, noise, wmd effect and shadlng ' ’ , :

4 Transit, Trafﬁc and Parkmg Contrnue to encourage the use of transrt over dnvmg to
Vlrgmla Mason by makmg transrt an easy and enjoyable way to get to and from the
Virginia Mason campus and adjacent First Hill neighborhoods; continue to reduce peak-

- commute trip single-occupancy vehicle use and encourage alternative modes of
transportation, including walking, bicycling, mass transit, shuttles and carpools; build
parking to meet but not exceed present, future need ‘and sequence parkmg
development. _

¢ Construction Impacts Mmlmlze constructron impacts on the larger commumty,
maintain traffic and pedestrian flow and maintain the vrabllrty of retail.

. A.MAJOR INSTITUTION OVERLAY DISTRICT

The Virginia Mason campus is generally situated between University Street to the north, Spring
Street to the south, the alley west of oth Avenue to the west, and Boren Avenue to the east.
Virginia Mason is proposing two expansions of the existing campus boundary with a MIO 240
overlay to match the existing institution overlay, this includes a conditioned height of 80 feet at
the Baroness Hotel site located at the northwest corner of Terry Avenue and Spring Street:

1. An expansion of the existing campus is requested to-include the block bordered by
Boren Avenue on the east, Madison Street on the south, Terry Avenue on the west, and
Spring Street on the north. This block, known as the 1000 Madison block, includes two
existing underlying zoning designations: Neighborhood Commercial (NC-3P-160’ base

~ height limit) along the southeast half of the block fronting Madison Street, and Highrise
(HR) on the northwest half of the block. Madison Street and portions of Boren and
Terry Avenues within the NC zone are designated as principal pedestrian streets.

2. A mapping error correction is requested to be made to the existing MIO district
boundary map to accurately reflect Virginia Mason property ownership.  The parcel
includes Lots 9 and 12 plus a 20 foot portion of Lot 8 of Block 112. The 20 foot portion
of Lot 8 is not correctly shown graphically within the MIO boundary on the current city
zoning maps. The mapping error was identified in the previous MIMP, but was not
corrected under the previous Council action since correction would have required a
rezone.
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1. B. DEVELOPMENT PROGRAM

The Virginia Mason-owned property within the existing MIO boundary is approximately 7.07
acres with an approximate total building area of 1, 227,444 square feet. The proposed
expansion of the MIO boundary is by 1.41 acres (for a total of 8.48 acres). Virginia Mason is
proposing an approximate building area of 3 million square feet at full build out.

Planned and potential projects‘ would occur throughout the life of the Master Plan. No Master
Plan term is proposed and timing is only an estimate. The planned uses include hospital

replacement, clinic replacement, research, infrastructure, parking and other mixed uses related
to Virginia Mason’s campus functions.

The. Vlrgmla Mason MIMP proposal mcludes multiple pro;ects that may evolve as programming
and planning are developed, It is possible that the planned projects could be completed by
' 2025, and the proposed projects could be completed by 2035.

Phasing of Planned Development

The proposed Final MIMP includes expansion to the 1000 Madison block. There are two major
development sequences and some minor projects that may occur with the MIMP, with one
sequence focused first on replacing’ hospital space, and the second sequence focused first on
rep acmg clinic space. For these, the planned and potential development sequencing would be
as follows and illustrated on Figure 3. Construction of the buildings shown on Figure 3 on the
perlmeter of the campus (1H-1000 Madison block, 1C-Cassel Crag and Blackford Hall, and
* possibly the R-Ninth Avenue Garage site and the' M-University/Terry Parking Lot site), could
potentially begin within the first ten years after adoption of the Master Plan.’ Development of
buildings designated as 2C or 2H would: I|ke|y occur in the second ten years, and the

redevelopment of the central hospltal core (3G, 4c and 3H) would occur within the later phase
of the Master Plan. :
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1.

A development sequence focused on replacing hospital space would start on the 1000

Madison block, bordered by Boren and Terry Avenues and Madison and Sprmg Streets,

delineated as-“1H” on Figure 3 above. :

¢ Redevelopment of this block retains the existing Baroness Apartment Hotel (a
designated-Landmark) at the corner of Terry Avenue and Spring Street.

¢ A skybridge and tunnel may be proposed in the future to connect the block to the
riew Floyd & Delores Jones Pavilion. ‘

¢ The Chasselton Court Apartments would be replaced through housing mitigation,
and the retail businesses would be displaced. Where the underlying zoning is a
pedestrian designated zone, the provisions of SMC 23.47A. 005 regulating street-
level uses shall apply Street level uses would be provided along Madison Street and
portions of Boren and Terry Aventies pedestrian streets within the NC zone.
Development on this site would allow Virginia Mason to move inpatient services
from the existing hospital buildings into the new fac1l|ty so the older structures could
be renovated and/or replaced.

A development sequence focused on replacing clinic space would start with the

redevelopment of the half block between University and Seneca Streets, east of Terry

Avenue and south of the alley. A

¢ Existing functions would be relocated temporarily off-site or within the eX|stmg First
Hill campus, and the Cassel Crag, Blackford Hall and MRI buildings would be
demolished to allow for redevelopment (delineated as “1C” on Figure 3).

¢ Displaced functions, some clinic growth and parking would be relocated in the new
development and.consolidated with the medical and office functions currently
housed in the Health Resources Building.

4 The Health Resources Building would be demollshed to allow the planned project
known as the North Pavilion Phase 2 building to occur (delmeated as “2C” on Figure
3). The Lindeman Pavilion would remain.

¢ Tunnels and/or skybridges may connect the new buildings together as shown on
Figure 4 below. 7 '

¢ Completion of the North Pavilion Phase 2 would create new space for the clinics
currently located in the Buck Pavilion, which would relocate into the North Pavilion
Phase 2 building. '

¢ The Buck Pavilion buildings would then be renovated or replaced with addmonal ,
clinic space (delineated as “3C” on Figure 3).

Once sufficient parking has been created by new below-grade parking or by lease of off-
site parking, the planned project to redevelop the Ninth Avenue Parking Garage could
occur. The project would replace the existing garage with underground parking, add
medical research space and medical/office space on top of the garage, and potentially
connect to the existing BRI and Buck Pavilion buildings with skybridges and/or tunnels.
This development is delineated as “R” on Figure 3. The locations of potential future
skybridges and tunnels are shown on Figure 4 below.
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Phasing of Potential Development Projects

The Unlversrty/Terry Parkmg Lot site and the existing core hospltal site are considered

“potential development” as their redevelopment will likely occur after the other development
takes place. )

4. Development of the core hosprtal block cannot occur until the hosprtal space is replaced
on the 1000 Madison block (see “1H”) and the’ ex1st|ng clinic space in the Buck Pavilion is
moved to the Lindeman Pavilion block (see “2C”). The core hospital block would likely
be developed in three phases, beginning either with-the demolition and redevelopment
of the building lmmedlately west of-the Jones Pavilion for hospital use (shown as “2H”
on Figure 3), or the renovation or repl ment of the Buck Pavilion for clinic use (shown
as “3C” on Flgure 3). The center portlon’ of the block would likely be developed for
either hospital or clinic use (depending on the need at that time), or a combination of
both That development is shown as “4C” and ”3H” on Figure 3.

5. The block at the mtersectlon of Terry Avenue with University Street also could be
developed once sufﬁcrent parking has been created. Its use would be dependent on
what use may be needed at the time of development. Thls site is shown as “M” for

MedlcaI/Mlscellaneous on Flgure 3.

Alley Vacation, Skybridges .and Tunnels

In addition to the construction of the projects outlined above, the applicant is proposing at a
future date the application for an alley vacation, the.renewal of the term permit for the existing
skybridge across Seneca Street, and application for term permits for up to six new skybridges
and eight new tunnels to be developed with this MIMP. See Figure 4.

The future alley vacatron will be ‘for the north-south alley which extends between Spring and
Madison Streets within the 1000 Madison block. The aHey contains apprOXImater 3,840
square feet Vacating the aIIey would enable the hospital to develop the contlguous space
needed to replace core hospltal functions prior to the demolltlon of the existing facrlltles

The MIMP specifies uses, helght and setback requirements for the proposed development on
the Madison block, however the building is still very conceptual in nature. Virginia Mason is
proposing that the details of the development of the site, and the specific public benefits
associated with the alley vacation be proposed at the time the detailed design commences and
the alley vacation application/petition is submitted and reviewed by the City. Environmental
impacts have been identified in the FEIS, however specn°|c mitigation and publlc beneﬁts will be
reviewed separately and are not lnc|uded in this MIMP.

Vlrgrma Mason anticipates the future need of skybrldges and tunnels to connect and provide
circulation between buildings for patients and materials due to existing street rights-of-way
bisecting the Virginia Mason campus. Virginia Mason has identified all potential locations of
future skybridges or tunnels that may be needed (see Figure 4 below). Not all of the planned
skybridges and tunnels may be executed nor requested, depending on the sequencing of
projects and their eventual occupants and uses. Environmental impacts have been identified in
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the FEIS, however specific mitigation and public benefits W|ll be reviewed separately and are
not included in this MIMP

The decision as to whether to request permit approval for individual skybridges or tunnels
cannot be made until decisions are made by the City Council on the proposed expansion of the
MIO boundaries and the approval of the requested areas and helght limits so that Virginia
Mason can determlne how future development w1ll be sequenced
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Figure 4. Proposed Alley Vacation, Skybrldges and Tunnels -

The following criteria have been identified by Virginia Mason as an initial screening as to
whether a future skybrldge or tunnel would be needed and an appllcatlon for a term permit
applied for:

¢ Would a skybridge or tunnel connect patlent services requiring controlled envnronments
that are separated from each other by a city street? ,

¢ If yes, which connections are most appropriate to facilitate the planned movement?
(Both may be required, as the campus.is vertically complex and certain flows, (patient,
staff, supplies) cannot be commingled.)

4+ Would a skybridge increase the campus porosity and ADA acceSSIblllty for the public
traveling between downtown Seattle and the Madison Street commercial area?

¢ Would a tunnel reduce or eliminate the need for multiple loading docks, thereby
- reducing traffic?

If deemed needed at the time of new development, Virginia Mason will submit applications for
skybridges and/or tunnels in conformance with SMC 15.64 Skybridge Term Permits, SDOT
Director’s Rule 2-06 Skybridge Permits, Client Assistance Memo 2207 Skybridge Permitting
Process and Client Assistance Memo 2207 Term Permit Fee Methodology, or as those
documents may be amended or superseded in the future.
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1[5 C. DEVELOPMENT STANDARDS

The Final Master Plan discusses Virginia Mason Medical Center’s proposed development

" standards on pages 31-61. Consistent with SMC 23.69.030, the development standards would
‘modify and supersede the underlying zoning standards. Specifically, Virginia Mason proposes
to replace the underlying HR and NC3P-160 zoning development standards with the Master
Plan development standards pursuant to the major institutions code (SMC 23.69).

Existing Underlying Zoninq

The existing MIO has an underlying zone of Highrise (HR) "HR is a residential zone with a base
height limit of 160 feet and maximum height limit of 300 feet. The MIO expansion area has an
underlying zone of HR along the north half of the block and Nelghborhood Commercial (NC)
with a Pedestrian Zone on the south half of the block. The base height limit of the NC zone is
160 feet. Virginia Mason does not propose to change the underlying zones.-

Height

Virginia Mason is proposing to maintain the existing MIO- 240 within the current MIO
boundaries, and is proposing MI0-240 for the expansion area on the 1000 Madison block (the

bIock bordered by Sprlng Street on the north, Boren Avenue on the east, Madison Street on the
south and Terry Avenue on the west).

Fugure 5 and Table 1 identify both the MIO height dlStrlCtS listed in SMC 23.69.004, and show in
1thes élghts 0 *ﬂcertaln SItes that’ Vlrglnla Mason has. agreed to mamtaln for the
duratlon of the MIMP.-Thos lower helghts are denoted as “conditio ‘d_ihelghts for the four
eX|st|ng bw Idings that wﬂl, ‘e,re,alned (BRl Lmdeman, Jones Pavuon, and'the'Baroness) ‘Some’
existing mechanlcal eqmpment exceeds the “conditioned helghts For new constructlon

Virginia Mason is proposing that rooftop mechanical space and penthouses with the exception

of minor plumbing and ventilation stacks, will be included within and limited to the MIO height
or conditioned height, whichever is lower.
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BOREN AVE.

" UNIVERSITY ST,

SENECA ST...

" SPRING ST.

TERRY AVE. -

MADISON ST,

Flgure 5. Proposed Major lnstltutlon Overlay Districts
(Condltloned helghts are shown in parenthe5|s)

Table 1. Existing and Proposed M‘IO’ Height Limits

Cassel Crag & Blackford Hall (half | HR160-300"-| = MI0-240 MI0-240

block on west side of Terry between ‘ '

University and Seneca _

Lindeman Block (full block between HR 160-300’ MIO-240 MI0-240

University, 9, Seneca and Terry (conditioned to | (conditioned to 95,

95’, 150’, and 150’, and 190Q’)

190')

BRI (half block west of 9" and north HR 160-300’ MIO-240 MI0-240

of Seneca) ‘| (conditioned to |(conditioned to 120°)
120)

Jones Pavilion (half block west of HR 160-300 MIO-240 MI0-240

Boren between Seneca and Spring (conditioned to | (conditioned to 145’)
145') ‘

Existing Hospital (super block west of | HR 160-300 MI0-240 "MI0O-240

Jones between Seneca and Spring, ‘

east of 9t)

Ninth Avenue Garage (half block HR 160-300 MIO -240 MIO-240
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west of 9" between Seneca and .
Spring). » i ,
1000 Madison Block HR 160-300° N/A " [MI0-240"(conditioned
NC-3 160’ 7 to 80 on the Baroness
) : Hotel site)
Setbacks

Virginia Mason is proposing to meet or exceed underlylng zoning setbacks from property lines
in all areas of the campus for new construction. -

Section 23.45.518 of the Seattle Land Use Code lists the requ:red setbacks for development in
HR zones: -

0 Along street frontages, the development standards require an average setback from the
property line of 7 feet and a minimum setback of 5 feet for portions of building 45 feet
or less in.height, and a minimum of 10 feet'in setback for building facades above 45 feet
in height.

¢ Along aIIeys no setback is reqwred for portnons of structures 45 feet or Iess in height,
' ‘and a 10- foot minimumn setback is requwed for structures above 45 feet.

« For lot lines that abut neither a street nor an alley, the' development standards require
an average setback from the property line of 7 feet and a minimum setback of 5 feet for
portions of building 45 feet or less in height (except no setback is required for portions
of buildings abutting an existing. structure built to the abuttmg lot line, and.a minimum
of 20 feet in setback for building facades above 45 feet in helght)

Along most street frontages, Virginia Mason is proposing to set bunldmgs back 7 to 10 feet from
the property line for the. first 45 feet of elevatlon Above that height, Virginia Mason is
proposing an additional 10 feet in most. locations, so the setback would be twice what would
otherwise be required by the Land Use Code for a residential development. Along Madlson
Street, Virginia Mason is proposing to set the upper portion of the building (above
approximately 45 feet) back an additional 30 feet, for a total of 40 feet from the property line
(see Table 12 on page 45 of the Final MIMP), and greater setbhacks are proposed for portions of
the central hospital block (see Tables 9, 10 and 11 on pages 41, 42 and 43 of the Final MIMP).

Proposed setbacks are shown for each block in Figures 10 through 18 on pages 34 through 44
and summarized in Tables 5 through 12 on pages 36 through 45 of the Final MIMP. See Figure
10 on page 34-35 of the Final MIMP for a composite figure identifying all proposed setbacks for
the campus. Structure setbacks from street rights-of-way, will allow for additional landscaping,
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pedestrian amenltles and future SIdewalk WIdenmg on Madlson Street. (See pages 50-55and
59- 62 ofthe Flnal MIMP) : . S ek

Archltectural features; structural proj‘ectidns,'weather protection, window overhangsand .
similar elements may extend into the public right-of-way as long as standards are met as
determined by Seattle Department of Planning and Development and permits are obtained
from Seattle Department of Transportatlon

Setbacks and building massing for the future building that will replace the Health Resources
Building will follow or exceed the setbacks specified in the agreement reached with Horizon
House during the previous MIMP process. No changes are proposed other than the potential
reconfiguration of the open space on the northwest corner of the block, per Horizon House’s
request.

Facade Width, Floer Sizes and Building Separation-

Virginia Mason is requesting a modification to the provisions in HR zones that limit building
facade widths, floor size and building separation to allow major medical institution
development to occur to the maximum space available with ccnflguratlons found efﬁaent for
health care delivery.

The provisions that Virginia Mason is requesting to modify or eliminate include the following:

¢ Elimination of the requirement in the HR zoning that portions of structures above a
height of 45 feet are limited to a maximum facade width of 110 feet. (Vlrgmla Mason is
proposing that unmodulated facades be Ilmlted to a maximum facade width of 110
feet.)

¢ Elimination of the provision that the average gross floor area of all stories above 45 feet
in height not exceed 10, 000 square feet in order to reach or exceed a maxinium facade
width of 130 feet.

- ¢ Elimination of the building separation requirements specified in subsection 23.45.520.
(Virginia Mason has included a goal of bringing daylight into staff working areas and
public areas where feasible as a design strategy See Design Guidelines. A. Context; 1.
Natural Context and Environment; a. Design with natural systems in mind; Solar
conditions.)

1 Virginia Mason has agreed to the CAC recommendation that setbacks on Ninth Avenue Garage site be
revised to increase separation from the residential buildings location to the west. A condition of MIMP
approval is to revise the setbacks shown on Figures 10 and 14 of the Final MIMP, and Table 8 to showa
minimum setback of seven. feet for portions of the building 45 feet or less in height and 12 feet for portions
of the building above 45 feet in helght The maximum east/west depth of the future buudmg shall be
limited to 93 feet. See Condition 15 in Section VII.

There is no alley on the east side of the Cassel Crag/Blackford Hall site. A condition of MIMP approval is
to correct the setbacks shown on Figure 10 on page 34 of the Final MIMP, Figure 12 (page 37 of the Final
MIMP) and Table 6 (page 37 of the Final MIMP) to correctly depict the east property line as an interior lot
line and building setbacks in conformance with underlying code requirements for an interior lot line (7°
average/5’ minimum setback for portions of buildings <45’ in height, and 20’ setback for portions of
buildings >45’ in height.) See Conditions 16 through 18 in Section VL.
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Exemptions from Gross Floor Area

The calculation of gross floor area considers exemptions and exclusions in both the HR and NC
zone. Exemptions include underground stories; portions of enclosed mechanical equipment;
and certain identified uses. Floor Area requurements in'the underlymg zone apply to individual
buﬂdmgs and Iots. In the MIO the FAR applies to the entire overlay and defines density.
Typical to other Major Institlition Master Plans specific exemptions are provided in the' Master

Plan. The Final MIMP ldentlfles the followmg spaces to be exempt from the calculatlon of gross
floor area:

Above and beIow—AgradAe parking.

Rooftop mechanical space/penthouses.

Interstitial space that is not occupiable (mechanlcal floors/levels).

As an allowance for mechanical equipment, any structure more than 85 feet in height,
3.5 percent of the gross floor area that is not exempt under sSMc 23.45, 510E.
Below-grade space. -
¢ Ground floor commercial uses meetmg the requ1rements of 23 45. 532, if the street IeveI

of the structure contammg the commercial uses has a minimum floor to floor helght of
13 feet and a minimum depth of 15 feet..

¢ Skybridge and tunnel circulation space within the publlc rlght-of-way

¢ “Other unoccupiable spaces similar to the uses identified in the list above as approved by
the Dlrector of the Department of Plannmg and Development

* & & o

<

Street-Levél Uses and Facades in the NC Zone

3

Virginia Mason is proposing to expand its MIMP to include the 1000 Madison Block. The south
half of the block abutting Madison Street and Boren and Terry Avenues is zoned Neighborhood
Commercial and is designated a Pedestrian: zone. SMC .23.69.008C.3 states, where the
~ underlying zoning is commercial and a pédestrian designated zone, the provisions of Section
23.47A.005 governing street-level Uses shall apply. SMC 23.47A.005 regulates the location of
uses in pedestrian zones in accordance with the standards provided in SMC 23.47A.008C. SMC
23.47A.008C regulates street-level requirements, transparency, and percent of structure width
at street-level uses. The proposed MIMP will meet these required standards on Madison
Street, and on the portions of Boren and Terry Avenues where the underlying zoning is NC.

Existing and Proposed Landscaping and Open Space

The focus of the open space and landscaping of the Virginia Mason Master Plan is to improve
the quality of the urban streetscape connections within the public right-of-way surrounding the
campus. Virginia Mason’s location benefits from the adjacent Freeway Park and the nearby First
Hill Park (one block to the east). Virginia Mason is proposnng three categories to describe
planned landscaping, open space and public amenities:

¢ Existing and proposed landscaping within Virginie Mason’s boundaries

¢ Existing and proposed open space (including landscaped open space) within Virginia
Mason’s boundaries
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¢ Existing and proposed public amenities located within or adjacent to street rights-of- |
way

SMC 23. 45.524 sets out the Iandscapmg standards for the underlymg HR zonmg Wlthln Virginia
Mason s property boundarles Landscaping that achleves a Green Factor score of 0.5 or greater,
as set forth i in Section 23. 86.019, is required for any lot with development contalnmg more than
one dwellmg unlt in HR zones VlrglmaMason would comply with thls standard should housing

be included in a future development within the MIO boundary (housmg has not been proposed
in the Final MIMP). Unless housing is developed, the Final MIMP proposes that Virginia Mason
will not be required to follow the provisions of the Green Area Factor for its institutional
development. ‘ ’ o

The southern half of the 1000 Madison block is zoned NC-3. The Land Use Code establishes
landscaping standards for the underlying NC zohing. Landscaping that achieves a Green Factor
score of 0.3 6r greater, as set forth in SMC 23.86.019, is required for any lot with development
containing more than four dwelling units, development containing more than 4,000 square feet
of new nonresidential use, or any parking lot containing more than 20 new parking spaces in NC
zones. Virginia Mason is proposing to comply with the requ:rements for landscaping for
portions of the MIO W|th|n the underlying NC zone.

The proposed open space within Virginia Mason'’s property boundaries is an amount equal to
approximately 16,000 square feet of the expanded MIO district at full build out of the MIMP.
The open space area includes the retention of the 6,000 square feet of landscaped open space
and a new plaza proposed for either the north corner of Ninth Avenue and Seneca Street or a
linear plaza along the east side of University Street when Phase 2 of Lindeman Pavilion is
designed and constructed. Virginia Mason will provide a public open space plaza. incorporating
the existing 3,400 square feet just west of the Lindeman Pavilion with an additional 6,600
square feet for a total area of 10,000 square feet. The exact location and configuration of this
space within the larger area shown on Figure 21 of the Final MIMP will depend upon decisions
concerning parking entrances and other factors. Virginia Mason will work with both Horizon
House and the Standing Advisory Committee to identify the location, design, and accessibility,
of this important open space feature. See Figure 21 on page 51 of the Final MIMP Existing and
Future Landscape/Open Space Plan. '

In addition to these identified open space areas, as Virginia Mason develops designs for future
buildings, Virginia Mason intends to identify opportunities for other open space plazas and
rooftop gardens, but such improvements would be in addition to and beyond meeting the open
space development standard of 4% of the campus area.

Public amenities will be located within or adjacent to street rights-of-way. Virginia Mason is

proposing two pedestrian corridors through the campus, both connecting to the Pigott Corridor

and Freeway Park located on the west edge of the Virginia Mason MIO boundaries. The intent
of the pedestrian corridors is to provide pedestrian-oriented street-level connections from the

First Hill neighborhood through the Virginia Mason campus to downtown. (See Figure 21 on

page 51 of the Final MIMP)
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Within the pedestrian corridors, both Terry Avenue and University Street are classified as
Neighborhood Green Streets in the Land Use Code. Virginia Mason will create additional public
space along Terry Avenue and University Street by setting new development back 10 feet from
the property line. Amenities will lnclude .wider sidewalk, street trees, landscaping, pedestrian
scaled lighting, street furniture, weather protection, specral paving, art and wayfinding
(signage). Due to the need for loading and unloading of patients at clinic and hospital spaces,
driveways will be necessary on- the majority of streets within the MIO. Driveways will be
designed to minimize impacts to pedestrians. '

Lot Coverage

The underlying zoning does not regulate lot coverage. Setbacks and open space proposed in the
MIMP define the maximum building envelope that can be built on any site, and therefore the
lot. coverage. As with other Major Institutions,. the maximum Iot coverage standard is
calculated against the entire campus rather than against mdlvrdual project sites. The prior
MIMP required a minimum of 1%.of the campus to be set aside as open space, an area of

approximately 3, 081 square feet. The existing campus—wude lot coverage is approxrmately 98%,
with approxrmately 1.9% of the campus in open space.

Vlrgmla Mason is proposmg that a minimum of 4% of the campus be provided as dedicated
open space, with resulting lot coverage of 96%.

View Corridors

There are two de5|gnated scenlc routes |n the vicinity of the Vlrglnla Mason Medical Centerr
campus— Boren Avenue and lnterstate 5. Boren Avenue affords views Iooklng north toward ‘
Lake Union and west toward Elhot Bay Unnversrty, Seneca Sprlng and Madison Streets are
these streets wrll be set back from property lmes and wrll have a further setback for portlons of
facades greater than 45 feet Itis not antrcrpated that development erI block views from the
Boren Avenue right- of—way There is an exrstmg skybridge across Seneca Street and the
potential for future skybridges across Umversrty, Seneca and Spring Streets. The FEIS includes
visual simulations of these potential skybridges. With each future sybridge permit application,
a more detailed analysis of whether Elliot Bay views from Boren Avenue would be diminished
and additional mitigation measures proposed if needed such as increasing transparency, or
increasing the height above the street. The FEIS analyzes the environmental impacts from the
skybridges. Further mformatlon on the environmental |mpacts and additional mitigation may
be required when the specrfrc applications for. the skybridges are reviewed by the City.
Development on the Virginia Mason will not impact views from Interstate 5.

Pedestrian and Bicycle Circulation Within and Throuqh the Campus

To improve connections for pedestrians, Virginia Mason is proposing to strengthen existing
pedestrian connections at street level through the campus with focus on two pedestrian
corridors, between the corner of the Pigott Corridor at the corner of University/Ninth Avenue
and Madison/Boren, and between the Pigott Corridor along Ninth Avenue to Madison Street as
shown in Figure 21 on page 51 of the Final MIMP. As individual blocks or frontages develop
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along any of the streets within the MIO, any pedestrian facilities (sidewalk plus planting strips)
that do not meet established city standards that exist at the time of redevelopment will ‘be
bréought up to those standards. An evaluation of accessibility will be performed as part of this
analysus and measures included for ADA accessublhty where feasrble ‘

Virginia Mason offers a combination of amenities for blcychsts. For.the public, there are bicycle
racks at each major entrance of each building.  Virginia- Mason’s existing and proposed
Transportation Management Plans include the following measures to- support bicycle use
among its staff:

¢ Locked bike cages w1th weather protection located in three of the parkmg garages on

' campus : o :

¢ A minimum capacity of 75 blcycle parking spaces.

¢ Shower facilities and lockers in multiple locations on campus and in each major burldlng

© for staff who commute by bicycle: ‘ o ’ : ‘

¢ Support for the Virginia ‘Mason Blcycle Club to improve bike storage, security, shower
facilities, and beneflts for frequent riders and to encourage rldershlp ‘

As each new buﬂdmg is added, the need for addltlonal blcycle amenities and blcycle access will
be cons:dered as part of the programmmg effort ‘

Transit Access

Virginia Mason is served by a variety of transit optrons Buses traveling along Madison Street,
Seneca Street, Ninth Avenue -and Boren Avenue provide links to downtown, Seattle
nelghborhoods and-suburban crtles The-transit stops within or adjacent to Virginia Mason'’s
property are shown on Flgure 22 on page 61 of the Final MIMP. Vlrgmla Mason will work with
Metro Transit to ldentlfy ways in which Virginia Mason could’ improve landscaping, lighting,
‘wayfmdmg or other pedestrlan scale amenities around the bus stops within the boundaries of
Virginia Mason property These . lmprovements would be |mp|emented as street frontages are
redeveloped or as routme landscapmg or sidewalk mamtenance is performed

Madison Street is identified in SDOT’s Right of Way Manual as a Major Transit Street. To
provide for hlgh pedestrian volumes, Virginia Mason is proposing to set the building back 10
feet from the property line. Combined with the existing 8.5 foot sidewalk, this will create a new
18.5 foot wide space between the building fagade and the curb. Along this street front Virginia
Mason is proposing public amenities such as street trees, landscaping, pedestrian-scaled
lighting, street furniture, awnings, special paving, art and wayfinding. The future alley vacation
if approved would eliminate access from the block to Madison and provide a continuous
building facade and sidewalk along this block front.

Loading and Service Facilities

SMC 23.54.035 describes the required number of loading berths based on the size of a facility
andits demand. Hospitals are considered to be high demand. With 3 million gross square feet
proposed at build out of the Final MIMP, City development standards would require more than
57 off-street loading berths. Since multiple campus buildings share common central
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loading/supply/waste facilities, Virginia Mason is.requesting that DPD waive or modify quantity
and space standards during specific project reviews.

Preservation of Hlstor/c Structures

" The exnstmg Vlrglma Mason campus is composed predommantly of bwldmgs that are more than
25 years in age. The Baroness Apartment Hotel (1930) was nominated and the exterior of the
buﬂdlng is now de5|gnated a Seattle Iandmark as of December 7, 2010 per the City of Seattle
website showmg the ordinance’s. sugnature date by the Mayor (Ordmance No. 123487). The
nearby Cassel Crag Apartments (1925), Chasselton Court Apartments (1925) and the
Rhododendron Restaurant/inn at Virginia Mason (1928) were also nominated to.determine
their status but were determined to not be landmarks on'Febru'ary 6,' 2008, August 19, 2009,

_and October 7, 2009, respectively. Currently, adopted controls and incentives apply only to the
Baroness Apartment Hotel. : ‘

When a site is proposed foi':redevel‘opment and pfior to demolition of existing structures,
buildings will be reviewed for landmark status under statutes (see SMC 25.12.350 Standards for
Designation) in place. at time of the proposed redevelopment. Should a bunldmg’s Iandmark

status change during the perlod of the MIMP, Virginia Mason will comply with current
reguirements at the time of development.

Parking

As of January 2012, Virginia Mason provided approximately 1,426 parking spaces, including 884
spaces on campus, 175 spaces at Tate Mason, 60 Spéces on the Virginia Mason-owned 1000
Madison block and 307 spaces that are leased from nearby.property owners. The number of
leased spaces fluctuates over time based on the availability of parking from neighboring parking
garages. A significant percentage of Virginia Mason patients.and-visitors arrive at the campus
by using public transit or walking. As shown on Table 16 on page 97 in Sectlon E.1 of the Final

MIMP, the existing number of parking spaces is below the Land Use Code mmlmum for major
institutions of 1 667 spaces

Analysrs of the eX|st|ng parklng utilization and future build out of the proposed Master Plan
indicates. that the total parking supply would need to be approximately 4,000 stalls to
sufficiently meet the needs of Virginia Mason’s operational requirements to ensure patient
access to facilities and still minimize the amount of parking provided for employees. Parking
access may be proposed from street rights-of-way and not from alleys for development sites
adjacent to existing improved alleys, if it is shown that use of the alley for parking access would

create a safety hazard or sngnlflcant impact to residential uses located adjacent to the alley and
out5|de the MIO.

Changes in transportation travel modes due to light rail access, implementation of services that
allow improved “electronic communication between patients and physicians, and increases in
the cost to operate a vehicle may reduce the number of parking stalls needed to serve the
increased demand resulting from Master Plan projects. Provision of new parking stalls
associated with the development of any proposed or potentlal projects will be assessed during
the project planning, programmlng and design phases.



MUP No. 3011669 .
DPD Director’s Report — Virginia iviason Medical Center MIMP
Page 24

ll.  D.TRANSPORTATION MANAGEMENT PROGRAM

The Final Master Plan gives details of the proposed TMP on pages 97-108 and in Section 3.9 of
the Final EIS. The proposed enhanced TMP is a modified continuation of the current TMP. The
~ plan describes required details consistent W|th the major institution code, including the intent,

location, authority, goals, HOV lncentlve program elements, participants’ responsrblllty,
evaluatlon criteria and procedures The goal for the TMP is to maintain a SOV commute rate of
less than 30 percent as calculated ‘using the CTR survey methodology for-all employees The"
TMP is consistent with DPD Dlrector s Rule 14-2002

m.  E PHASING AND EIS ALTERNATIVES

The Master Plan proposes project phasing, dependent on funding and need. The two potential
development sequences, one focused on replacing hospital space needs first and the second
focused on replacing clinic space needs first, are described under Section II1.B of this report.
The Master Plan describes growth phases generally in ten year increments; specific phasing
timelines and scopes may shift somewhat. The Master Plan would remain in place until Virginia
Mason completesthe Plan’s scope and constructs 3 million gross square feet.

The Final EIS includes three alternatives:

¢ Proposed Action (Alternative 6b)
¢ No Boundary Expansion (Alternative 5a)
" # No Action Alternative

Virginia Mason has selected the Proposed Action as its Final Master Plan.

V. A. PURPOSE AND INTENT

This section addresses the Purpose and Intent of Seattle’s land use regulations for Major
Institutions pursuant to SMC 23.69.002 . Each criterion is shown in bold and analysis follows
each criterion, and relies upon all sources of information developed as part of the referenced
code requirements, which mcludes the Final Master Plan and Flnal ElS

A. Permit approprlate mstltutlonal growth within boundaries while minimizing the
adverse impacts associated with development and geographic expansion;

Virginia Mason currently has approximately. 1.3 million square feet of hospital, offices, clinics
and related uses. The original hospital dates back to 1920, with the first addition made to the
hospital in 1928. Since 1920, there have been 26 additions or new buildings constructed within
the First Hill campus. The most recent, the Floyd & Delores Jones Pavilion, was completed in
2011. Much of Vlrgmla Mason’s existing campus is aging and needs to be replaced to meet
modern health care requirements. Virginia Mason’s stated needs are described on pages 25 —
29 of the Final MIMP and include: need to replace aging infrastructure; need to replace double :
rooms with single rooms; patient and medical treatment room sizes need to be increased to
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meet modern requirements; the area’s increasing aging population requires expanded clinic,
specialty space and research facilities; and certain core hospital functions need to be replaced
as a group because.of their need for immediate adjacency. Virginia Mason has stated that

approximately 422,000 square feet of contiguous spaces is needed to replace core hospital
functions located within existing. agmg fac:lltles -

There is no development 5|te wuthm the ex1st|ng campus to develop 422 000 square feet of
contlguous space without demolishing eX|st|ng hospital or clinic space that isin use today New
_ structures containing the core hospltal functions must be developed first'so that functlons can
be relocated prior to demolishing the existing structures. The MIMP includes a boundary
expansion of one block to the 1000 Madison, block and future alley vacation, as Vlrgmla Mason
states that -this is the only site large enough to accommodate the 422,000 square feet of
contlguous .core hospltal functions. The FEIS. explored the. optlon (Alternatlve 5a) of
development of the 422,000 contiguous square feet within the. emstmg MIO boundaries.. This
~ proposal would have required portions of structures to span an eX|st|ng street right-of-way and
a code amendment to allow greater MIO height within the. campus boundary. The preferred
option of both Virginia Mason and the CAC was to move forward with the boundary expansion
and retain the exrstmg MIO height of 240 feet within the ex:stlng and expanded Mio boundary

The MIMP mcludes a, boundary expansion to accommodate an. mcrease in _development
capacity for the campus, and a number of planned and potentlal new bunldlngs The increased
development capacity and boundary expansion will accommodate Vlrgmla Mason’s antlmpated
infrastructure replacement and service needs. This program will result in a SIgnlflcant increase
in the amount of floor area and total square footage of the campus. . The impacts of
‘redevelopment and-new development associated with the expanded MIO were analyzed in the
FEIS. The FEIS includes mitigation for short-term and long-term adverse impacts.from planned
and potential growth outlined -in MIMP. (See Section VI of-this report for analysis of .the
enwronmental impacts and mitigation.) In addition, the MIMP .identifies a .development
program that lncludes street level and upper level setbacks, - modulatuon requirements, retail
uses.on Madison Street, open space, on and off site public amenities, and a Transportation

Management Plan which mitigates lmpacts of the increased development capacity and
boundary expansuon

The Director concludes that the proposed final MIMP permits appropriate institutional growth
by accommodating Virginia Mason’s anticipated infrastructure replacement and service needs
while minimizing impacts associated with future development and geographlc expansion
through mitigation identified in this report and FEIS

‘B. Balance a Major Institution's ability to change and the public benefit derived from
change with the need to protect the livability and vitality of adjacent neig’hborhoods;

Virginia Mason currently has approximately 1.3 million square feet of hospital, offices, clinics
“and related uses. The original hospital dates back to 1920, with the first addition made to the
hospital in 1928. Virginia Mason’s stated needs are described on pages 25 — 29 of the Final
MIMP and include: need to replace aging infrastructure; need to replace double rooms with
single rooms; patient and medical treatment room sizes need to be increased to meet modern
requirements; the area’s increasing aging population requires expanded clinic, specialty space
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and research facilities; and certain core hospital functions need to be replaced as a group
because of their need for immediate adjacency o

The final MIMP describes future Planned and Potential development to be located within the
existing MIO boundaries and within the proposed expanded boundary. — 1000-Madison block.
The FEIS analyzed impacts of the final MIMP under the Proposed Action (Alternative 6b) and
identified adverse impacts associated with the increased development capacity and the impact
. associated’ Wlth expandlng the existing’ boundaries. The FEIS inclides mitigation for shorttarm
and long-term adverse impacts from planned and potentlal growth outllned in the MIMP. (See
Section VI of this report for analy5|s of the environmental lmpacts and mitigation. ) In"addition,
the MIMP-identifies a development program thatincludes street level and upper level setbacks,
modulatuon requnrements, retail uses on Madison Street, open space, on and off site public
amemtles, and a Transportation Management Plan which mltigates |mpacts of the mcreased
development capacnty and boundary expansnon

Growth and change represented by the Master Plan will affect the nearby nelghborhoods The
‘Plan represents  more vehicle trips ‘on existing roadways, more active use of the expanded
campus, and more substantial buildings in areas currently 6ccupied by lower scaled structures
and surface parking areas. In the FEIS, DPD recognizes the adverse impacts associated with
Virginia Mason’s proposed development With implementation of the final MIMP Virginia
Mason will have ‘the abihty to replace” aging’ infrastructure to meet modern health care
requirements; respond to an increase need for clinic, specialty care and research facilities due
to an increasing aging population;- and consolldate core hospltal funct|ons which have
|mmed|ate adJacency needs : C

‘DPD concludes allowing Virginia Mason to redevelop and expand-its campus to respond-to
changing health care needs and infrastructure requirements will provide a public benefit, and
that an adequate balance between Virginia Mason’s ability to change as guided through the
final MIMP and the need to protect the livability and vitality of the adjacent neighborhood has
been met with the following condition. Due to the conceptual nature of the final MIMP and to
ensure -continued community involvement in lmplementatlon of the final - MlMP DPD
recommends the following condition.

DPD Recommendation -- These conditions are reiterated in Sectio‘n Vil.

©®  The Standing Advisory Committee (SAC) will review and comment during the schematic

and design stage of all proposed and potential projects intended for submission of

applications to the City as follows: Any proposal for a new structure greater than 4,000

square feet or building addition greater than 4,000 square feet; proposed alley vacation

~ petition; and, proposed street use term permits for skybridges. Design and schematics

shall include future mechanical rooftop screening. The Standing Advisory Committee

(SAC) will use the Design Guidelines checklist for evaluation of all planned and potential/
projects outlined in the Master Plan.
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C. Encourage the concentration of Major Institution development on existing campuses,
or alternatively, the decentralization of such uses to locations more than two
thousand five hundred (2 500) feet from campus boundarles,

The MIMP mcludes a boundary expansion to accommodate an increase in development
capacnty for the campus, and a number of planned and potentlal new bu1ld|ngs The'increased
development capacity and boundary expansion will accommodate Vlrgmla Mason’s antmpated
infrastructure replacement and service needs. The FEIS analyzed a no boundary expansion
under Alternative 5a. In. order.to accommodate the needed area within the existing MIO -
boundary, helghts in the central portlon of the campus, would .need to go up to 300 feet. The
required heights exceed those allowed by the current Land Use Code MIO helght districts. To
accommodate Virginia Mason’s needed development, a code amendment would be: requ:red to
allow a greater MIO height within the central campus boundary and a bunldmg to span over an
existing right-of-way in order to gain the necessary increase in gross square footage. A code
amendment, separate from:the MIMP approval process, would be required to allow the higher

height. - The Proposed Action which analyzed the final MIMP with boundary expanSIon was
selected by Vlrglnla Mason and the CAC :

Virginia Mason'’s decentrallzatlon plans are described in Section D.12 of the Final MIMP (page
89). Virginia Mason began- regionalizing services in the 1980s with outpatient clinics. Virginia
Mason currently has seven outpatient treatment facilities throughout ‘Puget Sound. Virginia
Mason has also decentralized some of its supporting services, such as computing, portions of
purchasing, training, financial staff, and its call center to Georgetown, Canyon Park in Bothell,
and Metropolitan Park West office tower in Seattle. Virginia Mason’s stated goal of these
decentralizations has been ‘to 'make primary care . and :certain - spec1alty services more
convement to Vlrglma Mason s patlents Vlrgmla Mason plans to: contlnue centrallzmg hlgher

acuity services onits First Hill campus mcludmg specialty services and lnpatlent hospltallzatlons
greater than 24 hours.

D Provide for the coordinated growth of major institutions through major institution
conceptual master plans and the establishment of major institutions overlay zones;

The Master Plan itself and supporting documents provide for this goal.
E. Discourage'the expansion of established major institution boundaries;

The Master Plan proposes to expand Virginia Mason’s MIO boundaries to include the 1000
Madison block, and therefore poses a potential conflict with this stated goal. The No Boundary
Expansion Alternative (Alternative 5a) explored in the FEIS would have required a 300 foot MIO
height in the center of the campus, which is not provided for in the Land Use Code, and a
structure crossing over Terry Avenue in order to accommodate Virginia Mason’s needed 3
million - gross square feet, including the 422,000 square feet of contiguous spaced needed to
replace core hospital functions. The CAC rejected this alternative in favor of a boundary
expansion to include the 1000 Madison block. DPD determined that expansion of the boundary
fet applicable criteria in SMC-23.34.124B for designation of MIO districts, as discussed in
Section V.C Analysis — MIO Criteria of this report.
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The Master Plan represents an expansion of Major Instltutlon boundarles However, the
Director finds the goal’s intent to be the protection of established residential neighborhoods
from unchecked geographrc expansion by major institutions. Further the Director is to balance
the institution’s ablhty to change with the need to protect the hvabrllty and vrtallty of adjacent
nelghborhoods The Director conSIders the final MIMP to meet thls intent, con5|der|ng its
relatlve advantages, mitigations and the conditions recommended in thls report ’

[ | B e U S S - g U A S

F Encourage sngmflcant commumty involvement in the development monltormg,
implementation and amendment of major mstltutlon master plans, mcludmg the
‘ establlshment of cntlzen S advrsory commlttees contammg commumty and major
mstltutlon representatlves, ’ :

The Mayor-and City Council appointed members of the CAC after outreach to the surrounding
business and- residential community. Through public notice, public meetings, acceptance of
public comment,- and - a  public “hearing, Virginia Mason, the CAC, the Department of
Neighborhoods and DPD have encouraged significant involvement in the evolution of the
Master Plan and scoping and analysis of the Environmental Impact Statement. | ’

Virginia Mason Medical Center submitted its Notice of Intent-to DPD on August 23, 2010, as
required by SMC 23.69.032.B. In addition, Virginia Mason and DON conducted outreach to
stakeholders in the residential and business community. The foIIowmg |s the I|st of CAC
members, mcludlng City and VMMC staff: : ' :

Albert Shen, Chair - | First Hill/Capitol Hill . . | Owner Shen Consulting,. Egmeermg ,
Dr. Sharon Sutton, Vice First Hill Resident Near Neighbor; Professor of Architecture and

Chair . (Gainsborough) Urban Design

Matt Fankhaeuser ANA VMMC Non-Management Representative

Evyan Abookire : First Hill Resident (M Member of Community Group (First Hill-
Street Project) Improvement Association); Secretary of the

board of the Frye Art Museum, Resident of the
immediate area

Robert Anderson First Hill (Horizon "CEO for Horizon House —a continumg care
House) - | facility across the street from Virginia Mason;

' Chair of the Freeway Park Neighborhood
Association; Appointee to the prior SAC for
Virginia Mason

Chris Balisky First Hill Resident Near neighbor; Past member of the Kitsap
. (Panorama House) County Planning Commission
Lawrence Brouse First Hill Resident Current chair of the Harborview Standing

Citizen’s Advrsory Committee; Administrator for
.St. James Cathedral :

| samuel Cameron City-wide Architect
Ray Crerand First Hill Residential Owner and former resident of Parkview Plaza

Property Owner units; Retired health care planner
(Parkview Plaza) :
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James Erickson

First Hill Resident

Member of Commumty Group (Vice president of
the First Hill lmprovement Association)

Samuel Gerszonowicz

First Hill Resident

(Kelleher House)

Near nelghbor Formier pre5|dent of Kelleher
House Home Owners Association; Mediator for
the Pierce and King County Dispute Resolution
Centers; Professional experience in health care
research

Katlin' Jackson

| First Hill Resident

(Decatur)

Near neighbor; Graduate student at the Runstad
Center for Real-estate Studies at the Univeérsity
of Washington’ S new College of the Burlt

Envifonment

James Kirkpatrick

First Hill Resident’

_(Gainsborough)

“Near neighbor: Member of Commumty Group

(First Hill Improvement Association); Member
and vice chair of the Seattle Umversrty Cltlzen
Advisory Committee - '

| Ted Klainer First Hill Institution Capital Project Manager, Harborwew Planning
' : (Harborvrew) -| Department; Ex-officio member of the Seattle.
: University CAC. :
Terry Miller First Hill Re5|dent Near.neighbor; Real estate agent specrallzmg in
. , ‘| {Kelleher House) . First Hill .. . .
“Tyler Tonkin Queen Anne Hill . Engineer and architect specralrzmg in healthcare
, projects; Speuallzes in health care facrllty
- construction . 4
Steve Sheppard . | N/A Department of Neighborhoods =
Stephanie Haines | N/A Department of Planning and Development -
Betsy Braun N/A

‘Vlrgrnla Mason Medrcal Center Administrative

VMMC Non—lVlanagement Representatlve

See Resolutlon 31261 (January 18 2011) approvmg composrtlon of CAC. Priorto and during the
development of the Director’s Report, The CAC held 23 meetlngs to review and comment on
the development of the MIMP and EIS, and to develop the CAC recommendatlons Meetlngs
were open to the public. In addltlon to notices requrred by the MIMP code, special notice was

given to issue-focused stakeholders when meetings agendas were to cover their particular
interests and concerns. -

G. Locate new mstltutlons in areas where such actlvmes are compatible with the
surrounding land uses and where the impacts associated with existing and future
development can be appropriately mitigated;

Not applicable; Virginia Mason Medical Center is an existing Major Institution.
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H. Accommodate the chanéing needs of major institutions, provide flexibility for
development and encourage a high quality environment through modifications of use
restrlctlons and parkmg reqwrements of the underlying zoning;

The MIMP development program and standards are intended to meet VMMC’s changing needs
over the life of the MIMP. _ For additional information on development standards and
modifications to standards of the underlymg zomng, please see discussions under Sectlons V.,
IVJ,IVK, and IV.Lbelow. ~~ —

I. Make the need for appropriate‘trans'ition primary considerations in determining
setbacks. Also setbacks may-be appropriate to achieve proper scale, building
modulatlon, or view. corrldors,

The proposed boundanes of the Vlrgmla Mason expanded campus coincide with two principal
arterials (Madison Street to.the -south and Boren Avenue to. the east), Spring Street and
University Street, and two alleys. The rights-of-way of existing streets and alleys provide a
“transition from uses outside the MIO boundary. However, Virginia Mason is requesting a
modification to the provisions in HR zoneé that limit building facade widths, building separation
and floor sizes to allow for larger cont|guous floor areas which is necessary to provide efficient
health care dellvery and to maximize development capacity within the existing and expanding
MIO boundaries. The south half of the Madison block expansion area is zoned NC with a 160
foot he|ght limit. The proposed MIO will allow for a 240 foot height limit to gain the necessary
floor area-on this block. This will allow development at a greater bulk and scale than permltted
in the underlying and adjacent HR zone and greater height in the underlymg NC zone. Because
individual blocks would be developed with single medical bulldlngs, this will also increase the
bulk and scale ofthe development - : :

Development controls have been mcluded wnthm the MlMP to reduce bulk and scale lmpacts at
campus edges and along all street frontages, in particular ‘for projects along the MIO’s
expanded southern border on Madison Street and Boren Avenues, the most visible boundary
edge. Along most street frontages the proposed ground-level setbacks are 10 feet and the
upper level setbacks (above 45 feet in height) will be 20 feet. In addition, the central hospital
block bordered by Sprlng and Seneca Streets and 9™ Avenue will have upper-level setbacks
between 20 and 60 for all portions of bwldmgs hlgher than 45 feet above grade.

The existing 9™ Avenue garage located at the northwest corner of 9™ Avenue and Spring Street

has been identified as a Planned Project. The site could be redeveloped with underground

parking and medical research space above. A 16 foot alley separates this boundary édge from

the adjacent HR zone. In the Final MIMP, Virginia Mason proposed a zero setback from the

alley and a 10 foot setback for facades greater than 45 feet, consistent with the underlying HR

zone. Virginia Mason has subsequently agreed to the CAC recommendation that setbacks on

Ninth Avenue Garage site be revised to increase separation from the residential buildings

location to the west. A condition of MIMP approval is to revise the setbacks to -show a

minimum setback of seven feet for portions of the building 45 feet or less in height and 12 feet -
for portions of the building above 45 feet in height. See Condition 15 in Section VII.
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Two boundary edges abut property located outside of the MIO. The University/Terry site is
currently a paved parking lot located at the northeast corner of Terry Avenue and University
Street and has been identified as a Potential Project." This site could be redeveloped with below
grade parking and medical uses above. The interior north lot line measures 120 feet in length
and will have a setback of 7 feet from the property line and 20 feet for portions of the facade
greater than 45 feet. The.east property line abuts a 16 foot alley and will have a zero setback

from the alley and a 10 foot setback for facades greater than 14 feet in height. This is
consistent with-the underlying HR zone. S

The Cassel Crag/BIackford Hall site located at the northeast corner of Seneca Street and Terry
" Avenue is also identified as a Planned Project and could be redeveloped with below grade
parking and clinic space above. The interior west lot line measures approximately 240 feet and
will have a setback of 7 feet from the property line and 20 feet for portions of the facade

greater than 45 feet. (See Section C.3 of the Final MIMP for greater detail of proposed
structure setbacks within.the MlO) -

The MIMP also contams desrgn gwdelmes for campus development Ilsted in Appendlx E to the
Final Master Plan, that were developed in consultation with the CAC after inputata community
workshop. The FEIS notes that design gwdellnes and development standards of the MIMP will
guide redevelopment of the campus. These regulations and standards, along with individual
project review Wl" serve to ensure compatibility among land uses.

L Allow anincrease to the number of permltted parklng spaces only when itis1)
' necessary to reduce parking demand on streets i in surroundmg areas, and 2)
compatible with goals to minimize traffic congestlon in the area;

The MIMP (pages 97-100) discusses parking quantity, location, and access.  Parking
requirements for Major Institutions are found in SMC 23.54.016, which establishes minimum
long-term and short- term.parking requirements based on the number of hospital-based
“doctors, staff doctors, and other employee, number of hospital beds, average daily outpatients
and fixed auditorium seating. .In addition, this code prowdes a maximum parklng allowance of .
135% of the minimum parking requirements.

Based on the current facilities and staff as detailed in SMC 23.54.016, the minimum parking
requirement for the VMMC is 1,667 spaces and the maximum is 2,250 spaces. The documented
existing (2012) supply of 1, 426 falls below the reqmred range.

~ For planned projects, the minimum parklng requ1red by code will be 2,993 spaces and the
maximum 4,041 spaces. Virginia Mason has proposed a parking supply at full build out of the
MIMP of approximately 4,000 stalls to meet Virginia Mason’s operational requirements to

ensure patient access to facilities and still minimize the amount of parklng provrded for
employees.

Changes in transportation travel modes due to light rail access, implementation of services that
allow improved electronic communication between patients and physicians, and increases in
the cost to operate a vehicle may reduce the number of parking stalls needed to serve the
increased demand resulting from Master Plan projects. Provision of new parking stalls
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associated with the development of any proposed or potentlal prOJects will be assessed durmg ‘
the prOJect plannmg, programmmg and des:gn phases

A goal of Virginia Mason’s MIMP is to "bunld parking to meét but not exceed present, future
need, and sequence development of parking” (MIMP page 11), and a goal of Virginia Mason'’s
TMP is to “manage parking supplies to minimize the need for additional parking” (MIMP page
106). To reach these goals, Virginia Mason will continue to restrict employee on-site parking
during periods of peak demand to encourage use of non-SOV travel modes: Virginia Mason has
documented its successful record of reducing its relative impact by promoting transportation
alternatives. The proposed TMP descrlbes measures intended to reduce SOV trips to its
campus. Therefore’ no parklng increase has been requested by V|rg|n|a Mason or requnred by
DPD. . - .

K. Use the TMP to reduce the number of vehicle trips to the major institution, minimize
the adverse impacts of traffic on the streets surrounding the institution, minimize -
“demand for parking on nearby streets, especially residential streets, and minimize the
adverse impacts of institution-related parking on nearby streets. To meet these
objectives, seek to reduce the number of SOVs used by employees and students at
peak time and destmed for the campus,

The Transportation Management. Plan (TMP) requirements are discussed in Section E of the
Final MIMP (beginning on page 102) and in Section 3.9 of the FEIS. The stated goal for the
existing TMP (adopted with the prlor MIMP) was to reduce the percentage of employees of the
Major Institution who commute to work by SOV to 50 percent, excluding employees whose
work requires the use of the private automobile during working hours. - Virginia Mason reports
success in reducing and maintaining the rate of single occupancy vehncle commutes to less than
30% from 2001 through 2011.. ‘

The goal for the TMP in the final MIMP is to maintain- the SOV rate below 30%, Iower than the
Code-required 50% SOV goal. The new TMP would maintain all of the primary elements of the
existing TMP and include several new initiatives. Key elements of the proposed TMP include the |
following (see page 103-108 of the Final MIMP):

1. Continuing to lower the cost of transit commutes, by providing a minimum transit
subsidy of 75% of the cost of transit passes for staff, a guaranteed ride home in the case
of a family emergency, Zipcar access for personal and business use of up to 5 hours per
month, and fleet vehicles for business use. (MIMP, page 103) ‘

2. Improving transit access and utilization. (MIMP, page 103)

3. Maintaining the cost of HOV commutes below the cost of SOV commutes through
reduced parking rates for carpools, free parking for vanpools, and subsidizing vanpool
riders. (MIMP, page 104)

4. Supporting and encouraging bicycle use by providing locked bike cages with weather
protection, shower facilities and lockers for bicycle riders, and support for the Virginia
Mason Bicycle Club to improve bike storage, security, shower facilities and benefits for
frequent riders (MIMP, page 104). ‘
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5. Developing new programs and incentives to encourage employees to walk to work or
walk during their breaks (MIMP, page 104).

6. Expanded marketing to increase the campus population’s awareness of program
opportunltles and benefits (MIMP page 105).

7. Partlapa’uon in First Hill. transportatlon meetings and in city or.community- Ied
- transportation initiatives to reduce trip generation, and, to mvestugate and, when

appropriate, implement health care delivery tools to reduce patlent trips (MIMP, page
105).

8. Managing parking supplles to minimize the need for addltlonal parkmg (MIMP pages
106-107).

DPD concludes that Virginia Mason s TMP w:II malntam the employee SOV rate below 30%, thus
reducing the number of vehicle trips, minimize demand for parking on nearby streets.

DPD Recommendation -- These conditions are reiterated in Section VII

©®  The goal for the TMP in the final MIMP W|lI be to raintain the employee SOV rate below
30 Percent. :

L Throug'h ‘the master plan:

1) glve clear guidelines and development standards on which the major mstltutlons
can rely for Iong—term plannmg and development

The MIMP establishes development standards governing institutional boundaries, maximum
development capacity, setbacks, height, lot coverage, open space and other related
development standards. Virginia Mason will be able to rely on the gwdelmes and standards of
the MIMP to plan the long-term functlonallty ofthe campus

2) provide the nelghborhood advance notlce of the development plans of the major
mstltutlon,

Following the appointment of the CAC by the City Council, DPD published and distributed notice
of opportunities for comment, in accordance with Code. Outreach included large signs located

“along each property frontage, mailing to property owners within 300' of the project site, and
publication in the City’s Land Use Information Bulletin. See Sectioni 1.C Procedural Milestones of
this report. Over the course of the Master Plan’s execution, the process provides for advance
notice as individual projects proceed through their respective Master Use Permit reviews. Once
the Master Plan has been adopted a Standard Advisory Committee will be established who will
review and comment on development proposals.
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~ 3) allow the city to anticipate and plan for public capital or programmatic actions that
will be needed to accommodate development-

As requrred by the Major lnstltutlon code, DPD sent notices of the Draft and Final EIS and
Master Plan to City departments, including Fire, Transportatlon, Nelghborhoods, Public Utilities,
City nght and Huiman Services. On various occasions; DPD involved staff from SDOT during its
review of the proposed TMP and assocrated transportatuon mrtlgatlons Specific elements of
the'final MIMP havé been updated to address capltal and programmatlc actions- and condltlons
have been recommended to ensure compllance with these actions:

4) provide the basis for determmmg approprlate mrtlgatmg actions to avoid or.
reduce adverse |mpacts from major |nst|tut|on growth; and '

The master plannmg process includes citizen mvolvement as weII as the involvement of
agencies with jurisdiction in drafting and commenting on the MIMP and EIS. This includes
disclosure of impacts and evaluatlon of mltlgatlon, Ieadmg to the recommended condrtlons

This report lists recommended condmons below in Sectlon VIl
M. Encourage the preservation, restoration and reuse of designated historic buildings.

The MIMP identifies that the existing Virginia Mason campus is composed predominantly of
buildings that are more than 25 years in age, and that therefore will be reviewed for landmark
status under current statutes (see SMC 25.12.350 Standards for Designation) when buildings
are proposed for demolition. Should the status of eX|st|ng bmldmgs change during the period of -
the MIMP, Virginia Mason has stated'in the M|MP that it will comply‘with current requirements
at the time of development. :

The Baroness Hotel (1930) was nominated and the exterior of the building is now designated a
Seattle landmark as of December 7, 2010, per the Clty of Seattle website showrng the
ordinance’s signature date by the Mayor (Ordinance No. 123487). The nearby Cassel Crag
Apartments -(1925), Chasselton Court Apartments (1925) and. the Rhododendron
Restaurant/Inn at Vrrgmla Mason (1928) were also nominated to determine their status but

were determined to not be landmarks on February 6, 2008, August 19, 2009, and October 7,
2009, respectively. Currently, adopted controls and incentives apply only to the Baroness -
Apartment Hotel. New development on the Madison block will be reviewed by the Department
of Neighborhoods due to its adjacency to the Baroness Hotel and the Sorrento Hotel located
across the street at the northwest corner of Madison Street and Terry Avenue. The purpose of
this review is to ensure compatibility of the proposed development with the adjacent 4
designated City landmark.
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IV.  B. REPORT AND RECOMMENDATION OF THE DIRECTOR

This section shows in bold the requirements of the Director’s Report and recommendation on
the Final Master Plan pursuant to SMC 23.69.032 E . Analysis follows each criterion, and relies

upon all sources of information developed as part of the referenced code requirement,
mcludlng both the Final Master Plan and Final EIS.

El.  Within five (5) weeks of the publication of the final master plan and EIS, the
Director shall prepare-a draft report on the application for a master plan as
- provided in Section 23.76.050, Report of the Director.

DPD publlshed its notice of avallablllty of the Flnal Master Plan and EIS on December 13, 2012
DPD completed this draft and submltted it to the CAC on January 17, 2013.

E2. In the Director's Report, a determination shall be made whether the planned
development and changes of the Major Institution are consistent with the
purpose and intent of thlS chapter, and represent a reasonable balance of the
public benefits of development and change with the need to mamtam livability
and V|taI|ty of adjacent neighborhoods, Con5|derat|on shall be guven to:

a. The reasons for mstltutlonal growth and change, the public beneflts
resultmg from the planned new facilities and services, and the way m whlch

the proposed development will serve the publlc purpose mission of the
' major mstltutlon, and .

b. The extent to whlch the growth and change will significantly harm the
llvablllty and vitality of the surroundmg neighborhood.

The planned development and changes of the Major lnstltutlon with the Director’s
recommendations, areé consistent with the C|tys Major lnstltutlon P0I|<:|es and Land Use
Element of the Comprehensrve Plan. Prov:ded that the proposed Final Master Plan is
appropnately mltlgated approval would foster a reasonable balance of the public benefits of
development and change with the need to maintain llvablllty and vitality of adjacent

neighborhoods. This report summarlzes mltlgatlon in the form of recommended conditions to
be included in approval ofthe Final Master Plan,

- Virginia Mason has designed its proposed growth to reduce and remove impediments in its
physical plan that limits its ability to meet its mission. Currently, Virginia Mason has
approximately 1.3 million square feet, of which approximately 860,000 square feet of the space
needs to be replaced to meet modern hospital guidelines. To meet its projected replacement
and growth needs, Virginia Mason plans to add approximately 1.7 million square feet over the
next 30 years, bringing the total campus development to approximately 3 million square feet.
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Virginia Mason’s stated mission:
“Virginia Mdson: Patients First

Patients are the reason Virginia Mason exists. Therefore, patients are at the center of all
Virginia Mason’s considerations and decisions. All facilities and- operations are designed to
enhance the overall eXperience of the patient

Vlrgmla Mason S mission is- to lmprove the health and well-belng of the patlents served Vlrgmla
Mason aspires. to be the Quality Leader and transform. health care by leading the way to
improve health care quality and patient safety. Everything Virginia Mason does is ultimately to
improve pdtient health and well- bemg This is accomplished by hiring the finest physicians and
staff, achieving the best clinical outcomes, providing unsurpassed service and the safest most
efficient facilities for patients and thelr famllles

Vlrgmla Mason embraced advances and lnnovatlons i health care delivery to meet the ever-
changmg needs of patlents Today, this means prowdmg hosp/ta/ facilities that offer the
technologlcal and des:gn advancements vital to patlents in the 21st century Virginia Mason is
also committed to providing a broad’ range of services that improve ofe’s sense of well-being
and prevent illness. Virginia Mason is acclaimed for its expertise in providing services in
D/gest/ve Disorders, Neuroscrences, Heart Care, Cancer Care, Orthopedlcs and Sports Medicine,
and Urology '

To understand how this mission statement meets the intent of developing new MIMP’s, SMC
23.69.002 provides some direction with language that describes the purpose and intent of the
Major Institution code. Please refer to Section Il. Goals, MISSIon and Objectlves of this report.

Virginia Mason s need to replace existing aging facilities, develop core functions requiring
422,000 square feet of contiguous space, and its pro;ected growth in medical needs to respond
to the area’s increasing aging populatlon result in an increased pressure to a limited campus
area. The area limits imposed in the ex:stmg Master Plan restrict Vlrgmla Mason’s ability to
grow in a reasonable way. The Master Plan directs growth ‘and change of the institution by
expanding the physical campus and defining generally the future facility lmprovements In
order to achieve Virginia Mason’s mission, the Major Institution Master Plan process focused
on two alternatives; meeting its mission within the existing boundaries; and second’ by
expanding the institutional boundary.

In addition to the identified public benefits inherent to Virginia Mason’s core mission, this
analysis considers other public benefits related to the proposed expansion and adopted in the
Master Plan, such as the enhanced Transportatlon Management Program measures and
maintenance and enhancement of the open spaces, landscaping, and pedestrian amenities
throughout campus that are enjoyed by the wider community. DPD considers these benefits to
be integral to the proposed expansion, addressing public benefits relevant to both‘the City’s
major institution policies.

Public comment throughout the MIMP process repeatedly addressed the issues of principal
concern to the neighborhood: impacts of increased. height, bulk and scale of development at
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~ the edges of the MIO boundaries and encroachment of the “campus on the adjacent residential
and commercial neighborhood.

The Master Plan identifies physical improvements to grounds and facilities, intended to be
sensitive to nelghborhood lmpacts surrounding growth and change. The Master Plan also
includes pedestrian,. bicycle and transit improvements, as well as publlc access to on-site open

space and Iandscaped areas. Virginia Mason proposes to designate as permanent open space
“4% of an expanded campus.

E3. In the Director’s Report, an assessment shall be made of the extent to which
the Major Institution, with its proposed development and changes, will
address the goals and applicable policies under Education and Employablllty
and Health in the Human Development Element of the Comprehensuve Plan.

“The followmg pol|C|es and goals specnflcally pertam to the development and |mplementat|on of
the MIMP:

¢

14

HDG4 Promote an excellent education system and opportunities for life-long Iearning for
all Seattle residents.

HD15 Strive to support families so their ch/ldren can be ready to Iearn as they enter

school. Help coordmate service dellvery to famllles and their ch/ldren through school-
lmked programs and support services.

HD20 Work  with. schools and other educatlonal lnstltutlons, communlty-based
organlzatlons and other governments to develop strong linkages between education
and training programs and employab/llty development resources. .
HDG6 Create a healthy environment where community members are_able to practlce
healthy living, are well nourished, and have good access to affordable health care.

HD21 Encourage Seattle residents to adopt healthy and active-lifestyles-to improve their

general héalth dnd well-being. Provide opportunities for people Yo participate in fitness
and recreational activities and to enjoy available open space.

*‘HD22 Work toward the reduction of health risks and behaviors leading to chronic and
“infectious  disedses and - infant mortality, with- partlcular emphasrs on populat/ons
disproportioniately affécted by these conditions.

'HD23 Work' to reduce environmental threats and hazards to health. Make use of the

City’s building -and fire codes, food licenising and permit processes, and hazardous
materials and smoking regulations for fire and life ‘safety ‘protections. Collaborate
through joint efforts among City agencies, such as fire, police, and construction and land
use to address health and safety issues in a more efficient manner.

HD24 Seek to lmprove the quality of, and access to, health care, including physical and
mental health, emergency medical and addiction services. Collaborate with community
organizations and health providers to advocate for quality health care and broader
accessibility to services. Pursue co-location of programs and services, particularly in
under-served areas and in urban wllage areas.

HD25 Work with other jurisdictions, institutions and community organizations to develop
a strong continuum of community-based long-term care services.
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The MIMP (pages 113-121) describes how the MIMP. meets the goals of the Human
Development element of the Seattle Comprehensive Plan goals listed above.

As stated in its Master Plan (page 90), ”Vlrgmla Mason’s contrlbutlon to the community extends
well beyond padtient care. Virginia Mason believes it is essential to contrlbute at many levels to
the communities where patients and sta]ff members work and live. The organization has acted
on that bélief by contributing time, energy and money to efforts that benefit the region in the
areas of improving health, offering free and subsidized care, and providing health “professional
education and research. ‘

As a nonproflt organ/zatlon, V/rgm/a Mason uses its incorme to support the delivery of high-
quallty, safe care, mvest/ng in charitable care, equment fac:lltles electronic medical records
and ‘other inhovations. Virginia Mason is committed, ds its mission statement puts it, to
improving “the health and well- belng of the patients we serve. ” The organization does not have
owners or shareholders who receive earnings from operatlons Everything Virginia Mason earns
over and above its costs goes back into the organization, and a portion is used to prowde
services that benefit the community.”

Virginia Mason’s communlty contributions are described on pages 90-93 of the MlMP and
include: providing’ uncompensated care to patlents who are uninsured, underinsured or
otherwise unable to pay; subsidizing health services in emergency room care, Bailey-Boushay
House and partnerships with public health; community health |mprovement through
community health education, free health screenmgs, flu shots and health” screenlngs to the
homeless, and sponsorshlp of health support groups; support to education as a premier
teaching hospital, faculty appointments, internships, and educatron and tramlng, research and
envrronmental efforts to reduce energy use and waste. S ' :

E4. The Director’s analysis and recommendation on the proposed master plan’s
development program component shall consrder the followmg

a) The extent to which the Major Instltutlon proposes to lease. space or
otherwise locate a use at street level in-a commercial zone outside of, but
within two thousand, five hundred (2,500) feet of the MIO District
boundary that is not similar to a personal and household retail sales and
service use, eating and drinking establishment, customer service office,
entertainment use or child care center, but is allowed in the zone. To
approve such proposal, the. Director shall consider the crlterla in Section
23.69.035 D3;

Virginia Mason owns all of the property within its existing MIO boundary and all of the property
within both areas proposed for the expansion of the MIO boundaries (a 20-foot portion of Lot 8
of Block 112 and all of the property on the 1000 Madison block). To provide a portion of its
Code-required minimum parking supply, Virginia Mason leases parking at the following garages:-
Tate Mason, Avanti Apartments, Cabrini "Towers, Cassel Crag, Copperfield, Exeter House,
Horizon House, Landes, M Street Garage, Panorama House, Sorrento Hotel and Stimson Green
Mansion, as shown in Figure 27 of the Final MIMP. '
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Metropolitan Park North and West f.acilitiesalso provide leased space and parking to Virginia
Mason. (Metropolitan Park is in a downtown zone. Space leased by a Major Institution in a

downtown zone is exempt from the 2, 500-foot concerns regarding parking or leasing, per SMC
23.69. 022 sectlon C) :

‘Virginia Mason also leases space from the First Baptist church at 1111 Harvard Avenue for the
Bright Horizons Child Care Center, and-leases space from Polyclinic for their playground on
Spring Street between Boylston Avenue and Harvard Avenue. Bright Horizons runs a day care

program at this location. The day care ‘program is available to, but not limited to, children of
Vlrglnla Mason employees

Vlrgmla Mason proposes to continue to Iease space as aIIowed pursuant to SMC 23. 69 022.

b) The extent to which proposed development is phased ina manner Wthh
minimizes adverse impacts on the surrounding area. - When public
improvements are anticipated in the vicinity of proposed -Major Institution
development or expansion, coordination between the Major Institution

development schedule and timing of public |mprovements shall be
required;

The FEIS addresses phasing in Section 2.4.1 on page 2-20 and in Section 2.4.2 on page 2-30. The
Final Master Plan identifies project phases on pages 73-76. In the Final MIMP, Virginia Mason
has anticipated_construction of either hospital or clinic space to occur in the next ten years.

Vlrglnla Mason has |dent|f|ed two major development sequences and some minor projects that
may occur with the MIMP, with one sequence focused first on replacmg hospltal space, and the
second, sequence focused first on replacmg clinic space. .For these, the planned and potential
development sequencmg would be as follows and |I|ustrated on Flgure 3 above. Construction
of the buﬂdmgs shown on Figure 3 on the perlmeter of the campus (1H 1000 Madison block,
1C-Cassel Crag and Blackford Hall, and possnbly the R-Ninth Avenue Garage site and the M-
University/Terry Parking Lot site), could potentially begin within the first. ten years after
adoption of the Master Plan. Development of buildings designated as 2C or 2H would likely
occur in the second ten years, and the redevelopment of the central hospital core (3C, 4C and
3H) would occur within the later phase of the Master Plan.

At the time of project-level permitting, Virginia Mason will coordinate with any public agencies
constructing improvements.in the vicinity of the MIO. DPD requires that concept (30 percent)
street improvement plans be developed for Madison Street, a High Capacity Transit Corridor,
and submitted to SDOT for review and acceptance prior to Master Use Permit submittal for

development on this block. The plan elements are described in the recommended conditions
below.



MUP No. 3011669
DPD Director’s Report — Virginia Mason Medical Center MIMP
Page 40 ’ .

DPD Recommendatlon -- These cond:tlons are reiterated in Section VII.

(1) ,Concept Streetscape De5|gn Plan for Madnson Street. Prior to Master Use Permlt
submittal of the Madison block redevelopment submit to SDOT for review and
acceptance a concept streetscape design plan for the north side of Madison Street
between Boren and Terry Avenues. Virginia Mason shall submit a draft of the Plan to the
Standing Advisory Committee for its review and comment concurrent with its review by
SDOT. - . O

The plan shall be prepared consistent with the provisions of the Seattle Right-of-Way
Improvements Manual. Per Seattle’s 2012 Transit Management Plan, a Bus Rapid
Transit.line will run on Madison and will have a.westbound stop on or near the 1000
Madison block. Elements of the concept streetscape design plan for Madison must
include, but are not limited to: a-minimum 18 foot wide sidewalk; street trees and
landscaping; continuous facade mounted overhead weather: protection; seating and

~ leaning rails; pedestrian scaled lighting; transit patron amenities, such as real-time bus
arrival displays; and way finding directing pedestrians to campus uses and other transit
options besides Bus Rapid Transit such as the First Hill Street Car or transit connections
to Sound Transit light rall

c) The extent to which historic structures which are designated on any
federal, state or local historic or landmark register are proposed to be
restored or reused. Any changes to designated Seattle Landmarks shall
comply with the requirements of the Landmarks Preservation Ordinance.
The Major Instltutmn 3 Adwsory Comimittee shall revnew anhy appllcatuon to
demolish a deSIgnated Seattle Landmark and shall submit comments to the
'Landmarks Preservatlon Board before any certlflcate of approval is |ssued

As discussed-above, there is one development site containing a des’ignatéd historic structure on
the existing campus: the Baroness Hotel. The Baroness Hotel (1930) was nominated and the
exterior of the building is now designated a Seattle landmark as of December 7, 2010, per the
City of Seattle website showing the ordinance’s signature date by the Mayor (Ordinance No.
123487). The nearby Cassel Crag Apartments (1925), Chasselton Court Apartments (1925) and
the Rhododendron Restaurant/Inn at Virginia Mason (1928) were also nominated to determine
their status but were determined to not be landmarks on February 6, 2008, August 19, 2009,
and October 7, 2009, respectively. Currently, adopted controls and incentives apply only tothe
- Baroness Hotel.

Any development at this site will proceed in accordance with the incentives and controls
imposed on the property by the City Council through the Ordinance. For a building designated
as a City landmark, changes to the designated features of the building will be reviewed by the
-Landmarks Preservation Board as a part of the Certificate of Approval process. The Landmarks
Preservation Board reviews Certificates of Approval to ensure that change is managed in a way
" that respects the historical significance of the designated landmark. Development on the
Madison block will be reviewed by the Department of Neighborhoods due to its adjacency to
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the Baroness Hotel and the Sorrento Hotel located across the street at the northwest corner of
Madison Street and Terry Avenue. The purpose of this review is to ensure compatibility of the
proposed development with the adjacent designated C|ty landmark

Some members of the public have expressed mterest in hlstorlc nomination or protectron of
additional buildings. On page 3. 8—7 of the Final EIS, it states that when Virginia Mason moves
forward with Master Use Permit (MUP) appllcatlon for development that would include the
demolition or substantial alteration to a building 50 years or older and/or public comment
suggests that the building is historic, a referral will be made to the City’s Historic Preservation
Officer, pursuant to the City’s SEPA policies as established in SMC 25.05.675H.or Virginia Mason
may submit a. landmark nomlnatlon application to the . landmarks Preservation Board in
~advance of the MUP. No other existing buildings within the MIO or on the 1000 Madison block
-are desrgnated on any federal state or local historic or landmark registers.

d) The extent to wh|ch the proposed density of Major Institution development
will affect vehicular and pedestrian circulation, adequacy of public facilities,
capacity of public _i._nfrastructure,, and-amount of open space provided;.

The FEIS addresses the lmpacts on vehicular and pedestrian circulation, adequacy of public
facilities,” capacity of public- infrastructure, and’ open space. - The impacts of the proposed
densrty of Virginia Mason on circulation, public facilities, infrastructure, and open space will be

adequately mitigated in the MIMP and by SEPA mltlgatlon ldentlfied in the FElS Each element
- is discussed below. -

Proposed Density

In accordance with the Major Institutions Code at SMC 23.69.030.E.2, density on campus is
calculated usmg Floor Area Ratio (FAR) The Final MIMP calculates FAR over the entire campus
and does not apply spemﬁc FAR lrmlts to |nd|v1dual sites, consistent with other master plans.
Currently, the FAR for the campus is 3 99, The explred MIMP allowed an FAR of 43. At full
build-out under the Final MIMP, the FAR will increase to 8.1 (approxrmately 3 million square
feet). Lot coverage is proposed to decrease from the approximately 98% that exists today to
96%, and open space to mcrease from approximately 2% to 4% at full build out.

Vehlcular and Pedestrian Clrculatlon

Circulatlon lsSues- are primarlly discussed in the MIMP on pages 59-63 and in various places in
the FEIS and specifically in the Transportation Section 3.9. Virginia Mason’s campus is crossed
by Seneca and Spring Streets, gth Avenue, and a portion of Terry Avenue.. The northwest corner
of the campus connects with the Pigott Corridor, a pedestrian corridor leading to Freeway Park.
The MIMP calls for strengthening existing pedestrian connections at street level through the
campus with focus on two pedestrian corridors, between the corner of the Pigott Corridor at-
the corner of University/Ninth Avenue and Madison/Boren, and between the Pigott Corridor
along Ninth Avenue to Madison Street as shown in Figure 21 on page 51 of the Final MIMP. As
individual blocks or frontages develop along any of the streets within the MIO, any pedestrian
facilities (sidewalk plus planting strips) that do not meet established city standards that exist at
the time of redevelopment will be brought up to those standards. An evaluation of accessibility
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will be performed as part of this analysis and measures mcluded for ADA accessibility where
feasible.-

Virginia Mason has set a goal of maintaining SOV below 30%, well below the goal of 50% set by
the SMC, thus reducing total ‘vehicular traffic. Virginia Mason intends to strengthen some
access points both to improve campus |dent|ty and the sense of arrival for campus visitors. This
will include signage "at the corner’ of Boren Avenue and Madlson Street on the expanded
campus e i s A S e e e S S

Virginia Mason already includes pedestrian-pathways available for staff, neighbors and the
public to access and, where appropriate, to cross the campus. Virginia Mason’s proposed
circulation improvements would allow for improved definition and clarity of circulation routes
to ease wayfinding. The FEIS addresses-additional mitigation for traffic and parking impacts
associated with both planned and potentlal development to be lmplemented at the time of
new development

DPD Recommendation -- These conditions are reiterated.in Section VII.’

| © Prior-to approval of the first Master Use Permit for development under the final MIMP,
~submit to DPD for review and approval a comprehensive wayfinding plan incorporating
entry points to and through the campus for pedestrians, bicyclist and motorist. DPD
shall consult with SDOT in its review. Virginia Mason.shall submit a draft of the Plan to

the Standing Advisory Committee for its review and comment concurrent with its review
by SDOT.

Adequacy of Public Facilities

Several bus stops are located within a.quarter mile of the Major Institution Master Plan
boundanes which have a _very high number of on/off boardings (e.g., Madison/Boren,

th/Sprmg, Seneca/9th) These boardings are expected to increase as a result of the proposal.
Therefore, DPD and SDOT recommend the followmg condition.

DPD Recommendation — These conditions are reiterated in Section VII.

1 Virginia Mason will coordinate with King County Metro to ensure existing transit stops
are not impacted by development.
2] Current transit stops shall be incorporated in street |mprovement plans submltted with

development. Amenities such as benches, landscapmg should be prowded and
maintained by Virginia Mason.
(3] Virginia Mason shall provide and maintain recycling and trash receptacles at any bus
' stop directly abutting Virginia Mason Development. - '
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Capacity of Public lnfrastructure

There are no planned infrastructure lmprovements at this time. Existing utilities appear to have
the capacuty needed to provide services to the campus. However, Seattle Public Utilities (SPU)
has |dent|t"ed two sewer mainline pipe segments on Seneca Street with potential capacity
+ concerns for future development in the area of Seneca between Terry and Boren Avenues and
between 8™ and Terry Avenues. No system expansnons are contemplated by SPU at this time.

The adequacy of utilities will be reevaluated as part of the SEPA review and permittmg process
for each individual project.

Og"‘en Space

The MIMP discusses open space and landscaping, landscape plans and designated open spaces
on pages.50-55. Virginia Mason’s prior MIMP required a minimum of 1% of the campus be set
aside as open space. Based on the existing combined lot area of 308,110 square feét within the
existing MIO boundary, the required ‘open space would be 3,081 square feet; which can be
provided at ground level or on upper level plazas. Virginia Mason exceeded this requirement
through its participation’in the creation of the Pigott Corridor to Freeway Park and the existing
plaza on the west side of the Lindeman-Pavilion. Over 6,000 square feet of the northern end of
the BRI parcel currently contributes to the Pigott Corridor, which is a key route that links First
. Hill with downtown through Freeway Park. The setback area is defined as “dedicated open
space” of the Virginia Mason MIO district and will continue to be protected and preserved. The

existing plaza on the west side of the Lindeman Pavilion contributes an additional 3,400 square -
feet of publlcly accessnble open. space :

Vlrgmla Mason is proposmg that a minimum of 4%, of the area of the campus be provided as
dedicated open space. This is an amount. equal to. approxrmateiy 16,000 square feet of the
. expanded MIO district at full build out of the Proposed: Action. Future open space area will
include the retention of the 6,000 square feet of landscaped open space adjacent to-the Pigott
Corridor, and a new plaza proposed for-either the north corner of Ninth Avenue and Seneca
Street or .a linear plaza along the east side of University Street when Phase 2 of Lindeman
Pavilion is designed -and constructed. Virginia Mason will provide a public open space plaza
incorporating the existing 3,400 square feet just west of the Lindeman Pavilion with an
additional 6,600 square feet for a total area of 10,000 square feet. The exact location and
configuration of this space within the larger area shown on Figure 21 in the Final MIMP will
depend upon decisions concerning parking ‘- entrances, and- factors such as the future
development program of this site. Virginia Mason will work with both Horizon House and the
Standing Advisory Committee to identify the location, design, and accessibility, of this

important open space feature. See Figure 21 on pageé 51 Existing and Future Landscape/Open
Space Plan of the Fmal MIMP

In addition to the identified open space areas described above, as Virginia Mason develops
designs for future buildings, Virginia Mason intends to identify opportunities for other open
* space plazas and rooftop gardens, but such improvements would be in addition to and beyond
meeting the open space development standard of 4% of the campus area.
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DPD Recommendation -- These conditions are reiterated in Section VII.

1) leen prior agreements between Virginia Mason and Horlzon House, prior to issuance of
'a Master Use Permlt for redevelopment of the Lindeman block, Virginia Mason shall
present the open space plan to the Standmg Adwsory Commlttee and to Horizon House
for rev:ew and comment, and obtaln DPD approval of the plan Prowsuon of a total of
10,000 square feet in open space on thls block shall be a requurement of development

wapproval oftheplan. T o

2] In the event a development footprint on the Lindeman block would preclude 10,000
square feet of public open space on that block, Virginia Mason shall submit a plan for
review and comment by the Standing Advisory Committee that shows Virginia Mason’s
actual open space plan for this site and where the remaining open space requirement
would be provided. Prior to issuance of a Master Use Permit for the Lindeman block site
or for any development or addition exceeding 4,000 square feet on the site, Virginia
Mason shall present the open space plan to the Standing Advisory Committee for review
and comment, and obtain DPD approval of the plan. Provisions of this open space shalil
be a requirement of development approval of the plan. Relocation of open space from
the Lindeman Pavillion block to another location within the campus shall include an
open space concept plan, including a Shadow Study, for the new location and will be
reviewed as a minor amendment to the Master Plan.

e) The extent to which the limit on the number of total parking spaces
. allowed will minimize the impacts of vehicular circulation, traffic volumes
and parkmg in the area surroundlng the MlO Dlstr|ct

"The Seattle Munlapal Code restrlcts parklng supply to 135% of the minimum required amount
As stated in the MIMP (page 97) and FEIS (page 3.9-29), under current conditions, the current
supply of 1,426 stalls is under both the minimum allowable parking supply of 1,667 spaces and
the maximum allowable parking supply of 2,250 spaces. Of the current parking supply of 1,426
spaces, Virginia Mason leases 307 spaces from nearby property owners. At full build-out of
planned and potential projects, the maximum allowed parking will rise to 4;,041. Virginia Mason
will be required to provide parking within the projected minimum and maximum range.
Currently, the recommended parking supply at full build out is 4,000 spaces. '

Changes in transportation travel modes due to light rail access, implementation of services that
allow improved electronic communication between patients and physicians, and increases in
the cost to operate a vehicle may reduce the number of parking stalls needed to serve the
increased "demand resulting from Master Plan projects. Provision of new parking stalls
associated with the development of any proposed or potential projects will be assessed during
the project planning, programming and design phases. Virginia Mason proposes to construct
new parking with each new development and/or continue leasing needed spaces in off-site
parking lots. -
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The analysis in the FEIS supports the amount of'parking to be provlded to address both parking
and transportation impacts. The FEIS discloses traffic and parking impacts. DPD recommends

conditioning to limit these impacts pursuant to SEPA authority, as discussed in Section VI
below.

E5. The Director’s analysns and recommendatlon on the proposed master plan s
development standards component shall be based on the followmg

a) The extent to ‘which buffers such as topographlc features, freeways or Iarge
open spaces are present or transitional helght l|m|ts are proposed to
mltlgate ‘the d|fference between the height and scale of exlstmg or
‘ proposed Major Institution development and that of the adjommg areas.
Transitions may also be achieved through the provision of increased

. setbacks, articulation of structure facades, limits on structure height or bulk

_or lncreased spacnng between structures, '

V|rg|n|a Mason s eX|st|ng campus is zoned MlO 240 and is surrounded on all sides by property
zoned HR Wlth a base helght of 160 feet anda maximum helght of 300 feet. The 1000 Madison
black expan5|on area is zoned HR on the north half of the block and NC3P- 160’ ‘on the south
half of the block along the prmupal artenal of Madison Street Vlrglma Mason has proposed a
MIO 240 for the entire block. Boren Avenue, a 66-foot-W|de prmupal arterial, separates the
east boundary of the southeast quarter of the campus from the HR zoned propertles located.on
the east sxde of Boren Avenue Madison Street, a 66-foot-WIde prmcnpal arterlal separates the
new sotith boundary from the Swedish Hospital campus MIO wrth a helght l|m|t of 70 feet

Development controls have been included within the MIMP to reduce bulk and scale impacts at
campus edges’ and anng all street frontages, in partlcular for pro;ects along ‘the MIO’s

expanded southern border on Madlson Street and Boren and Terry Avenues Along Madlson
Street a 10 foot setback will be requured for facades less than 45 feet in height and a 40- foot
setback for facades greater than 45 feet in he|ght The street level setback will allow for greater
sidewalk width along Madison Street and the 40-foot upper level setback will provide a
transition between the 160-foot height zone east and west of the expanding boundary and the
overlay across Madison Street that limits structures to 70 feet in height. Setbacks along Boren

and Terry Avenues will be- 10 feet at the property line and 20 feet for facades greater than 45
feet in height. . .

' Vlrgmla Mason has indicated that it intends to develop the campus edge along University Street
in accordance with the Honzon House agreement, which specifies required setbacks ranging
from seven feet for facades less than 45 feet up to 20 feet for facades greater than 75 feet. The
Benaroya Research Institute will remain under this final MIMP and has been conditioned to.a
height of 120 feet. The campus core between Seneca Street and Sprlng Streets and east of 9™

Avenue has the largest single development site. The block has been divided into an East,
Center and West Hospital Section. Although ultimately the three sections will comprise a single
building, each section with facades greater than 45 feet will have varying setbacks to reduce the

appearance of bulk and scale (See pages 34 and 35 of the Final MIMP for a graphic presentation
of setbacks).
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The most sensitive campus boundaries are located at the southwest corner of the campus
(Ninth Avenue Garage) and at'the northeast corner (University/Terry Parking Lot and Cassel
Crag/Blackford Hall). The existing Ninth Avenue garage located at the northwest corner of 9
Avenue and Spring Street has been identified as a Planned Project. The site could: be
redeveloped wrth underground parkmg and medlcal research space above In the Final MIMP,
greater than . 45 feet consistent with the underlymg HR zone Vlrglnla Mason has subsequently
agreed to the CAC recommendation that setbacks on Ninth Avenue ‘Garage site be revised to
increase separatlon from the re5|dent|al bulldmgs locatlon to the west A condltlon of MIMP
approval is to. revise the setbacks to show a mlnlmum setback of seven feet for portions of the
bwldmg 45 feet or less in helght and 12 feet for portlons of the bu:ldmg above 45 feet in height.
See Condltlon 15 |n Sectlon Vil

The Cassel Crag/Blackford Hall S|te and the Unnversuty/Terry Parkmg lot site both abut
properties located outside of the MIO. The Cassel Crag/BIackford Hall site located at the
northeast corner of Seneca Street and Terry Avenue is also identified as a Planned Project and
could be redeveloped with below grade parklng and clinic space above Currently a dnveway
: separates a portion of the Virginia Mason property from the HR- zoned property to the east;
~_however the drlveway does not extend the entire length of the block The interior lot line
measures 240 feet in length. The lot’ line was mcorrectly shown in the Final MIMP as abuttlng
an alley Correctlon of the descrlptlon to an interior lot line is a condition of this report (see
Condltuons 16 through 18 in Section VII). The setback erI comply with the underlymg zoning
' requnrements and will have a setback of 7 feet from the property line and 20 feet for portlons
of the facade greater than 45 feet in height.

The Umver5|ty/Terry sute is currently a paved parkmg 16t located at the northeast corner-of
Terry Avenue and University Street and has been ldentlfled as a Potentlal Pl’OjeCt The srte
could be redeveloped with below grade parklng and medical uses above. ThlS interior lot line
measures 120 feet in length and will have a setback of 7 feet from the property llne and 20 feet
for portlons of the facade greater than 45 feet (See Section C. 3 of the Fmal l\/llMP for greater
detail of proposed structure setbacks within the MIO)

The existing campus is located in the City of Seattle’s First Hill Urban Center Village which has
been identified by the City as an area targeted to accommodate future growth. The
surrounding uses include: to the north Horizon House, a continuing care retirement community;
immediately east are multi-family buildings and the Sunset Club, a private fraternal club. To the
south across Madison Street is the Cabrini First Hill Senior Apartments. N_earer the existing
hospital, also to the south, are multi-family bwldlngs The Sorrento Hotel is located
immediately west of the 1000 Madison block. The areas to the north and east are primarily
developed with multi-family apartment and condominium buildings. Swedish Medical Center’s
First Hill Campus is located on the south side of Madison, to the immediate southeast of the
1000 Madison block. '

The area of First Hill/Capitol Hill where the Virginia Mason campus is located is undergoing
redevelopment and the level of development continues to intensify. Three major institutions in
the First Hill neighborhood have updated, or are in the process of updating, their Major
Institution Master Plans (Swedish Medical Center — First Hill Campus, Seattle University, and
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Harborview Medical Center) and all include increases in intensity or density of development,
increases in building heights, and provision for additional parking. Within the First Hill/Capitol
Hill area, new non-institutional office and residential developments are occurring in mid to
high-rise buildings. As this area'is one of the City's desrgnated Urban Centers, this trend of
intensification in the area is expected to continue for the foreseeable future.

The proposed development would be generally compatible in height with the new development
that is occurring in the neighborhood and is'consistent with the goals and policies of the City’s
Comprehensive Plan that call for urban- infill development with the greatest densities and
widest range of land uses to be accorimodated within Urban Centers, of which First Hill is one.
Redevelopment of the Virginia Mason campus would also be consistent with and represent a
continuation of the curient trend of |nten5|flcat|on in the First Hill neighborhood.

Ultimately, future development must address concerns about how Virginia Mason interfaces
with its streetscapes and the neighborhood, by - incorporating _human-scaled elements,
modulation, and architectural features that communicate attention to human proportion and
an appropriate transition’ from bu1|d|ngs with greater height, bulk and scale to existing
development in the immediate area. In additioh to building setbacks, fa(;ades 110 feet in width

“will be modulated and désign guidélines have been developed with the final MIMP and are
detalled m Appendlx E ’

Section E of the Desngn ‘Guidelines- (pages 43 — 48) provides gundance for Design and
Construction of new buildings on campus. Design considerations relate to the pedestrian scale,
street scale and building block scale. Specific attention is given to massing and views from
sidewalks, streets and surrounding- residential buildings. An important design element
discussed throughout the major institutional master plan process was the attention to the
treatment ‘of both the lower and upper level facades. - Many of the surrounding uses are
residential buildings ‘whiéh "have views of' the’ existing~and future upper level facades of
buildings on the Virginia: ‘Mason campus. As identified by the Citizen Advisory Committee in its
February 9, 2013 comment letter to DPD the following additions shall be'made to the Design
Gl‘jid'élines',' and_ in'cluded as Con‘ditior\s 23 throu‘gli’ 25 in Section VlI of this report:

DPD Recommendatlon -- These condltlons are reiterated in Sect:on VII

(1] 'On page 44 of the De5|gn Gwdellnes (Appendlx E of the Master Plan) the following
sentence shall be added to the first paragraph on the right side of the graphic:

“The views of upper level facades are of great importance to residents in surrounding
highrise buildings.” Building modulation and window patterns.....

(2] On page 45 of the Design Guidelines (Appendix E of the Master Plan) under 2.b Multiple
Views add “upper level facades” to view considerations.

(3] On page 74 of the Design Guidelines (Appendix E of the Master Plan) under 5.1 Consider
- the building from multiple vantage points add “Views of Upper Level Facades”.
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DPD Recommendation -- These conditions are réiterqted in Section VII.

(1) No un-modulated facade shall exceed 110 feet in length. Modulation shall be achieved
by stepping back or projecting forward sections of building facades. Modulation shall be
perceivable at the building block scale which is identified as 200-400 feet in the Design

_ Guidelines. : )

‘The 9™ Avenue Garage site represents.a.sensitive.transition.to. off campus residential uses. The

final MIMP proposes a zero setback adjacent to-the 16-foot wide alley for portions of the
structure 45 feet in height and a ten foot setback for portions of the structure greater than 45.
feet in height. To address the campus boundary and concerns raised by the Citizen Advisory
Committee and neighboring property owners. the setbacks along 9" Avenue and the alley for
the Ninth Avenue Parkmg Garage redevelopment shall be amended as follows

DPD Recommendat:on --These cond:t:ans are re:terated in Sectlon VII

o Amend the text on page 32 of the Flnal MIMP under Proposed Structure Setbacks,
Figures 10 and 14 and Table 8 ofthe Final MIMP to state and show graphically that the
future building located on the o' Avenue Garage redevelopment site will have a
maximum depth (east/west) of 93 feet. The east and west lower and upper-level
building setbacks shall be based on the merits of the building design and by balancing
the needs of the residents to the west and the needs of the pedestrian experience on
oth Avenue. A minimum setback of seven feet shall be required for portions of the
building 45 feet or less in-height and 12 feet for portions of the building above 45 feet
in height. o

b) The extent to which ény structure is permitted to achieve the height limit
of the MIO District. The Director shall evaluate the specified limits on the
structure height in relationship to the amount of MIO District. area
permitted to be covered by structures, the impact of shadows on
surrounding properties, the need for transition between the Major
Institution and the surrounding area, and the need to protect views;

The development program laid out in the final MIMP identifies potential building massing with
enough specificity that some of their potential impacts can be anticipated. The final MIMP
discusses building heights on pages 63- 68. Chapter:3.6 of the FEIS presents a detailed shadow
analysis for various times of day and year. The final MIMP discusses building setbacks on pages
32-45. These discussions analyze these questions as far as the available information permits.
Impacts from additional bulk and scale cannot be fully analyzed due to the preliminary
conceptual level at which each building has been designed. The final MIMP includes a set of
design guidelines (Appendix E) that will help address how building design will mitigate impacts
from additional bulk and scale of new construction at specific sites. If necessary, additional
consideration of potential bulk and scale lmpacts will occur at the time of MUP review of future
pl‘OjeCtS
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As described above, Figure 5 and Table 1 identify both the MIO height districts listed in SMC
23.69.004, and show in parenthe5|s lower heights that Vlrgmla Mason has agreed to maintain
for the duratlon of the ‘MIMP. Those lower heights are denoted as “conditioned helghts ” For -
the four existing burldlngs that will be- retained (BRI, Lmdeman Jones PaVIllon, and ‘the
Baroness) some eX|st|ng mechanlcal equipment exceeds the condltioned heights.” For new
constructlon, Virginia Mason is proposmg that rooftop mechanlcal space/penthouses W|th the
exception of minor plumbmg and ventllatlon stacks, W|lI be mcluded within and limited to the
MIO height or conditioned height whichever is lower. '

There are two designated scenic ro'u‘tes in the vicinity of the Virginia Mason Medical Center -
campus = Boren Avenue and Interstate 5. Boren Avenue: affords views looking north toward
Lake Union and west toward Elliott Bay. Proposed development on the 1000 Madison block
would not extend int6 the Boren Avenue- right-of-way, nor would it affect northerly views. The
north and south facades of the future buildings are proposed to be set back from the’ property
lines by 7 to 10 feet at ground level (depending-on location) and 20 feet above a height of 45
feet. No building facades would extend into the-westerly view corridors from Boren Avenue

Preliminary analysis indicates that there are four designated landmark structures in the general
vicinity of Virginia Mason Medical Center’s existing campus: the Baroness Apartment Hotel, the
Sorrento Hotel, the Dearborn House and the Stimson Green Mansion. Both the Dearborn House
and the Stimson Green Mansion are located on Minor Avenue roughly one block east of the
Virginia Mason Medical Center campus. As such, views of these two buildings would not be
affected by- development alternatives. associated with Virginia Mason Medical Center’s
proposed MIMP. New development on the 1000 Madison block is proposed to be set back
from the Baroness Hotel (20 feet on the east side and 40 feet on the south side) and set back
- from the abutting streets.by a minimum of 10 feet.with additional setbacks proposed at upper
building levels. Street level views of the Baroness and the-Sorrento. Hotel would not be affected.
However, existing upper-level views of the Baroness and the Sorrento Hotel over the existing
one-story development could be affected by the proposed MIMP development

There is an exustmg skybndge across Seneca Street and addltlonal skybndges are proposed to .
connect future development The EIS includes visual simulations of the potential skybridges in
Section 3.6. With each future skybridge permit application, a more detailed analysis of whether
Elliott Bay views from Boren would be affected.and mitigation measures proposed if needed
such.as increasing the transparency, increasing the height above the street, or moving the
locatjon farther up or down the hillside. Interstate 5’s view corridor Iooks west and- south
Virginia Mason Medical Center’s campus is located to the east of this route.

DPD concludes that- the proposed MIO height district of MIO 240, with Iower heights
conditioned as shown on Figure 5 and Table 1 of this report, and on Figure 20 of the Final
MIMP, and the proposed setbacks as shown on Figures 10-18 and described in Tables 5-12 of
the Final MIMP foster an appropriate transmon both to.the lower neighborhood commercial
zone (NC3P-160) to the south as well as the higher residential zone of HR that surrounds the
other edges of the campus. The campus is located in the First Hill Urban Center Village
characterized by higher densities, diverse mix of uses, housing and employment opportunities.
The height and density, as conditioned, of the Virginia Mason campus is appropriate in the
context of the Urban Center. As currently proposed with the recommended conditions, DPD
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considers the Master Plan 3 desrgn guidelines (Appendlx E to the Final MIMP) to be appropriate
for this stage of the planning process The combination of the development standards and
design gurdelmes ‘will help shape the design of future development however ‘continued
commumty based public participation is essential in con5|der|ng the lntegratlon of future
development DPD recommends that this contlnued partmpatlon utilize the Standing Advisory
Committee (SAC) structure and that this style of rewew comports with the dutles and functlon
typical of a' SAC.

DPD Recommendatlon -- These condltrons are relterated in Sectlon Vil.

O .. With each Master Use Permit appllcatlon, and each skybndge term permlt appllcatlon
Virginia Mason shall provide an updated view corridor analysis for that specific project.

(2] Specific buildings have been conditioned to have lower height limits than the MIO 240
(BRI, Lindeman, Jones Pavilion and the Baroness Hotel). - Existing: and any future
buildings that have not been identified in the MIMP may not exceed the conditioned
height limits on these sites. Conditioned helghts are shown on page 47 of the final
MIMP.

©  For new construction, mechanical equipment, screening and penthouses, with the
exception of minor plumbing and ventilation stacks, may not exceed the MIO height
limit of 240 feet or the conditioned he|ght whlchever is lower.

¢) The extent to which setbacks of the Major Institution development at the
‘ground level or upper levels of a structure from the boundary of the MIO
District or alo‘ngp‘ublic rights-of-way are provided for and the extent to
‘which- these—setbacks - provide a transition- between - Major ‘Institution
development and development in adjomlng areas;

,Setbacks are discussed in the final MIMP on pages 32-45. Generally, the MIMP proposes 10-
foot ground-level setbacks at street edges with greater setbacks proposed for heights above 45
feet. . The proposed ground level setbacks adhere to or are in excess of the requirements of the
underlying zone. For the central h_ospltal block between Seneca and Spring Streets, upper-level
setbacks of between 20 and 60 feet are provided. Along Madison Street, the building is
proposed to be setback 10 feet from the property line at ground level to provide wider
sidewalks, and 40 feet for portions of the structure that are above 45 feet in height. Virginia
Mason has agreed to the CAC recommendation that setbacks along the alley side of the Ninth
Avenue Garage site be increased beyond those required by the underlying HR zoning to a
minimum of 7 feet at ground level and up to 45 feet in height, and a minimum of 12 feet above .
45 feet in height. The ground- and upper-level setbacks specified provide an adequate
transition between development under the MIMP and adjacent uses.

As discussed above, DPD recommends that Council adopt the condltlons outlmed in Section. lli
and reiterated in Sectlon VIL.
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d) The extent to which the allowable lot coverage is consistent with permltted
density and allows for adequate setbacks along public rlghts-of-way or
boundaries of the Major Institution Overlay District. Coverage limits should
ensure that view corridors through Major Institution development are
enhanced and that area for landscaping and open space: is adequate to

minimize the impact of Major Instltutlon development within the Overlay
District and on the surroundmg area . :

- The Major Institutions Code does not set a limit on allowable lot ‘coverage, but the MIMP
~ establishes an upper limit of 96%. The MIMP discusses lot coverage on page.49. The lot
coverage of the existing campus is 98%; at full build-out that number is expected to decrease to
96%, with an increase in open space from the existing 2% to a minimum of 4%, The proposed
10-foot ground Ievel setbacks from property lines at street. frontages (with a minimum 7-foot
setback from 9" Avenue on the Ninth Avenue Garage site in accordance with the CAC
recommendation) allows for adequate setbacks along public rights-of-way and MIO boundaries.
It also allows Virginia Mason to .provide for landscaping, open space, and pedestrian amenities
along the sidewalk areas. The proposed lot: coverage limit would work.in concert with

proposed setbacks, FAR; open space, and height limits to provnde for improved transitions in
helght bulk, and scale to surroundlng nelghborhoods :

Generally, the plan calls for setbacks that are equal to or greater than those requ1red by the
underlying zoning. There are view corrldors along east-west streets that cross the. campus from
Boren Avenue, and the Final MIMP.proposes setbacks intended to maintain and protect those .
new view corridors. Taken.together with recommended conditions,the proposed development
standards, siting considerations, .and . the distribution. of MIO -height limits represent a
reasonable strategy for mltlgatmg the impact of Virginia Mason development.

e) The extent to whlch landscapmg standards have been mcorporated for
required setbacks, for open space, along public rlghts -of-way, and for
- surface parking areas. Landscaping shall meet or exceed the amount of
landscaping required by the underlying zoning. Trees shall be required
along all public rights-of-way where feasible; '

The final MIMP addresses landscaping on pages. 50-55. - Virginia Mason has stated that the
- focus of the open space and landscaping of the Virginia Mason Master Plan is to improve the
quality of the urban streetscape connections within the public right-of-way surrounding the
campus. Virginia Mason’s location benefits from the adjacent Freeway Park and the nearby -
First Hill Park (one block to the east). Virginia Mason is proposing three categones to describe
planned landscaping, open space and public amenltles

i

¢ Existing and proposed landscaping within Virginia Mason’s boundaries

¢ Existing and proposed open space (lncludmg Iandscaped open space) within Virginia
"~ Mason’s boundaries -

¢ Existing and proposed public amenities located within or adjacent to street rights-of-
way : '
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Flgure 21 on page 51 of the Fmal MIMP locates the existing and future Iandscape and open
space features on campus.

-Within the Virginia Mason boundanes, existing Iandscapmg is:located in planting areas adjacent
to existing buildings; in the courtyard entrance to the Cassel: Crag ‘Building, and within the
landscaped open'space area adjacent to the Pigott Corridor. Thé landscaping includes a variety
of shrubs, Pacific Northwest varieties such as azaleas, rhododendrons, roses, and other planting
material. Virginia Mason has just completed, via a partnership with Horizon House and Seattle
Parks a plan to reinvigorate and make safety |mprovements to the Pigott Corridor as
recommended in the “New Vision for Freeway Park” (PrOJect for Public Spaces, January 2005)
and will participate as appropriate in plans to improve and maintain the public amenity. Virginia
Mason continues to jointly maintain the landscaping wnth Honzon House under an agreement
with the Clty of Seattle Parks Department

Virginia Mason is embarkmg upon a multlyear project to SIgmﬁcantIy upgrade-its landscaping.
The planning for these improvements is occurring in collaboration with regionally respected
landscape architects and designers. Virginia Mason’s stated goals are to create-green spaces
that usé native noninvasive plants, reduce water-and fertilizer consumption, align with good
urban landscaping design practices and enliven the urban pedestrian experience. This design
will be presented to the Standing Advisory Committee for their input as it evolves. In addition
to the planned upgrade of existing landscaping; future landscaping will be designed for
locations withiri the building setback areas identified in Section C.3 of ‘the Final MIMP and
considered for rooftops (green roofs) and building terraces where feasible. Unless designated
as usable open space, access landscaped rooftops may be limited to coincide with the building
hours of operation and/or due to security policies in effect at the time.

The Citizen Advisory Committee is committed to maintaining existing mature street trees
wherever feasible, and installing additional-street trees where appropriate. ‘A statement on
page 54 of the Master Plan identifies, in the CAC's opinion, a short life span for street trees
(approximately 15 years). This statement might be construed that less effort will be made to
retain existing mature trees in the rights-of-way when new buﬂdmgs are constructed
Therefore DPD recommends the Master Plan language be amended.

DPQ Recommendation -- These conditions dre reiterated in Section VII.

(1] .On page 54 of the final MIMP, fourth paragraph_—fourth sentence shall be amended as
follows: '

engemg—need—ﬁer Vlrgmla Mason te—be is commltted to mamtammg mature street trees

where possible, and replacing trees as needed over time.

f) The extent to which access to planned parking, loading and service areas is
provided from an arterial street; :

Local access to Virginia Mason is from arterials and local streets. Boren Avenue and Madison
Street have some restricted left turns and limitations on driveways. Virginia Mason existing and
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proposed parking . aécess/egress, patient drop-off/pick-up, and emergency access/egress
locations are shown on Figure 30 on page 100 of the Final MIMP. '

Entries to parking 'fapilitiés are distributed around the campus to disperse traffic and avoid
conflicts with major traffic flows. The most likely vehicle access/egress locations are identified
on Figure 30 of the Final MIMP, but other locations may be developed without Master Plan

amendment. Additional environmental impact review may be necessary with specific project
permitting. ' ‘

DPD Recommendation -- These conditions qie reiterated in Section VII.

0 With each subsequent Master Use Permit application, Virginia Mason shall provide an|
analysis of impacts of parking driveways, loading and service area drives, and pick-
up/drop-off areas on pedestrian and vehicular flow on the surrounding sidewalks and
streets. Appropriaté desigh measures shall be-identified and implemented to avoid
adverse impacts to pedestrians; bicyclists and motorists. ST ‘

g) The extent to which the provisions for pedestridan circulation maximize
connections between public pedestrian rights-of-way within and adjoining
the MIO District in a convenient manner. Pedestrian connections between
neighborhoods separated by Major Institution development shall be

~ emphasized and enhanced;
The MIMP (pages 59-60) 'identifigé the currenfc and proposed systém of pedestrian circulation.

To improve connections for pedegtri_éns, Virginia Mason is proposing to strengthen existing
pedestrian connections at street level through:the campus with focus on two pedestrian
corridors, between the corner of the Pigott Corridor at the corner of University/Ninth Avenue
and Madison/Boren, and bg_tw‘.een the Pigott ,C,orrido,f,alo,ng Ninth Avenue to Madison Street as
shown in Figure 21 on page 51 of the Final MIMP, As_individual blocks or frontages develop
along any of the streets within the MIO, any pedestrian facilities (sidewalk plus planting strips)
that do not meet established city standards that exist at, the time of redevelopment will be
brought up to those standards. An evaluation of accessibility will be performed as part of this
analysis and measures included-for ADA accessibility where feasible.

One pedestrian corridor would extend from the east end of the Pigott Corridor in an easterly
direction along University, from the north to south along Terry to Madison (through an interior _
connection in the redeveloped central block, similar to the current breezeway), and then east
along the face of Madison to Boren. A second pedestrian corridor would be north-south along
9" Avenue between the east end of the Pigott Corridor and Madison Street. The Breezeway
(pedestrian corridor) between Seneca and Spring Streets is open 24 hours per day, 7 days a
week, 365 days per year at Terry Avenue, per “Covenant with Respect to Pedestrian Pass-
Through and Walkway” referenced in the Terry Avenue Street Vacation Ordinance (Ordinance
101874). Other future internal passages -will be subject to the hours of operation of the
buildings in which they are located. The other pedestrian corridors shown on the map are
exterior and located on public sidewalks not subject to hours of closure.
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The intent of thé pedestrian corridors is to provide pedestrian-oriented street-level connections
from the First Hill neighborhood through the Virginia Mason campus to déwntown Seattle.
Within these proposed pedestrian corridors, Virginia Mason is proposing street trees and other
Iandscaplng, pedestrlan -oriented hghtmg, street furnlture, specnal pavmg, art and wayfinding
(sngnage)

The MIMP proposes the creation of additional access points with the MIO expansion to the
1000 Madison block. Pages 31 and 33 of the Design guidelines identify the highly visible and
accessible corner at the intersection of Madison Street and Boren Avenue as a location for an '
attractive pedestrian entry into the campus. The MIMP further supports |mprovement of
pedestnan circulation through consideration of appropnate Iandscapmg and open space.

The Master Plan lncludes seven goals. under the category of ”Campus Moblhty as listed on
pages 9-10 of the Final MIMP; All are intended to maintain and improve the mobility of
pedestrians and other non-motorized -travelers to. move through the Virginia Mason MIO
boundaries, to help address the steep topography changes of Seneca and Spring Streets, to
provide weather protection, to make building entries easy to find, welcoming and
accommodating, and to create open spaces in ways that tie together the public spaces of the
neighborhood. L '

The Master Plan s goals for “Campus Moblllty”,' mcludlng openmg the edges of campus to the
community, faulltatmg circulation through the campus, ‘and creatlng a more inviting,
connective entrance to campus would serve to enhance and emphasnze connections between
campus and the neighborhood. These new and improved pedestrian connections will enhance
- pedestrian links with and between the surrounding neighborhoods.

See earlier recommended condltlon regardmg development ofa ‘wayfinding plan and repeated
in Sectlon VI '

h) The extent to which de5|gnated open space maintains the pattern and
character of the area in whlch the Major Institution is located and is
desirable in the location and access for use by patlents, students, visitors
and staff of the Major Inst|tut|on,

Open space is discussed in the MIMP (pages 50-54). Currently, open space constitutes
approximately 2% of the campus area. The MIMP anticipates. open space to increase to
approximately 4%, primarily due to an enlargement of open space on the Lindeman block (the
block bordered by University and Seneca Streets and 9" and Terry Avenues). The MIMP
proposes public amenities located within or adjacent to street right-of-way to connect buildings
with the surrounding public spaces around the campus The MIMP also encourages that open
spaces be enhanced through landscaping.

In addition to the identified open space areas; as Virginia Mason develops designs for future
buildings, Virginia Mason s stated their intent to identify opportunities for other open space
plazas and rooftop gardens, but such improvements would be in addition to and beyond
meeting the open space development standard of 4% of the campus area.
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Virginia Mason also proposes to improve. other streetscapes, including along Seneca Street,
Spring Street and Ninth Avenue, with street trees and other pedestrian amenities when

adjacent property rede.velopm.ents oceur.

~ All. open space and pgbluic"‘a_,rhenityvimpgovement§ will be designéd to accommodate the special

user needs of the physically frail, medically challenged/handicapped, elderly arid less mobile
populations. Features will seek to reduce bartiers and make the amenities truly accessible and
usable to all, including application of ADA requirements, whichever version is current at the
time of development. o ' ) o

) Ti}e eg(tgnzi,:;;t?.o_, which desjgﬁéted open §p,g§;e; cfﬁhou'gh‘ not r_eguif.éd tobe.
physically accessible to the public, is visually accessible to the public;

Virginia Mason’s existing designated open space consists of space along the Pigott Corridor and
a plaza on the west side.of the Lindeman Payilion. .Over 6,000 square féet of the northern end
of the Benaroya Research Institutes parcel contribiites to the Pigott Corridor, which is a. key
route that links First Hill with downtown through Freeway Park. -The setback area is defined as
"dedicated open space” of the Virginia Mason MIO district and will be protected and preserved.
The existing. plaza on the west side of the Lindeman Pavilion contributes an’ additional 3,400
square feet- of publicly, accessible open space. Virginia Mason has proposed to increase the
open space area on the Lindeman Pavilion block to a total of 10,000 square feet. The MIMP
proposes a total of 16,000 square feet of designated open space, all of which will be phySically
and visually accessible to.the public. S T

1) The extent to which the proposed development standards provide for the
~ protection of scenic views and/or views of landiark’striictures. Scenic
~ views and/or views of landmark  structures’ along existing public rights-of-
way or those proposed for vacation may be preserved, New view corridors
shall be considered where potential enhancement. of views through the
Major Institution or. of scenic amenities may be enhanced._To maintain or
provide for view corridors the Director may require, but not bé limited to,
the alternate spacing: or:placement, of -planned structures: or: grade-level
openings in planned structures. The institution shall not be required to
reduce the combined gross floor area for the MIO District in order to
protect views other than those protected under. city laws. of general
“applicability. ‘ S e 7

As discussed above, there are two designated scenic routes in the vicinity of the Virginia Mason
Medical Center campus - Boren Avenue and Interstate 5. Boren Avenue affords views looking
north toward Lake Union and west toward Elliott Bay. Proposed developent on the 1000
Madison block would nét extend into the Boren Avenue right-of-way, nor wduld‘it‘affect
northerly views. The north and south facades of the future buildings are proposed to be set
back from the property lines by 7 to 10 feet at ground level (depending on location) and 20 feet
above a height of 45 feet. No building facades would extend into the westerly view corridors

from Boren Avenue. Building setbacks on east-west street rights-of-ways provide adequate
view corridors for the public on this urban campus.
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The two designated landmark structures in the general vicinity of Vlrgmla Mason Medical
Center’s existing campus that colild be potentially affected by redevelopment of the Virginia
Mason campus are the Baroness Hotel (within the expanded MIO) and the Sorrento Hotel,
located west of the expansion area. New development on the 1000 Madison block is proposed
to be set back from the Baroness’ Hotel. (20 feet on the east side and 40 feet on the south side)
and’ set back - from the abutting streets by a mmumum of 10 feet wnth ‘additional setbacks
proposed at upper burldmg levels Development adjacent to’ the Baroness Hotel will be
reviewed by the Landmarks-Preservation Board: - -— -

- Street level views of the Baroness and the Sorrento Hotel would not be affected. However,
existing upper-level views of the Baroness and the Sorrento Hotel over ‘the existing one-story
development ‘could be affected by the proposed MIMP development

There i |s an existing skybrldge across Seneca Street and' addltlonal skybrldges are proposed to
connect future development The EIS includes vnsual snmulatlons of the potentlal skybrldges in
Section 3.6. ‘With ‘each future skybrldge permlt appllcatloh a more detalled analysis of whether
skybrldges would have an adverse lmpact on vnews of Elllott Bay from Boren Avenue and
mltlgatlon measures proposed if needed such as mcreasmg the transparency, increasing the
' helght above the street, 6r moving the locatlon farther up or down the hl“Slde Interstate 5's

view corridor- looks west and south Virginia Mason Medlcal Center s campus is located to the
east of thls route :

See discussion and related recommen‘ded condition on pages 49 and 50 for skybridge permits.

E6. The Director’s report shall specify all measures or actions necessary to be taken
by the: Major lnstltutlon to mltlgate adverse_impacts of Major Institution
development that are specnfred in the proposed master plan

Those measures found necessary to mltngate adverse lmpacts of the Major Institution are listed
in Sectlon Vi of this repOrt : »

RECOMMENDATION MAJOR INSTITUTION MASTER PLAN

The Dlrector recommends CONDITIONAL APPROVAL of the proposed Major Institution Master
Plan as conditioned in Section Vil. :

V. A. BACKGROUND

The proposed MIMP includes MlO boundary expansion and establlshmg MIO height limits for
both expansion areas. MIO boundary extensions are proposed in two areas as addressed in the
Development Standards section of the Final MIMP: ‘

Virginia Mason is proposing two expansions of the existing campus boundary:

1. 1000 Madison Block. This area includes both an expansion and changes in height.
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a. Change in Boundary: An expansion of the existing campus is requested to
include the block bordered by Boren Avenue on the east, Madison Street-on the .

PRy

south, Terry Avenue onthe west; and Spring Street on the north., This block,

- S

“known as the 1000 Madison”block, includes two existing underlying zoning:
‘_QQFhQQg{;;g?mmg[Qi@! (NC-3R. 160" b ase cheight. limit)- along..the |

~ southeast half of the block fronting Madison Street, and H :
o -Street corridor is adesighated pedestriah street,

By

. half of the ‘ street,
- .and certain. street [evel uses. and street-level develdpmen_’tf rds.. are

.. -block, Which would be ared h the HR zoning maximum helght limit on the -
north half.of-the block and af increase-in the NE3P-160-height limit on the south
_half of the block. In addition, Virginia Mason is proposing to condition the height
on the site'of the Baroness Hotel to the existing 80 foot height of the biuilding.

2. Terry/University Parking Lot. A correction is requested to be made to the_existing
MIO district boundary map to accd‘r"é"t”ély"fr‘éf‘l'éétf'":\llif?‘gihfi'é Mason property ownership
‘which .includes the southerly 20 feet .of Lot 8 and iis currently developed with a
parkinglot. -~ o - o

a. Change in Boundary: The parcel.includes:Lots 9 and-12 plus a- 20 foot
southerly portion of Lot 8 of Block 112. It appears that the original MIO
* houndary ‘mapped - under ordinance 115002 was -drawn at the Lot line
between Lots 8-and-9 and not at the Parcel-line (to include the 20 feet of Lot
8). The legal description for Parcel 197820-0351 includes.Lots 9, 12 and a 20
foot portion of Lot 8. The 1992 MIMP adopted by the City under Ordinance
117106 includes this parcel (Exhibit B identifies ownership and the existing
boundary; which includes Parcel 197820-0351), however the overlay:line was -
not corrected under-the 1992 MIMP since a rezone would have been
‘required, Page 18 of the 1992 MIMP states, “Virginia Mason Medical
Center's existing major inistitution boundary and land owned by VMMC are
shown in Figure 6. When the Major Institutions Land Use Code was adopted,
‘apparently an efror was made in the zohing méap showing the location of
VMMC's institutional boundary. The line bn'fhe"zo“hihg"mép graphic does not
include all of the existing VMMC parking lot at the corner of University Street
“and Terry Avenue.. A correction to the zoning map is desired by VMMC.
‘However, since no development is proposed for this site in the Méster Plan
and since a rezone would be required to correct the zoning map, no change
is proposed.” - ‘ ‘ o
b. MIO Height. With this expansion, Virginia Mason is requesting that the
original MIO 240 overlay adopted under Ordinance 115002 be extended to
include the 20 foot southerly portion of Lot 8.- Currently zoning maps show
this portion of the parcel zoned HR.

The Final Master Plan depicts the proposed MIO boundary changes on page 47. The proposed
overlay zoning changes are summarized as follows:
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Location L ' ’Ex:stmg N ' Proposed B "Proposed
. - Zonmg & He:ght OVerIay ~ Height
B Z‘ ing:_‘, o

Baroness Apartment Hotel

V. : _B. VANALYSIS GENERAL REZON‘E CRITERIA

The code sections from SMC 23 34, 008 General rezone criterla are hlghllghted below in bold,
with analysis following:

1. To be approved a rezone shaII meet the followmg standards'

1. In urban centers’ and urban vnllages the zoned capamty for the center or
village taken-as a whole shall be no less than-one. hundred twenty-five

~_ percent (125%) of the growth targets adopted in the C0mprehenswe Plan
, for that center or wllage ’ )

The proposed zomng changes allow for greater zoned capacnty, not less Therefore, it will not
result in a reduction of zoned capaaty below this minimum. .

2. For the area wnthm the urban wllage boundary of hub urban villages and for

’ resudential urban vnllages taken as a whole the zoned capacity shall not be
less than the densntles establlshed in the Urban V|Ilage Element of the
Comprehenswe Plan

The Comprehensive Plan, in the Urban Center Vlllage Element, sets a goal of 4.2 jobs per
household in the Center City, an area mcluswe of First Hill/Capitol Hill, Downtown, South Lake
Union, and Uptown Urban Centers. The campus is located in an Urban Village Center. The
proposed zoning changes allow for greater zoned capacity, not less. Therefore, the rezone will

not result in a reduction of zoned capacity below densities establlshed in the Urban Center
Village Element of the Comprehensnve Plan. - :

2. Match Between Zone Criteria and Area Characteristics. The most appropriate zone
designation shall be that for which the provisions for designation of the zone type
and the locational criteria for the specific zone match the characteristics of the
area to be rezoned better than any other zone designation.
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" The two..areas proposed for boundary expansion are contiguous with the existing MIO
boundaries. On the Terry/University Parking ot site, the expansion is.to include the entire
parcel owned by Virginia Mason as identified in its 1992 MIMP. |t appears that when the City
adopted prdinance»115002:‘andmappedﬁVirginia Mason’s MIO with'é 240 foot height limit, the
line did not include the entire parcel under Virginia Mason’s ownership. . The existing MIO
boundary and the new MIO boundary is adjacent to a parcel located within an HR zone.
Setbacks and’ fagade modulation- is required to provide transition: between the MIO and HR

For the 1000 Madison block, the proposed MIO 240 zone would continue the existing MIO 240
from the contiguous portions of the Virginia Mason campus and form & transition between' the
HR maximum 300 foot height limit to the éast and-west, and the NC3P-160 height of .the
neighborhood commercial zone that lines Madison Street, Virginia Mason has proposed an
increased setback at street level of 10 feet from the property line,-and a 40 foot setback for
- portions of the structure above 45 feet. Virginia Mason is fequired to meet the use and street

level developmient stanidards in the tinderlying NC and ‘Pedestrian-designated zone. Virginia
Mason has also proposed to condition the height: on the Baroness Apartmerit Hotel site to 80
feet, In.combination, the proposed street level and upper level setbacks, the provision of retail
space at ground level, and lowered heights on the Baroness Apartiment Hotel site will miaintain

consistency with the Neighborhood Commiercial zoning;

3. Zoning History and Prggeglgnfgi_gl Effect. Previous and potential zoning changes both
in and around the area proposed for rezoie shall be examined.

While Virginia Mason has had several campus master plans since its inception in 1920, the
‘currently proposed MIMP represents the second Major Institution Master Plan that has been
prepared for VMMC to satisfy requirements of the City’s Major Institution Code, as well as to
fulfill VMMC's need for a comprehensive ‘campus development plan: ~ Ordinance ‘115002
established the current MIO boundary. and height limit of 240 feet in 1990. VMMC's existing
MIMP was completed in November 1992 and formally adopted by the City of Seattle in 1994,
The existing MIMP, which was adopted under the previous Major Institution Code
requirements, expired in 2004. -The underlying zoning has,not changed since Ordinance 115002
was adopted. No change to the underlying zoning is requested. The future land use map-in the
Comprehensive Plan identifies the Madison Corridor as commercial, the surrounding area as

multi-family-and the existing campus as-major institution. -
4. Neighborhood Plans.

1. For.the purposes of this title, _the‘éffept ofa neighborhood plah, adopfed or
amended by the City Council after January 1, 1995, shall be as expressly
established by the City Council for each such neighborhood plan.

The Virginia Mason I\/Iéd:ica| Center campus is located within the borders-of the First Hill
Neighborhood Planning Area, which was adopted as part of the City’s Comprehensive Plan,
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2. Councnl adopted neighborhood plans that apply to the area proposed for
rezone shall be taken mto consideration

The followmg goals and policies from the First Hill Nelghborhood Plan are the most apphcable
to proposed development of the VMMC camipus; ' :

Goal FH—Gl -A commumty w:th a culturally and economica[ly dlverse resrdentlal populatlon
that is also a major employment center, home to many of the region’s state of the art medical
centers and related facrlltles

B Goal FH*GZ An actrve, pedestman -friendly Urban Center Vlllage that mtegrates resrdentlal

commercial; and institutional .uses, and maintains strong connections to surroundmg
.neighborhoods and the Urban Center.

PoIlcy FH-P3 Seek opportun/tles to prowde addlt/onal commumty fac:lltles to serve the ex:st/ng
dlverse population and the new residents and employees pro;ected to move into the
nelghborhood within the next 15 years. -

Pollcy FH-P5 Encourage major mst/tutlons and publlc pro;ects to work to preserve, mamtam,
and enhance the important qualities of the nelghborhood plan, I. e open space, housmg, and
pedestrlan environment.

Goal FH~65 - A nelghborhood which prowdes a vanety of housmg opportumt/es that are

compatible with other neighborhood goals, and maintains the economic mix ‘of First Hill
residents. ‘

Goal FH-G 7-A nelghborhood with safe, accessible, and well—mamtamed parks, open space, and
communlty fat:llltles that meet the current and future needs of a growmg commumty ‘

: Pollcy FH-P19 Seek new opportumtles for the creation of useable and safe parks.and open
space A :

Goal FH-68 A neighborhood which prowdes forthe safe and efficient Iocal— and through traff/c
circulation of automobiles, transit, bicycles, and pedestrians.

Redevelopment under the ﬂnal MIMP would mclude replacement of aging facilities to meet the
demands of regional growth within the medical community and would increase the amount of
employment on the campus. Such redevelopment would be consistent with many:of the goals
and policies of the First Hill Neighborhood Planning Area. Redevelopment of the Madison block
will require replacement of displaced housing and new buildings to incorporate street-level
retail uses along Madison Street within the underlying NC3P zone. The Citizen Advisory
Committee is-dedicated to the retention of a strong retail presence along Madison Street. The

Citizens Advisory Committee has requested that Recommendation three below be added to the
Director’'s Recommendation.’

Existing and proposed open spece areas and enhancements to the pedestrian streetscape on
the campus and along campus boundaries would serve not only the employees of and visitors
to the campus, but the surrounding community as well, including the First Hill area.
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In an effort to.reduce the number -of trips to the campus, the final MIMP .includes a
Transportation Management Plan (TMP) that would encourage the use of transit, bicycling and
walking-as a-means to access the. campus. Proposed development under the MIMP would also’
include aniincrease in the amount.of underground parking provided on campus.

b s i i gy e T e

DPD Recommendation -- These conditions are, reiterated in Section VIl -

©  The underlying street-level development standards for commercial zones shall apply per

SMC 23.47A.008 to all street facing facades in the underlying NC3-160 Pedestrian
désignated Zones; mcludmgMadlson Street, and portions of Boren and Teiry Avenues,

@ Onpage 50 of the final MiMP, second paragrapii under Street-Level Uses and Facades in

NCzones, second paragraph- the fas

3 -

t sentence shall be dnended as follows:
i the: propbsed expansion to include the 1000 Wiadison block is approved, Virinia
. Mason intends to consider any of the folloviing uses for potential location at street level
adison Street and the portions of B Terty Avenues within the NC zoning

uld'be in" comp nce with the underlying zoning: ‘medical “sérvices such as

- alonigv

3

. ang,
optical,

e

eating and drinking establishments, ret ani
recfeation, or perhaps lodging uses or additional opien space.” .

and services, indoor sports aiid

©  In the event that development occurs along Madison Street; all éxisting businesses
"~ facing termination of leases and_relocatiofi shall: 1) be given six months prior notice of
~ termination of tenancy; 2) be provided assistaiice from both the City Office of Economic

- Development and Virginia Mason. Medical Center to identify available spaces in the
surrounding areas for permanent or.interim relotation; and 3) receive advanced notice

of the availability of lease space inthe éahiﬁléte'd_, evelopment.

3. Where a neighborhood plan adopted.or amended by the.City Council after
January 1, 1995 establishes policies expressly adopted for the purpose of
guiding future rezones, but does not provide for rezones of particular sites
or areas, rezones shall be in co‘nformance with the rezone policies of such

‘neighborhood:plan.

The First Hill Neighborhood Plan. as adopted by the City Council dqgs not include pdlicies
expressly adopted for the purpose of guiding future rezones -- other than the policies discussed
above. B ' ‘ B . o

4. If it is intended that reZones of particular sites or areas id_éntified in a

Council adopted neighborhood plan are to be required, then the rezones

shall beAapproved simultangously with the approval of the pertinent parts
of the neighborhood plan. - . :

Not applicable.
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5. Zoning Principles. The following zoning prmcipies shall be consldered

1. The impact of mere intensive zones on |ess ‘intensive zones or industrial
-ahd commercial zones on' other zones shall be ‘minimized by the use of
transitions or buffers, if possible. A gradual tran5|tion between zonmg
categorles, including height limits, is preferred S

The- northern half- of the 1000 i\/ladison block (pro ;s‘ed MlO expans:on area) |s zoned as HR,
and. the southern half is Zoned as NC3P 160. The’ areas to the east, west, and south of the
expansion block are primarlly zoned HR with the exceptlon of parcels dlrectly adjacent to both
sides of Madison Street, where the zoning is NC3P- 160. The expansion block is proposed to be -
rezoned to MIO 240. Th|s zonmg would bé consrstent wrth the current VMMC campus MIO- 240
zoning to the’ south of the’ expansion block ‘(on the north side of Sprmg Street) The proposed
MIO-240 zoning ! would be 80 feet more.than the NC3P-160 zoning to the east, west and south
of the southein- half of the block, and would be 60 feet shorter than the HR zoning to the east
and. west of the north half of the block. Str Ievel and upper level setbacks would b_e utilized
to provude a transition between th VIIO-240 zoning and offsite us se setbacks
would exceed the setback requ1rem lts of the underlymg zoning and would mclude -10-foot
street level setbacks on Boren Avenue, Madison Street and rry Avenue, 20-foot upper level
setbacks on portions of the building above 45 feet on Boren Avenue and Terry Avenue, and a
40-foot upper level setback on portions.of the building above 45 feet on Madison Street. The
expansion at the Unlver5|ty/Terry Parkmg Lot site to mclude the southerly 20 feet of Lot 8 will
not change the exrstlng transrtlon between MIO and HR in that area

; - Physical buffers may prowde an effective separatron between dnfferent
uses and. mtensltles of development. The followmg elements may be
considered as buffers:” ’

o. Natural features such as topographrc breaks, Iakes, nvers, streams,
ravines and shorelmes, .

Not appllcable No such features eX|st here

b. Freeways, expressways, other major trafflc arterlals, and railroad
tracks; -

‘Madison Street and Boren Avenues, which are Principal Arterials, serve as effective separations
between the different zoning heights on either side of these streets. Other streets and alleys
provide transition between uses outside of the MIO. There are two boundaries that abut
property outside the MIO, the University/Terry Parking Lot site at the northeast corner of the
- campus, and the Cassel Crag/Blackford Hall site on the east side of campus..

¢. Distinct chdngé in street Iayout and block orientation;

Not applicable.
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d. Open space and greenspaces.

There are currently landscaped areas and setbacks, as well as street trees that prov:de Ilmlted
separation and transition between dlfferent zone intensities.

3 Zone Boundarles.

a. In establlshing boundaries the followmg elements shall be cons:dered

(1) Physlcal buffers as described in subsectlon E2 above, -

.See above, under E2
@ Platted.lot lines.

o The proposed MIO expansnon area. boundanes follow streets and platted lot Ilnes,

,except at the expanslon area at the UmverSIty/Terry Parkmg Lot snte that follows a
parcel line. ‘

b Boundaries between commerc:al and resldentlal areas shaII generally
‘ be established so that commercial uses face each other across the street
* oh which they are located, and face aWay from ad]acent residentlal.
areas. An exception may be made when physical buffers can provide a
more effective separation between uses,

The 1000 Madison block boundary expansion area is across the street from commerecial,

hotel and residential areas to the east, south and west. Boren Avenue right-of-way
provides an- approxnmately 66-foot-wide separatlon between the proposed expansion
area and the HR: zonlng located to. the east.  If the’ proposed expansion to the 1000
‘Madison block is- approvéd; VMMGC-is required ‘to- meet the use and street-level

development standards for Pedestnan desngnated zones. The underlying neighborhood
commercral zone wnIl not change

4, ln general height l|m|ts greater than forty (40) feet should be limited to
urban villages. Height limits greater than forty (40) feet may be considered
outside of urban vnllages where higher height limits would be consistent

" with.an adopted neighborhood plan, a major institution's adopted master

plan, or where.the de5|gnat|on would be consistent with the exlstlng built
character of the area. - »

The VMMC campus, including the proposed boundary expansion area, is located W|th|n
an Urban Center Village.
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6. .Impact Evaluation. The evaluation of a prOposed rezone shall consider the possible
negative ‘and positive |mpacts on the area proposed for rezone and its
surroundings.

1. Factors to be examined include, but are not Irmlted to, the following:

a. Housmg, partn:ularly Iow-mcome housmg, o

The 1000 Madlson blgck boundary eXpansron area contams one apartment building
(Chasselton: Court: Apartments) which is proposed tothe demolished. This is a 6-story
brick building with 62 rental units - 55 studio units, 7 one-bedroom units. Comparable
replacement is required per the Land Use Code.. Comparable'replacement could occur
through VMMC’s partnership with a private or non-profit housing developer, or
alternatively through a payment to.the City “of Seattle’s” Office of Housing. The
evaluation of whether proposed replacement units are’ “comparable” could include such
factors as housmg type, number of unrts, unit srze, number of bedrooms, unlt quality,
and location. The 62 rental units represent apprommately 0.8 percent of the total
housing units (7,737) within the First Hill Community Reporting Area. The Chasselton

~ Court Apartment. rental rates are considered affordable to those earnlng between 50

.Metro Farr';

and 76 percent of the medlan iincome, and would be cons“ ered affordable to “low
mcome” households, as establlshed by HUD gurdehnes for the Seattle-Bellevue HUD
Viarket Rent Area. o :

See analysis under MIO crite'ria’ in Section V.C below.”

" b. Pubhc serwces, '

An expanded populat|on of doctors, staff patients and v15|tors would mcrease the

potential. for calls to fire and police, increase water supply and discharge. needs, and
increase solid waste dlsposal DPD has determmed that these impacts are not- likely to

: be sngnn‘lcant

c. Environmental factors, such as noise, air and water quality, terrestrial
and - aquatic flora -and fauna, glare, odor, shadows, and energy
conservat:on, L : :

DPD has prepared a Draft and- Flnal EIS that conSIders potentlal impacts of the final
MIMP (Proposéd- Action) on the ‘environment. See Sectioh VI for a summary of the
short-term and Iong—term environmental impacts |dent|ﬁed in the FEIS. Conditions in

Section VII of this report will mmgate adverse impacts identified |n the enwronmental
document.

d. Pedestrian safety;

Section 3.9, Transportation, Circulation and Parking of the Final EIS discusses pedestrian
safety and notes that the increase in vehicular and pedestrian traffic could result in
increased potential for conflicts at road crossings and even midblock locations. No
mitigation is identified. To improve connections for pedestrians, Virginia Mason is
proposing to strengthen existing pedestrian connections at street level through the
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campus. - Whenever. individual blocks or frontages are develop along any of the streets

* - within. the MIO,- pedestrian facilities -(sidewalk p!vu_s_'plgnt‘ing :strips) that do not meet

established city sténda’fd.s:éh’all be improved by Virginia Mason to current standards at
time of development. '

e Manufactu}‘ing activity; . :

‘ ~ f. Employment activity; B

The aim of the MIMP is to achieve several goals, incluc‘llinwg replacing aging infrastructure
and providing growth of medical services. Staffing levels could incrementally increase

©over.current levels .with each new: or replacenent . development : project that is
dmplemented under .the-MIMP. The-expansion in employment could be anticipated to

- support secondary employment opportunities at nearby businesses. -

¥ AR

LG Chqrdg,t‘erofgreds rggéyhi;ed for,qrbhifeqfural of.histaric.valye; '

- VlrglmaMason’scampUSIs »~Icfcatéd wnthlnthFlrstHlll riéfigﬁbbrhobd, an area that was

" initially developed in the 188

e 18805 and '1890s by wealthy families. - First Hill contains
nuerous. designated and- potential local landmarks, in ‘addition to several properties
which are listed separately on the NRHP. City landmarks located near the MIO
boundaries include the Wintonia Hotel, Stimson Green House, Dearborn House and St,
James Cathedral. The Sorrento Hotel is located across Terry Avenue from the expanding
boundary. The Béré’n‘ess}Ho’tél: is located within-the expanding MIO boundaty. *

' The FEIS discusses in Section 3.8 the potential impacts of MIMP developient on

pﬁob‘errkti_'es.\‘(yith' p'oi;en‘tiait_ghliéfcbrricfv‘aIuev{Thi’s’;{SéCtio‘nfdf the FEIS lists the buildings over a
certain age that are proposed for redevelopment or demolition‘as a result of the final
MIMP (Proposed Action). Based on the City’s current procedures;:at the time a Master

Use Permit application is submitted for a project that would affect any of these
buildings, an analysis would be required by“the City to-‘determine the historical
significance of the building. At that time, the City’s Historic Preservation Officer can
request ’SUppléﬁi'entél"iﬁfdfhiat‘ibnj and, if appropriate, can recommend that the
structure “be reviewed by the "City’s Landmark Preservation” Board for possible
designation as'a landmark subject to controls. The proposed expansion block also
contains one City-designated Landmark (Baroness Hotel). This building would be

“retained and setbacks would be. maintained between the Landmark building and

proposed new hospital development on the exﬁahsioh block.

h. Shoreline view, public access and recreation.

Not applicable. The prdposed MIMP and overlay changes would - not affect any
shoreline.
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. 2. Service Capacmes. Development which can reasonably he antlclpated
" based on the proposed development potential shall not éxceed the service
capacities which ¢an reasonably be‘anticipated in the area, including:

a. Street access to the area;

The existing street network provides adequate access to the VMMC campus ‘Increased
development capacity associated with the MIMP will have a significant adverse impact
on three intersections in the area. Specific mitigation has been identified and
conditioned in Section VII of this report. REERE R

b Street capqcrty m tbe area,

- 'The EIS evaluates the potentral impact on the street capamty in the vucimty of the VMMC

“campus. from- the development proposed in the 'MIMP. -Based “on expected trip

generation fromthé developirent, the EIS predicts the level of service at approximately
33 intersections in the vicinity. The MIMP-includes a Transportation Management
Program -that:is intendéd to ‘encourage commuting ‘to campus by-means other than
single. occupant vehicles (SOV). VMMC is currently exceeding its. SOV goals. Increased
development capaclty assocnated wrth the MIMP would have a SIgmﬁcant adverse

|mpact on street access and approprlate m|t|gat|on has been |dentlfled m Sectlon Vil of
thus report

' c Transit serwce,

The number of patlents, \1|5|tors and staff: travellmg to and from the VMMC campus
would be anticipated to increase with implementation of the MIMP over time. A TMP
would be implemented; one goal identified in the TMP is increasing transit ridership
through subsidies, lmproved access, and the. marketing of program - benefits. The

following actions are among those that would be taken m order to |mprove transit

~ access and utilization: ... "+

¢ Contmue fmancual ‘support for Metro Bus routes. where they beneﬂt vMMC
employees . :

¢ Continue participation in. Transit Now- Agreement along with Swedlsh and
Harborvrew Medical Centers to mcrease service to the Klng Street Station and
~the Ferry terminal.

As well, the First Hill Streetcar will be operatlonal in 2014. The streetcar w1|l provide
access to the new Sound Transit Link light rail, with stations on Capltol Hill and
Downtown. The presence of light rail and the streetcar will help increase opportunities
for VMMC staff that now commute by single occupancy vehicle (SOV) or bus to shift to
light rail and street car. Also see conditions of approval detained in Section ViI of this
report discussing transit stops within the MIO boundary.
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~d. Parking capacity;.

The EIS describes in Section 3.9 the existing campus parkmg supply and predicts
potentially significant increases in outpatient services that will drive the need for
mcreased parkmg supplres, since outpatlents‘ generate a much greater demand for

uses | i ant”"ipated that the build out
of the final MIMP would "have a significant ‘effect on’ parking“supply or demand. A
comparison .of the calculated- ‘maximum number of allowed- spaces and the number of
recommended- spaces shows that the:recommended. supply falls’ within the code
requirements in either case. The TMP: includes a Parking: Goal, which states, “Manage

R ot Vl ik

_ parkmg supplles to mmlmlze the need for addltlonal parklng Strategles include:

‘¢ Restrict employee SOV parkmg bh-site during perlods of peak demand to
' encourage use of non-SOV travel modes. )

" Provide shuttle service. between: VMMC and Met Park
Unbundle parking from tenant lease agreements.

¢ - Madintain-the: minimum parking supply necessary to- support operatrons while
‘ "’»mrmmizrng |mpacts to the surroundlng communlty "

4 <

Utllity and sewer capacrty,

The VMMC campus is adequately served with utilities -including sewers. It is not

- anticipated that either alternative would have a significant effect on.utility.and sewer

capacity or demand. However, Seattle Public Utilities (SPU) has identified two sewer

mainline pipe segments on. -Seneca Street with potential .capacity concerns for future

development in the area of Seneca between Terry and Boren Avenues and between 8th
and Terry Avenues. No system expansions are contemplated by SPU at this time, The
adequacy of utilities will be . reevaluated as part of the SEPA revrew and permrtting

process for. each mdrvrdual pro;ect

f Shoreline navrgation.

e Not applrcable

g Changed Clrcumstances. Evidence of changed crrcumstances shall be
taken ‘Into . considerdtion ‘in reviewing proposed rezones, but is not
required to demonstrate the appropriatehess of a ‘proposed rezone.
Consideration of changed circumstances shall be Ilmrted to elements or

condltions included in the crlterla for the relevant zone and/or overlay A
desrgnatlons in this chapter.

Many‘of VMMC's existing campus buildings are aging and need to be replaced in order
to meet modern health care requirements. For example, larger care teams need more

. support space, additional and more complex equipment is needed at patient bedsides,

patient privacy and disease control require single-patient rooms, and seismic, fire and
life safety codes have expanded. Overall, the spaces needed to provide medical services
are larger than they were in the past. This, in combination with regional population
growth and an aging population, means that the demand for health care services will
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steadily increase in the coming years. To support’t'he expected growth and to address
significant current. deficiencies in space, new facilities need to be added to the VMMC
campus. ‘

h Overlay DIStI’ICtS If the area is Iocated m an overl 'A‘y;dlstrict the purpose
: an’ ’ }boundaries o_f the overlay district shall be c“ nside

Vlrgmla Mason Medlcal Center is. Iocated wnthm a Major Instltutlon Overlay (MIO)
District, “The City:is considerlng the proposed: MIO boundary changes ldentlﬂed in the

: flnal MIMP See analysns under Sectlon \ below

V.

i Cntlcal Areas If the area is Iocated in or adjacent to a cntlcal area (SMC

Chapter 25.09), the effect of the rezone on. the critlcal area shall be
considered.

A steep slope area and a potential slide ar‘ea«s‘h‘ave-been 'identifi'ed in‘ the northwest
portion of the VMMC campus-as part of the City’s GIS Environmental Critical Areas
mapping. Neither of the areas is located in the proposed MIO éxpansion area under the
Proposed -Action nor are they-within.the increased MIO zohed. height limit area that is
under consideration in conjunction with Alternative 5a. Any development in a steep

slope or potential slide area would be subject to the City’s critical area regulatlons {(SMmcC
25 09).

._C ANALYSIS MIO CRITERIA ‘

The Land Use Code addresses crlterla specnﬁc to desngnatlon of MIO districts or changes in
aliowed helghts per SMC 23 34 124 ThlS reports states the crltena m bold Wlth analyses .

below

A Publuc Purpose The appllcant shall submit a statement whlch documents the
reasons the rezone is being requested, mcludlng a dlscusslon of the public benefits
resulting from the proposed expansion, the way in which the proposed expansion
will serve the public purpose mission of the major institution, and the extent to
which the proposed expansion may affect the livability of the surrounding
neighborhood. ' Review and comment on the statement. shall be requested from
the -appropriate Advisory. Committee as well as. relevant state and local regulatory
and advlsory groups S

Virginia Mason addresses the reasons for seekmg the boundary expanSIon, and also addresses .

other required factors listed above This dlscussxon is found in the following locations in the
final MIMP:

A. Introduction .
- Background and Purpose
~ Goals, Objectives and Intent of Major lnstltutlon Master Plan

- = Virginia Mason’s Mission

- Regional Growth and Demand
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B. Existing Campus .
- Programmatic Needs

Virginia Mason discussed the expanded clinic, specialist and research facilities that will be

nggdg_c!,_;o support the,regiOn's,._ggin‘gﬁpqu;Ig‘gjgn,x,q_; well as the §.pace.~thfai,t_is, required to replace
-aging and outdated facilities,. ... | T SR

- Theproposed ‘boundary chariges were presented torthe CAC as-part of the MIMP presentations
and- discussions. The' CAC delivered- comments on thesa proposed changes as part of their
comments on the: preliminaty Draft-MIMP-and the preliminary Draft EIS. Public-notices of the
availability of the Draft MIMP and the Draft EIS were-issued and comments from agencies,
organizations, and members of the public were considered’ as part ‘of the decision-making
process on the MIMP. CAC reviewed and provided comment on the Draft Director’s report in a
letter dated February 9, 2013. All but one com
this final ‘Director's répott. Structire’ sétbat
discussed in"this'réport on pages 18, 30,4 0 an
Section VI - e

' B Broﬁnzc'léries Criteria
--1...Establishment.or modificatio of boundaries shall take -account of the holding
capacity.of the ex ;

.. capacity of the exis: is and-the potential for new developrhent with or
-, - without a boundary expansion.. . . ' S

One of Virginia Mason’s key goal$ in updating its:MIMP is to’ replace’ the- existing hospital
Inpatient core, which is comprised of the.Original Hospital, the Hospital West Addition, the
Hospital East Wing, the Buck Pavilion, and .numerous small additions to each-of these
structures. The core hospital services include approximatély 422,000 square feet of area that
needs toibe contiguous; needs to be located close to'tie Floyd & Delores Jones Pavilion, which

houses the ER; and,: needs a_minimum. of 422,00 ).square feet for inpatient bed floors for
optimum. efficiency and, needs. to.remain fully functio ‘the replacement hospital is
being built. There are no sites within the MIO boundary large enough to meet all of

these requirements
2 :Bo’uhdarigs. for an MIO dfs,trigt;r'shdll cdi‘respand with the main, contiguous
‘major institution campus. Properties. separated by only a street, alley or other
public right-of-way shall be considered contiguous. - S
The proposed boundary expansion area coiresponds to the main, contiguous major institution
campus. ! ‘ o : ' o

3. Boundaries shall provide for contiguous areas which are as compact as possible
~ within the constraints of existing development and property ownership.

The total area within the existing MIO boundaries is 7.07 acres. The area of proposed boundary
expansion is 1.4 acres (including the mid-block alley), which represents an inc.re'ase of 14.1
percent in total campus area. In light of the projected 2.8% annual growth rate for clinic and
specialty care demands, and the fact that many of the campus buildings are aging and need to
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be replaced in order to meet'modern health care requirements (which require more space),
Virginia Mason indicates that the proposed boundary expansion is ‘compact and the minimum
necessary to afford rellef

- 4. Appropriate provis:ons of this Chapter for the underl / g zonmg and the
surrounding areas shall be consrdered in the determmatlon of boundarles:

The. expanded boundary mclades HR zoning, the same underlymg zoning of ‘the .existing

,boundary .The south-half of the Madison ‘block.is zoned NC3P-160: The mstltutron is required
to - corply - w:th ‘uses ‘and -street-level . development standards required :for: -Pedestrian
designations in a:NC zone: Structure setbacks, modulation requirements.and design guidelines
wllI itigate herght bulk and scale |mpacts assocrated with larger buildmgs in the underlymg HR
ZOne . S T A R 8 S A S I A

) ' 5 Preferred locatlons for boundaries shaII be streets, alleys or other publrc rrgh ts-
of-way Configuratlon of platte ot llnes, s:ze of parcels, block orrentatron and
street layout shall also be considered.

“The proposed MIO boundary expansion area follows the preferred locatrons streets, platted lot
lines and parcel lines.

6. Selection of boundaries should emphasize physical features that créate natural

“edges such as topographic changes,’shorelmes, freeways, arterlals, changes in

street layout and block orientation, and’ Iarge public facilities, land areas or
open spaces, or.green. spaces., ETRETREI - :

The proposed MlO boundary expansrons followartenals, streets, alleys, and platted lot and

- replacement is proposed to malntam the housmg stock of the c:ty

The 1000 Madison block boundary expansron area contains one apartment burldmg (Chasselton
Court Apartments) which is proposed to be demolished. This is a 6 =story-brick building with 62
reital units - 55 ‘studio units, 7 -oné-bedroom units: Comparable replacement is required per
the Land Use Code. Comparable replacement could occur through VMMC's partnership with a
private or non-profit housing developer, or alternatively through a payment to the City of
Seattle’s Office of Housing. The evaluation of whether proposed replacement units are
“comparable” could include such factors as housing type, humber of units, unit size, number of
bedrooms, unit quality, and location. The 62 rental units represent approxrmately 0.8 percent
of the total housing units (7, 737) wrthln the First Hill Community Reporting Area. The
Chasselton Court Apartment rental rates are considered affordable to those earning between
50 and 76 percent of the median income, and would be considered affordable to “low income”

households, as established by HUD gurdelmes for the Seattle Bellevue HUD Metro Fair Market
Rent Area.
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‘The determination with regard to-whether the comparable-replacement housing options are
sufficient-in order to permit new or: expanded boundaries where they would result in the
demolition of residential structures would be made by-the City Council as part of the MIMP
review and approval process. As noted, in orderto accommodate proposed development under
this-alternative, the existing uses.could be permanently displaced, which would result in the
permanent removal of the potential for housing development on this block in-the future.

~a) The Chasselton. Co_urt.-agar‘t'mqntubgild,ing; is an ,unr‘e“inf,orcgd' masonry structure
© built:in: 1928, It:is.not built.to. current seismic, building, ‘plumbing, electrical,
mechanical, and other codes. - ‘According to. Virginia Mason it is not financially

feasible to bring the building up to current code requirements.

b) - The Chasselton Court apartments are _no't_:;')ublidy owned and are not subject to
any.governmental.restrictions on rent levels or tenant.income levels. The rental
rates are set:by VMMC in accordance with-market rates.in the-vicinity. Although

 current market rates for the: Chasselton units are.affordable to.persons earning
less“than 80% of-.the ‘median area income, there are- no requirements that
tenants must have incomes below any pa.rfti',cul‘ar level. The units are-available to
any members of the public. -

¢) SMC 23.34.124 (B) (7) requires VMMC to propose replacement housing that is
- “comparable’ to the housing to be.demolished, i.e., the, 1928 Chasselton Court
apartments. . Replacement . housing that is- constructed in. accordance with
current code requirements:would be more than comparable when considered
from the standpoint of structural integrity and quality of construction.
Replacement housing would:also have a useful life that would exceed the useful

life of the Chasselton. -~ ..~

d)- Suggestions have been madethat the City should-impose arequirement that the
replacement housing units be rented :at rates comparable to the rates currently
charged at.the Chasselton (rates being affordable:to persons earning less than
80% of the median area income). 'VMMC has voluntarily offered to contribute to
the housing replacement project in a manner that would assure that 10% of the
units be rented at rates affordable to persons earning less than 80% of median
area income for 10 years. - , o AR

-e) SMC 23.34.124 (B) (7) contemplates that a major institution may satisfy the
housing replacement obligation by having a substantive role-in financing and
constructing the replacement-housing itself, and.therefore- VMMC is entitled to
do that if it chooses to do so. However as a matter of policy the Council will allow

VMMC to pay the City to facilitate the provision of replacement housing, as
further described below. o : %

f) If VMMC elects, within two years of final MIMP approval, to pay the City to
facilitate the provision of the replacement housing, then VMMC shall pay the
City 35% of the estimated cost of the replacement housing. Based upon a 2012
estimated replacement cost, VMMC payment to the City would be $4,460,000.
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~g) If YMMC elects to defer the payment discussed above for more- than two years

~ after final MIMP approval, DPD-and the Office of Housing will determine the 35%

figure at the time of payment based on at least two development pro formas

-that: describe the estimated replacement cost. The determination by DPD and

tHe Office of Housing’ of the estimated replacement cost is fmal and not subject
“toappeal.- S L AP Ei N :

h) - If VMMC:elects to pay the-City-to- facilitate.the-provision. of replacement housing,

© the  City ' may use. VMMC's payment to: construct housing” that is affordable in
accordance with adopted City . housmg pollcres Af- VMMC ‘elects to build the
housihg itself, it may build-affordable housing, but is not requiréd to do so.

-+ In the February 9, 2013 Comment letter to-DPD in regard to the Draft Director’s

Report, the Citizens Adwsory Committee stated that it is committed to seeing the

housing’ stock of First Hill preserved and to that end-strongly recomimended that all

housing replaced asa restlt of the: loss- ofthe Chasselton Apartments-be on First Hill.
Thie. conditions' below refléct: the recommendatlon of the CAC for all replacement
~housing to be located on First Hill as: deflned below N

DPD Recommendat:on - T hese conditians are re:terated in Sect:on VII

Before VMMC may receive a permit to demollsh the Chasselton or change the use of the
- Chasselton to a hon- resrdentlal major mstltutron use, DPD must find that VMMC has.

K performed elther of the followmg two optlons

f

VMMC has submltted or caUSed to be suhmltted a bu1ld|ng permlt applrcatlon or

applications for the construction of comparable housmg to replace the housing in the
Chasselton. The building permit appllcatlon(s) for the replacement housing project(s)
may not include projects that were the SUbject of'a MUP.application submitted to BPD

: prlor to Council approval ofthls MIMP. Ninor involvement by VMMC in'the housing -

b)

pro;ect such as merely adding VMMC’s name to-a permit apphcatron for a housing
project, does- not satlsfy VMMC's obllgatlon under this optlon All such. replacement
housmg shall be Iocated withinh the greater First Hill Nelghborhood '(The area shown on
Figure 1 page four of the MIMP and defined as the area. between 15 on the west, Pike
Street on the north, 12 Avenue on the east and the southern boundary of Yesler
Terrace on the south )

VMMC elects either 1) within two years of MIMP approval, to pay the C|ty of Seattle
$4,460,000 to help fund the construction of comparable replacement housing; or 2)
after two years after final MIMP approval, to pay the City of Seattle 35% of the

~ estimated cost of constructing the comparable replacement housing, as determined by

DPD and the Office of Housing based on at least two development pro-formas, prepared
by individual(s) with demonstrated expertise in real estate financing or development.
DPD and the Office of Housing's determination of the estimated cost is final and not

‘subject to appeal. Money paid to the City under this option b shall be used to finance

the construction of comparable replacement housing, and subject to the provisions of
the City's Consolidated Plan for Housing and Community Development and the City's
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Housing Levy Administrative and Financial Plan in existence at the time the City helps
finance the replacement housing.

For purposes of the performance option a above, the replacement housing must meet
the following requirements: SRR TR

1. Provide a minimum number of units equal-to the n,umbe_r'bf unitsin the Chasselton
- - Court-apartments (62 units); - ' R o
2. Provide no fewer than the number of one-bedroom un_it5>(7 units) as those in the )

Gha_ss,ell,ton"Cqu_r{t,zapartmentﬁrand no units smallerthan astudio. (55 units) as those in
the Chasselton Court apartments; : A '

8. Contain no'léss than the sgiite faet of nits 4'(3'1,‘86‘8‘né‘t rentable square feet) in the .
Chasselton Court apartments; 4 S T . ‘

4. “The géﬁ‘.‘elra‘l_‘qUality-bf%p“onsjcrﬂctidn‘sh‘all be equal or greater quality thanthe units in the
- Chasselton Court apartments; and: ™ -~ 7+ 5 R S S

5.~ The replacement housing wil be located within the First Hll neighborhood.

If VMMC chooses the performance option a, it is encouraged to: (a) contribute to the
- housing replacement project in a manner that will assure that at least 10% of the units
- (ie,a hiimbeér equal to 10% of the demplishéd units, for a total of 7 units) will be rented
~ atrates affordable to persons earning less than 80% of the median area income for at
least 10 years; and (b) utilize a design'that allows the project to compete effectively for
public and private affordable housing grants and loans. This design provision is not
intended to discourage creative solutions such:as siting affordable units in high-rise
buildings otherwise corntaining market rate housing.:VMME may:not receive credit in
fulfilment of the housing replacement requirement for any portion.of the housing .
replacement cost that is financed by City fu s, with the exception that any City funds’
spent,.inexc tion costs, to provide, affordability in' what would otherwise
; e., 0 “buy down” rents in the completed building)
- shall not disqualify units as replacement housing under this condition. . ©

 bé market-rate replacement units (i

If VMMLC chooses performance option b, the Office of Housing shall devote all funds
provided by VMMC to a project or projects within the greater First Hill: Neighborhood.

. (The area shown on Figure 1 page four of the MIMP and defined asthe area between -5
on the west, Pike Street on the north, 12th Avenué on the east and the southern
boundary of Yesler Terrace on the south. o

8. . Expansion of boundcjrie; geherally shall hot béju’étiﬁed by the need for
.development of professional office uses. :

Virginia Mason is not proposing to develop any professional office uses in the boundary
expansion area; the area would be used for medical/hospital functions. ' '
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- C. ‘Height Criteria.

1. Increases to height limits may be cons:dered where :t is desrrable to limit MIO
district boundary by expansion. ~

The proposed expansion area on the 1000 Madison block is mtended to accommodate future
development without.increasing- bwldmg heights within the existing campus beyond the 240
feet. As well, development on the 1000 Madison block would facilitate. the phasmg of replacing
agmg facilities whlle malntammg full hospltal operatlons

A

2. Herght Iimits at the district boundary shall be compat:ble ‘with those in
adjacent areas. : :

See discussion above. Proposed MIO: herght |lmltS are the same as the existing MIO helght limit
and compatlble wnth those in adjacent areas. : :

3. Transltional height . limits shall "be provided wherever feasible when the
maximum perm:tted height within the overlay- dlstrict is:significantly higher
than permltted in areas adjommg the major institution campus.

Permitted height within the overlay dlstrlct i not sngmﬁcantly hlgher than the surroundmg HR
and NC3P- 160 helght |lmltS :

4 Herght IIMItS should generally not be Iower than ex:stmg develapment to avoid
' creatmg non-conformmg structures,

»Proposed helght Irmlts are not Iower than exrstmg development

5 Obstructron of pubhc scenic or landmark Vlews to, from or across a major
mstitution campus should be avorded where possrble .

Sectlon 3. 6 of ‘l:hlS ElS addresses the potentlal lmpacts of master plan development on public
scenic or landmark vuews to, from or across the VMMC campus The EIS ldentlfles no substant|a|
lmpacts to publlc scemc vnews mcludmg those protected under the Cltys SEPA polucres at
Chapter 25.05 SMC. The EIS also |dent|f|es no srgmflcant lmpacts to landmark views including
views of the Sorrento Hotel (adjacent to the proposed’ expansron ‘block) and the Baroness Hotel
(located on the 1000 Madlson Block)

D. In addltlon to the general rezone criteria: contained in Sectlon 23. 34 008, the
comments of the Major Institution Master Plan Advisory Commlttee for the major
institution requestmg the rezone shall also be consrdered ’

Consistent with the provisions of Section 23 69.032 of the Clty s Land Use Code, VMMC has
established a Citizens Advisory Commlttee (CAC) for purposes of the l\/lll\/lP update. The CAC
heard presentations regarding the Draft MIMP including: that of the proposed boundary
expansion associated with the Proposed Action and the MIO height increase that is associated
with Alternative 5a. The CAC discussed issues that arose as part of the MIMP and associated EIS

processes, and the CAC has provided comments to VMMC and the City concerning each of
these issues.
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RECOMMENDATIONS - REZONE

The Director recommends CdNDITIONAL APPROVAL of the proposed boundary expansion with -
ubject to'conditions outlined in Section vit, =~ . - ¢

aMio h‘e?g‘h:f"()f 24qféé§:f§ | '

VI A..INTRODUCTION -

Environmental review resulting in a Threshold Deterﬁination is required pursuant to the State

Environmental Policy Act (“SEPA”), Chapters 43.21C RCW ‘and 197-11*WAC;, as Wwell as the

Seattle SEPA ordinance at Chapter 25.05 SMC. It was detefmined that the project had a

potential to'result i significant adverse impacts to the following areas of the‘énvirpﬁment:: -
CAir Quality e

“Enefrgy (Greenhouse Gas Emissions)

“Nofse 7 ¢ : ,,
‘Larid Useé and Relatioriship to Plans/Policies/Regulations
Housing

Aesthetics. = .

Light/Glare/Shadows

Historic Resources. -+ .. - . -

Transportation, Circulationand Parking

‘ PublicServices © 0 o o
~‘C§ﬁ‘sjtfq‘cgib"n:aela;éd Impacts

SRR AR IR IR AR AR

Accordirigly, a Determination of Significarice was published on January 3; 2011 and sent to
parties of interest.” A'scoping meeting pursuant fo SMC 25.05.410'was held on January 26, 2011
-in_conjunction with the scoping process. ' The Draft Environmental Impact Statement was
bublished on July 19, 2012. Public notice of the availability of this document, along with the
Notice of Public Hearing was published cocurrently. In addition, a Notice of Availability of the
Draft Major Institution” Master Plan was published concurrently on July 19, 2012. The‘comment -
period"énded on September:4, 2012, During the public comment period on the DEIS; the pubiic
and'affected agencies submitted 3 total of 12 comment letters. On August 22, 2012, a public
hearing was “held-on’ the project,-as réquired under SMC 25.05.502, at which four people
testified. A Final EIS, which includes additional information on'the project as well as responses
to the comments, was published on December 13, 2012.

An environmental impact .statement is used by agency decision makers to analyze -
environmental .impacts, along with other relevant considerations or documents, in making final
decisions on a proposal. The SEPA Ordinance contemplates that the general welfare, social,
and other requirements and essential considerations of state policy will be taken into account
in weighing and balancing project alternatives and in making final decisions. - The-FEIS and
supplemental documents provide a basis upon which the responsible agency and officials can
make the balancing judgment mandated by SEPA, because it provides information on the
environmental costs and impacts. However, additional environmental review may be required
at the time of seeking permits for any planned or potential project disclosed in the MIMP, as
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well as any of the proposed. vacations. Such authority is prdvi"ded in SMC 25.05.055 and
25 05. 600 '

The SEPA Overvrew Polrcy (SMC 25 05. 665) clarlfres the relatlonshlp between codes, polrcres
and environmental review. Specrfrc policies for each element of the environment, certain
_nelghbo wood . plans,- and other . policies explicitly: referenced . m¢ he - basis for
exercising- substantive: SEPA" authority The Overview Policy st “Where -City -
regulations have been adopted to address an environmental impact, it shall be presumed that
such regulations are adequate to achieve sufficient mitigation” subject o gome" limitations:
Under such Irm|tat|ons/crrcumstances (SMC 25 05. 665) mltlgatron can be consrdered

"/ B SHORT TERM IMPACTS

"\;‘» 5

MIMP adoptlon does not |tself authonze constructlon, therefore short—term envrronmental
impacts resulting from the adoptron of the MIMP are not expected to be significant. The FEIS
does evaluate potentral short-term impacts resulting from future construction identified in.the
Development Program section of the MIMP, including air, noise; envrronmental health,.and
traffic. The analysis concludes that no significant adverse short-term impacts are expected with
future development. However, as discussed below, the FEIS did.propose limited mitigation for
- some short-term impacts. T : '

Several adopted codes and/or ordinances provide mitigation for some of the |dent|f|ed lmpacts
The Grading Code and Stormwater Code regulate site excavation for foundation® purposes ‘and
require that soil erosion control techniques be initiated for the duration of construction. ‘The
_ Street Use Ordinance requires watering streets to, suppress dust; on-site washing of-truck tires,
removal of debris, and regulates obstruction of the pedestrian rights-of-way.. Puget Sound Air
Pollution Control Agency regulations require control of fugitive dust to protect air quality..The
Building Code provides for construction measures in general Finally, the Noise Ordinance
regulates the time and amount of construction noise that is permitted.in the City. Compliance

with these appllcable codes and ordmances wrlI reduce or ellmmate most short-term |mpacts to
the envrronment ) . , ; ,

The foIIowmg temporary or constructlon related |mpacts are expected decreased air quallty
due to suspended partlculates from burldmg actrvrtres and hydrocarbon emrssrons from
constructlon vehicles. and equrpment, mcreased dust caused by drying mud ‘tracked onto
streets durmg constructlon activities; noise from demolltlon and construction activities;
.mcreased traffic and demand  for parking from construction equipment and personnel;
increased noise; and consumption of renewable and non-renewable resources.

Air Quality

~ Typical air pollution sources in the VMMOC area include vehicular traffic on numerous roads and
the nearby freeway, retail/commaercial facrhtres, and medical/office facilities, and possibly
residential wood-burning devices. While many types of pollutant sources are present, the
single largest contributor to most criteria pollutant emissions in urban settmgs such as this is
on-road mobile sources (i.e., carbon monoxide - CO). '
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Construction activities will generate air pollutants as a result of fugitive dust from demolltron
activities associated with.the burldlngs and the surface parking areas, earthwork, and emissions
from, construction vehicles. The primary _types of pollutants durmg construction would be
partlculates and hydrocarbons Gasoline or diesel- powered machmery used for demolrtlon,
excavation, and constryction. emit carbon monoxide- and- hydrocarbons T.ru,cks transportmg‘
excavated earth and/or constructron materlals would emit carbon monoxide and hydrocarbons |
along truck haul routes used by construction vehicles. Such emissions, however, would be
temporary in nature and localized to the immediate vicinity of the construction activity. By
taking steps such -as-‘minimizing « -on-site “diesel “engine .idling, ‘construction- related dresel

emlssrons would not: lrkely substantlally affect air quallty on the project site or- |n the srte
vrcrmty S SR : :

Demolrtlon of exrstrng structures could requrre the removal and dlsposal of burldmg materials
that. could possibly .contain asbestos and ‘lead: based - pamt Demolltron contractors would

therefore be required to: comply wrth EPA and PSCAA regulatlons related to the safe removal
and drsposal of: any asbestos-co alnmg materials - :

Although some constructlon phases may cause odors, partlcularly durmg pavrng operatlons
. using tar and asphalt, any odors related to construction would be short-term. Coristruction
contractor(s) would have to comply with PSCAA regulations that, prohibit the emission of any air
contammant in: suffrcrent guantities: and of such characterlstrcs and duration as is, or is hkely to

be, injurious to human health; : pIant or. animal ||fe, or property, or. whlch unreasonably
lnterfereswrth enjoymentoflrfe and: property : oo

Wh|le some constructlon related a|r quallty lmpacts would be unavoidable, due to the
.temporary and" lntermlttent nature of constructron impacts and wrth |mplementatlon of the
proposed mltlgatron, no srgmfrcant impacts are .antlcrpated '

Site development would adhere to Puget Sound Clean Arr Agency s regulatlons and the Clty s
construction best practices regardmg demohtlon actwrty and fugltlve dust .emissions.

DPD Conditions -- T hesgtgonditfons,q_re reiterated in Section vil.

| ©® Construction activities will generate air pollutants that could impact the surrounding
_residential neighborhood.. DPD therefore conditions its approval of the Final Master
Plan as follows:

The mrtrgatlon measures in Section 3.11. 3 of the Final EIS shall apply and are reiterated in
Section VII.

No:se

Noise from demolition and construction activities for new or expanded facrhtres have the
potential to impact nearby receivers, partlcularly sensitive uses such as residences and health
care facilities .on the VMMC campus. For daytime construction activities, the Seattle Noise
Ordinance allows temporary construction noise levels to exceed the noise limits applied to
long-term operations by set amounts. This allows for noisier construction activities to occur
while still -controlling the potential for noise impacts to nearby receivers. During nighttime
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hours (WhICh in residential receiving zones in the city are defired as between 10 PM-and 7 AM
on weekdays and between 10 PM and 9'AM on weekends and Iegal holidays), however, allowed
mcreases are not applled to’ constructlon activities; and the stricter nighttime noise limits (e.g.,
45 dBA for sources.in resrdentlal zones affectlng recewers in resldential zones): would apply..
Because it is dlfﬁcult for: constructlon actlvutles to meet these stricter: mghttlme nouse limits,
constructlon activities: are generally llmlted 10 daytime hours unless granted a'noise* variance
from th’e Clty R S 'L’«‘“ : . ; B R L - i

The temporary nature of construction coupled wuth its restr|ct|on to daytlme hours mmimlzes
the potential for: significant impacts from. ‘construction activities: and-equipment. The greatest
potential for noise impacts related to constructuon activities would be to the residential uses
surrounding the existing and the potentlally expanded MIO boundary. Conceivably,
construction-related noise also cotild affect other portlons of the VMMC campus. Construction
activities wlthm 50 to 100 ft. of sensitive receivers’ have the potentlal to'excead 80 to'85 dBA. In
ofder to ¢ontrol ‘noise lmpacts, construction noise management plans would hedd to be
developed and implemented. The details of such plans would be dependent on'the proximity. of

sensitive receivers. Constructlon hours may be Ilmlted based on the dlstance to sensntnve
recervers. : : : . '

In addltlon to showmg overall hourly noise levels from various’ construction actlwtles, the range
of sound levels (1 e., minimum to maximum levels) emitted by individual pieces of: equupment
Because this eguipment would-not necessarily operate for an entire hour, it is-not appropriate
to compare these levels to the Seattle noise limits. However, these levels give an idea of the
relative sound levels that can be expected from different kinds of equipment. In the absence of
mtervemng terrain or structures, sounds from constructlon equnpment and-activities (usually
point sources) decrease -about 6 dl§_/§» for each doublmg in distance ffofm ‘the source.
Construction noise would occur with the development of projects during each of the- planned
constructlon phases over the proposed 20 year Master Plan perrod

DPD Cond:tlons -~ Ti hese condrtlons are reiterated in Section VII.

o Construction related noise will impact th‘e‘ su’rrOunding res"i"dentialneighbo‘rhood} DPD
therefore condition_s its approval of the Final Master Plan as follows:

| The mitigation measures in Section 3.11.3 of the Final EIS shall apply and are rerterated in
Section VII.

Land Use

The proposed MIO boundary expansion area presently contains low-rise, retail and
residential/hotel uses that have been present on the site since the 1930s. The existing land
uses are: commercial/retail businesses; residential (Chasselton Court Apartments — 62 units);
and hotel uses (The Baroness Hotel). During construction of any new buildings on this block,
temporary business closures could occur-and may require the temporary and/or permanent
relocation of existing retail businesses on site. Existing housing on the block could be
demolished and tenants displaced. It is the City’s policy to ensure that persons displaced by
redevelopment are relocated. SEPA policy 25.05.675 states that compliance with legally valid
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city ordinance provisions relating to "housing relocation, demolition ‘a_nd conversion shall
constitute compliance with this housing policy.. Mitigation. for housing demoljtion has been

Relocation. Assistance Ordinance, _ Therefore. no_further mitigation Js required under SEPA
rolicy. .Temporary business closures and/or temporary and/or permanent relocation of existing
retail located on Madison Street is an unavoidable adverse impact. . e

Historic Resources

The. proposed MIO boundary expansion area presently contains one designated City Landmark;
the Baroness Hotel. There is also.one designated City Landmark located adjacent to the existing
@mpusboundary; the Sorrento Hotel, . e T

R
b

and Alternative 5a) and the Sorrento Hotel (Proposed Action)

F1

ent_projects, Such impacts could include: structural

construiction-related impacts could minimally affect the

-related. Vibration and/or .earthwork; and intioduction of

vt mporarily alter and/or potentially damage hiLStor'i\i:""b_,ui!'él‘iﬁ_gjg

fabric or architectural features. These construction-related impacts would be temporary and
periodic in nature. With implementation of appropriate, site-specific mitigation measures, no

significant impacts would beanticipated.

DPD Conditions -- These conditions are reiterated in Sect_ion viL.
(1] Construc_tion reiated,impacts may affect a historic structure; DPD thérefore conditions.
its approval of the-Final Master Plan-as follows: . ‘ ;

The mitigation measures in Section 3.11.3 of the Final EIS shall apply and are reiterated in
SectionVIl. © o o . R S : :

Transportation 4 .
The roadways surrounding and within the Vi MC campus primarily consist of commerecial local
aceess. streets. *The principal arterials are Boren; Madison, and James Streets. ‘Seneca Street,
9™ Avehue and segments of 8" Avenue and Spring Street are minor arterials'and 7™ Avenue isa

collector arterial: All other streetsin the area are defined as Local Access.

Construction-related . traffic impacts .would .oceur -in varying degrees . throughout the
redevelopment process. It.s anticipated that construction workers would arrive at construction
' sites prior to the AM peak period and depart either prior to the PM peak period or after the PM
peak period, depending upon work schedules. The number of workers at each construction site
would vary, .depending upon the nature and construction phase of each project. In general,
construction workers would be present in greater numbers during the finish stages of a project.

During construction projects, large trucks would ‘make trips to the site for various activities.
Earth would be removed and/or imported to construction sites in conjunction with excavation
actjvities associated with individual buildings, and demolition debris would be hauled away.
. Truck trips would occur to deliver cranes, machinery, and other construction equipment;
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construction materials (e g., steel, wood for forms/framing, and concrete); and other materials
including prefabncated bullding components, sheet rock, and building machinery-(e.g., HVAC,
plumbing,’ electrical’ equrpment etc) Concréte delrveries usually occur early in the overall
constructlon schedule and" décline in- frequency as ‘the’ ‘Construction process continiies. For
purposes of this EIS analysls, it Has been assuined that all of these actlvitles” ay at tifes calisé
inconvenience to properties and public rights- of-way adjacent to the site; bitthat such impacts
would be temporary in nature.

Temporary lane closures could occur that may fequire the temporary relocatlon or: closure of
transit-stops. Clostifte of artérials is not anticipated:’ Duﬂng penods of constriiction: actlvrty,
existing parking facilities may be demolished or access limited: - Additiohal parking faculltles may
need to be leased during construction phases to mitigate short-term parking deficits,
Pedestrian and blcycle facrlrtles may also be lmpacted by constructron actrwty and
accommodatlons made for alternatlve routes or accomm |
constructlon S|tes would experrence temporary’closures to
These closures would be due to the need to 'ensure 'pu
srdewalk

;

As mdlvrdual pro;ects are planned and Master Use Permlts applled for, project-specific rmpacts ~
.on nearby streets would need to be evaluated to déterming the need for a- constructlon
management plan and/or street use permlts

DPD Recommendatran -- These condltions are relterated in Sectlon VII
(1 Constructlon related trafﬁc and parkmg lmpacts may affect the nelghborhood ‘DPD
' therefore condltlons |ts approval of the Final Master Plan as follows:
The short term mltlgatlon measures in Sectlon 3 9 4 and mltlgatron in Section 3 11.3 of the ,
Final EIS shall apply and are reiterated in Section VL.

Public Services :

Fire Station 25 (1300 E Pine Street), located approxrmately 0 8 m|le from VMMC is. the closest
station to the VMMC campus and provides first response for fire and Emergency Medical
Service (EMS). As needed, other stations that also provide service to the site include: Station-2
(2320 4th Avenue), Station 10 (400 S. Washington Street), and Station 6 (101 23rd Avenue
South). Fire Station 25 currently has ten firefighters on duty at all times.” Equipment at the
station includes: one engine, ohe ladder truck; one BLS vehicle. See Section 3. 10 1 of the Fmal
EIS for additional mformatlon onfire: serwces ‘ ‘ : :

Police protectlon service to the VMMC campus is currently prowded by the Seattle Police
Department’s West Precinct. The headquarters of the West Precinct is located at 810 Virginia
Street, less than one mile northwest of the site. For response purposes, however, the precinct
is divided into four sectors and twelve beats, and VMMC is located in the David sector, beat D3.
Staffing at the West Precinct currently includes: 181 patrol officers, 23 patrol sergeants, four
police lieutenants, five detectives, one detective sergeant, and one police captain. See Section
3.10.2 of the Final EIS for additional information on police services.
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Solid waste and recycling service to VMMC is provided by Cleanscapes thrqygh a City of Seattle
partnership. In 2010, VMMC generated 1,126 tons of solid waste and 540 tons of recycling. See
Section 3.10.4 of the Final EIS for additional information on fire services. '

During construction activities there:could-be an increase in.demand for fire and police serviceé.,
Solid waste would be generated by both demolition and during construction.

e

DPD Conditions -- These conditions are reiterated.in Section Vil,
® - Construction related activities cculdfi‘m'paAct.‘publi'c sérvice‘s.’ DPD therefore éonditibﬁ’s‘ :

its approval of the Final Master Plan asfollows: : -

The mitigation measures in Section 3.11.3 of the Final EIS shall apply and fé‘r}éfréitéf%’té_d*iﬁ

Vi e RV/CUMULATIVE IMPACTS -

Long-term or use-related impacts are anticipated as a result of approval of the final MINIP
including: increased noise from operation, height, bulk and scale impacts; demolition . of
housing; demolition. of buildings older than 25 years or older; Increased light and. glare;
increased shadows on public spaces; potential impact to a city landmark; increased traffic in the
rea and increased demand for parking; Impacts to pedestian and bicycle irculation; impacts
to local streets from truck loading facilities; and’ increased demand for public services and
utilities. The “analysis concludes that significant ‘adverse impacts are limited to three street
intersections -which:-are. forecasted -to . operate at. LOS-F - under future - condition; and,

intensification. of institutional uses and displacement of existing and potential residential and .
commercial uses. .-However, as discussed below, the FEIS did propose limited mitigation for
some long:term impacts which aresignificant but not dverse. .. ... ..

Several adopted City codes and/or ordinances provide mitigation for some of the identified
impacts. . Specifically. these are: the Land Use Co e;_ﬂ_rjlfc';jse‘Q;"r‘diggr‘q:cg,_y_zHis‘toric_Prgse[QVgtipn
Ordinance, Tenet Relocation Ordinance; and, Street Use Manual. Compliance with these codes

and ,Qr;di'nances'_where~_épi5!ipablé is adequate to achieve sufficient mitigation of most long-term

impacts that are not considered significant.
The FEIS examines potential impacts of ten elements of the environment, in“cluding:

Air quality

Energy (Greenhouse Gas Emissions)

Noise B o

Land Use and Relationship to Plans/Policies/Regulations
. Housing ' '

Aesthetics

Light/Glare/Shadows

Historic Resources

Transportation, Circulation, and Parking

S OO O 6 S ¢ e
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. Public Services
* & Construction-Related Impacts ‘-

Air Quality :

Modeling performed for FElS (Section 3.1) mdlcates that model-calculated-‘carbon monoxide
(CO) concentrations at-the worstperforming project affected- intersection (Sixth Avenue at
Spring Street) would be below the levels allowed by the 1-hour and 8-hour ambient air quality
standards for CO (35 ppm andﬁ.ppmﬂrﬁe«spectwely),.for ‘hoth_the: near-term and:the future
- analysis scenarios. Therefore, no significant air quality impacts associated with the proposed
traffic conditions .of proposed - parklng -structures ‘would . be- expected--as -a -result- of

redevelopment activities and no mitigation‘measures-are proposed.

Greenhouse Gas Emlssions

gas emissions, but because the causes and the effects of climate change are global in scale, the
’ development program
ant adverse impacts are ..

described in the MIMP, cannot be measured or mltugated No srg‘
anfucrpate,d

ors : : . :
The FEIS (Sectnon 3 3) evaluates the long-term nonse |mpacts of the proposed alternatlves

-----

an urban settnng The adoptnon of the MllVlP |s not antucnpated to produce sngnlﬁcant norse
|mpacts b '

The FEIS establishes that pro;ect related traff' ic would not increase noise levels to a'discernible
level. Operatlonal trafflc noise from proposed onsrte parkmg facnlntles would have no- potentlal
" to causé:noise impacts at nearby off-snte recelvmg propertnes because parkmg facilities would
be located underground. Noise from HVAC systéms would be subject t6'the Noise Ordinance,
-and compliance with these limits would be considered during deSIgn and permlttmg
Operatlonal noise from loadmg dock and refuse handmg faC|l|t|es would be subject to the Norse
: Ordmance, so the potentlal for n0|se generatmg actlvrtles ‘to comply wnth daytlme and
nlghttlme limits would need to be considered’ durmg srting and desrgn ‘While hoise from
emergency vehicle sirens is exempt from the Noise Ordmance, such hoise could nonetheless
cause relatively high, but short-term sound levels at nonse sensitive uses near the emefgency
department access routes v

Medical faC|l|t|es are required to have emergency generators for backup in the event of a
power failure. Generators are usually tested for a short period about once a month and noise
related to such testing is subject to the Seattle noise limits. During actual emergency use of
such generators, the noise limits do not apply.

Outdoor maintenance activities including lawn mowing, landscaping/gardening, and leaf
‘blowing would be subject to the Noise Ordinance. Any such effects would be temporary and are
unlikely to rise to the level of a significant impact. However, perceived impacts could be
minimized by ensuring that outdoor workers are aware of any nearby sensitive receivers and



MUP No. 3011669

DPD Director's Report — Virginia ML « Medical Center MIMP
Page 83

striving to minimize both the duration and the level of noise from majntenance activities while
near such receivers. SRR : IR

DPD Recommendation -- These conditions are reiterated in Section VIl.

O .  Impacts from mechanical equipment noise, operaiion’al_ngig\e,_ and npis?ge‘;frgm outdoor
maintenance activities may.affect the neighborhood. DPD therefore conditions its -

approval of the Final Master Plan as follows:

The mitigation measures in Section 3.3.3 of the Final EIS sha"'apfpl‘y avn‘d_ére' ':retitAérlat.éd in.
Section Vil C

Land.use.impacts are discussed on pages 3.4-1 ~ 3.4-22 of the FEIS. 'Impleméntation of the

Proposed Action would result in the intensification of hospital/medical office uses on-campus
as a result of new building development, more intensive use of existing buildings, and the
medification of existing parking areas The-pattern and.types of land uses.on campus would not

B . PP
-----

change significantly; however; building density, intensity; and -existing building-heights would
likely-change as a.result of the proposed redevelopment. .Land use changes under the MIMP

would:occur incrementally over- time—full-implementation of the MIMP will. involve new
 construction of approximately 1.7 million square feet over approximately a 30-year time period.

To accommodate development under the Proposed Action, the existing 419 parking spaces
associated with the University/Terry Parking Lot and Ninth Avenue Garage would be
demolished; the existing Health Resources Building, Cassel Crag, Blackford Hall, and the hospital
(Hospital East: Wing; Original Hospital, Hospital West Additjon; Buck Pavilion North and “South)
(and :any associated parking): would :also be. demolished and: the existing uses would_be
 temporarily.- displaced,: Construction -activities - would be, phased to_ensure that existing

hospital/medical uses that are temporarily displaced can be relocated to new onsite or existing .
onsite/nearby offsite facilities prior to redevelopment. o R

Within the:MIO boundary expansion area, the Baroness Hotel would be rétained and all other
existing retail and residential uses within the block would be’ demolished and the site
redeveloped, primarily with new. hospital and medical uses. Development within the
underlying NC zone on the south half of the Madison Block would include required street-level
uses and comply with street-level development standards in the Land Use Code.

The MIO District would continue to recognize Virginia Mason Medical Center functions under
the new MIMP. The institutional development standards proposed would apply which would
allow more intensive development. In the long-term, beyond projects currently proposed,
there may be land use impacts due to the replacement of the underlying zoning development

standards by the institutional standards; however it is not anticipated that these impacts will be
significant. - o
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The FEIS addressed the relationship of the MIMP to several adopted land use plans, policies,
and regulations at pp. 3. 4,—_23_ _3:4};44 mc,ludjng

City of Seattle Comprehensuve Plan;
First Hlll Nelghborhood Plan, v ' R ‘ :
swedish Medical Center - Eirst Hill Campus. Major institution Master Plan, '
Seattle University Major Institution Master Plan; -

City of Seattle Land Use Code;
City of Seattle Alley Vacations Criteria; and
City of Seattle Skybridge and Tunnel Term Permits. v

L R I K R I P 4

The discussion in the FEIS establishes that the MIMP is generally consistent with the planning
goals of the various plans, policies, and regulations. The alley vacation and skybrldge ‘and

tunnel term permlts are not part of the fmal MIMP Separate appllcatlons and rewews wnll be
requrred - :

The final MIMP will gunde redevelopment of the VMMC camp“us over the long term. Th|s plan
and campus—specnflc development standatds, along with individual project review by thé City
and: the Standmg Advrsory Committee (SAC), will serve as’ mltlgation ‘to preclude potential
srgnlﬂcant land use lmpacts from future redeVelopment and ensure: compatlbllrty among site
uses and uses in the vicinity, -No further condltlohmg under ‘SEPA for these impacts is

warranted in excess of those proposed under the MIMP and re-zone analyses, Sectlon v and \Y
earller in thlS report : ~

H ) ‘sing : I o

Thé FEIS (Sectlon 3 5) evaluates the |mpacts on housmg Under the Proposed Action, the
exrstmg MIO boundary would be expanded to- include the 1000° Madison Block and it is
~expected that the Chasselton Court Apartments would be” demolished and replaced ‘with a
major medical building. The 6-story brick Chasselton Court Apartments contains 55 studio units
and 7 one-bedroom units, for a total |62 rental units. ‘The 62 rental ‘units represent
approxrmately 0.8 percent of the total housmg units (7,737) within the First Hill Community
Reporting Area. The Chasselton Court Apartment rental rates are considered affordable to _
those earning between 50 and 76 percent of the median mcome, and would be considered
affordable to “low income”. households, as establlshed by HUD guidelines for the Seattle—
Bellevue HUD Metro Fair Market Rent Area

See discussion on mrtngatlon and condltlons for housing replacement in Section V. B.7 above.

Staffmg levels would incrementally increase over current levels W|th each hew or replacement
development project that is implemented, and could increase the number of people seeking
housing in the VMMC campus vicinity, and the First Hill/Capitol Hill Urban Center in particular.

Demand would be dependent on whether employees were new to Seattle or were existing
residents of the City, and whether existing residents of the City decided to relocate closer to the
VMMC campus. As the employment increase would occur gradually over time, the City of
Seattle housing stock and nearby residential communities within-.commuting distance to VMMC
would be expected to be adequate to meet any resulting increased housing demand. '
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DPD Conditions -~ :These conditions are reiterqted in Section VI, -

o Dev_elgp'mgnfc*idéntiﬁed in the final MIJMP will res;ullt‘ in t’he’ d'g‘mo_lition_p_f existing

housing impacting the availability of housing in the area. DPD therefore conditions its
approval of the Final Master Plan as f_ol_lows: :

See rezone condition in Section V.C7

Aesthetics : A s e o L :;:Z‘ E

- Aesthetics, including bulk and scale impacts, are discussed in Section 3.6 of the FEIS. To
. illustrate the potential impacts,.the FEIS includes architectural renderings and section drawings
showing potential building envelopes. DPD generally considers mitigation of‘bullg.‘.a‘nd scale
“impacts under SMC 25.06.675.G when the proposed development is significantly larger than
zoned heights in-adjacent zones. '

tion, redevelopment associated with the VMM campus would be visible
points, view orridors and scenic routes. Although the buildings woulq
view corridors, Poténtial skybridges,

: would not extend.into the view corridors, Potéh al. skybride
" Views within affected view corridors, Aside fiém any potentia skybridges,

the ldk\‘;éfvallf\)i:s:aélk.Eh'aractér of the First Hill Urban Village is. not expected to change significantly

'not " encroach upon public [ightizgffw§y,, andwould v‘bg;_v;:cqgv}s_,irs}tgr)_’c wﬁith_\ the -City's
+ Comprehensive Plan and zoning, as well as the First Hill Neighborhood Plan. S

Under the Proposed Action; the 1000’"Mad’isi‘cg:n"v Blockwouldbe redevelopedwnthnew buildings
 that could reach up to 240 feet. The height and scale of the proposed buildings within fhe 1000
Madison Block would present a visual continuation of the d(gvglpp_mgqt proposed in the existing

VMMC Cér‘ﬁb'u'éiﬁbafﬁaa'ryfNb sighificant impacts would be anticipated. =

New buildings on the existing campus and the 1000 Madison Block would be built to heights of
240 feet, except for the Health'Resources Building site, which would be built to height‘siﬁgfi}ligp
and 95 feet. Building heights would be greater than the undérlying zoning on the south half of
the~1000 -Madisoi-Block (240 feet as-opposed to' 160 feet) and would bé lower than' the
underlying Zoning onh- the' north half of the block (240 ft. as opposed to a maximum height of
300 feet).- ‘In“some cases; new buildings would be taller and have greater mass than adjacent
development. Development under the final MiVp would have gréater bulk than surrounding
development due to larger development sites and elimination of théfunderl'ying development
standards for floor size, facade width and building separation. The use of lower and upper level
setbacks, and modulation requirements for facades greater than 110 feet will help modulate
the height of new development. “Existing streets and alley will provide a transition between the
_ MIO district and off site uses. . V

The bulk and scale of new development would generally be greater under the Proposed Action
as compared to existing conditions and existing 5u‘rr‘ounding development. With adherence to
the VMMC design guidelines and the employment of suitable architectural treatments such as
articulation, indentations, facade treatments, greenwalls and building setbacks, no significant
impacts would be anticipated. DPD recommends conditions related to mitigation of height, -
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bulk, and scale impacts as addressed in the analysis and: conditions of the proposed MIO, as

~ outlined in Section 1V, and in the analysis and conditions of the proposed rezone, as outlined in
Section V. DPD recommends that Councﬂ condrtlon |ts approval of the Fmal Master Plan, as

- outlined if Section VIl below. & -~ 5t o S :

DPD Condltlans -- These candrtrans are reiterated in Sectron VII

O " Future skybridges may |mpact views from Boren Avenue, a scenic route: DPD therefore '
condrtlons its approval of the Final Master Plan as follows PR

The mltlgatlon measures m Sectlon 3 7.1 3 of the Fmal EIS shall apply and are restated in

Sectlon Vll ol - ! ; S i :

T S

rght[Glar BT N
The FEIS addresses light and glare at pages 3.7-1 — 3.7-5. Virginia Mason has ﬂxed sources of
hght includlng bundlngs wlth lntenor and exterlor hghtmg, reflectlve surfaces such as wmdows,
as weII as moblle sources such as vehlcles entering and exnting ’parklng faculitles Vn’glma

mltlgatlon is necessary to avond substantlal |mpacts

DPD Conditions"-- The_’,s'ejcondi,‘tidn_sj Qrere'_rvterqtgd‘ m_’ Sectlon '_\i‘/II, o

0 .. Future development would affect light and glare |rnpacts, therefore DPD condltlons its
- approval of the Fmal Master Plan as follows '

The mltlgatlon measures |n Sectlon 3 7 1 3 ofthe Flnal EIS shall apply and are restated m 7
Section Vll

Shadows B ' o D :

‘The FEIS mcludes a complete shadow analy5|s at pp 3. 7 6=3. 7 20 The analysns depends on -
prehmlnary estimates of bunldlng footprints and helghts, each of which- will likely change as
pro;ect—level planning proceeds in the next 30 years. The analysis shows that some shadow
impacts would result from -development in accordance with the MIMP. . Shadows impacts,
however, are only protected by SEPA policies for publicly owned parks, public schoolyards and

private schools which allow public use of schoolyards dunng non-school. hours and publicly
owned street ends in shoreline areas. -

A majority of the on- campus development assumed under the Proposed Action is proposed to
reach between 95 to 240 feet. in height. Development of these taller structures would generally
cast shadows that are greater than those currently found on the existing VMMC campus.
Shadows from VMMC campus_development would periodically shade all or portions of the
existing open space and the proposed open space. Shadow impacts to Pigott Corridor and
Freeway Park, the only public open space areas proximate to the VMMC campus, already occur
as a result of the existing Benaroya Research Institute and would, therefore, be the same under
~ existing conditions and the Proposed Action. '
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DPD Conditions -- These conditions are reiterated in Section VII..

1 I Futur,e development would:affect shadow impacts; therefore DPD conditions its' '
- --approval of the Final Master Plan as follows: PR

The mitigation- measures in Section3.7.2.3 of _the_ Final EIS shall apply and-are restated in - - :

The ' FEIS-analyzes the historic resources within and surroynding the Virginia Mason MIO
boundaries in Section 3.8. . T

Virginia Mason’s first-building was constructed:in 1920, It is ‘assumed that nine-buildings that
are:over 25 years old would: be ‘demolished-and the building sites ri'e_fde”\ie:loped‘;dver time: At the
time-of the Master Use'Permit {MUP).application; a referral and supplemental inforimation will
be: made to the City's Historic Preservation: Officer to determineif the' structure appears to
meet any-of the criteria:for landmarks designation; If-a structuré:is determined to possibly meet
the criteria, VMMC ‘will ‘submit a- Nomination- Application. I designated;: controls would be
placed on any redevelopment that may occur relative to that structure. If the Historic
Presérvation Officer determines the structure does not appear to meet the criteria; demolition
of thé Structure will ot be conditiohed oF denied for historic préservation purposes under
SEPA. - 7w e i Sl s g e Lo e . o

The Proposed -Action: would also involve exparision- to the 1000° Madison Block. This ‘block
contains ‘one City Landmark (Ba‘rOn’e’ss‘rHote’I):'?Th‘é‘Bardness Hotel-would be retained, and any
slterations to the building would be carried out in‘accordance with:the controls ahd incentives
adopted by the ‘Lai’h‘dn‘ia_r’k's-‘.Preservation‘}Bo,'ar!d;’is,étba"ck'_s‘ ‘would--be “maintained between
proposed-new-déevelophient and:the building’s: east and South facades. . New buildings.on the
Madison ‘Block “will be”réviewed by the Department of ‘Neighborhoods to” ensure new
development is compatible with the Baroness Hotel and the Sorrento Hotel, located .across

Terry Avenue; also a City tandmark. ~ B L

MIMP a'doptidn”i’s not expected td have'any Signiﬁcaint» effect on.any bther designated'landmark
buildings in the vicinity of campus. -~ SR : :

DPD Conditions - These coniditions are reiterated in Section VII. .

0 Future development could affect historic resources; therefore DPD conditions its
approval of the Final Master Plan as follows: '

The mitigation measqﬁes in Section 3.8.3 of the Final EIS shall apply and are restated in Section
Vil. ‘ : '

Transportation, Circulation, and Parking _ :
An integral part of the evaluation of the environmental impacts of this project included an
assessment of the traffic and transportation impacts of the project (Section 3.9 of FEIS).
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Transportation: The preferred alternative analyzed: in the Draft and Final EIS includes an
analysis of the PM peak hour level of service at intersections within the vicinity of the project.
The analysis compares‘the anticipated impacts of the Proposed Action and the No Action
alternative in 2042. The alternatives analyzed in-the Draft-and Final-EIS include an analysis of
PM peak hour level of service at 33 intersections within the vicinity of the project and nine
parking garage access: points Within thé Virginia Mason MIO-boundary. The Proposed Action (in
the year 2042), as documented in_the Final EIS (page 3.9-49), shows that five signalized
intersections are forecasted to operaté at LOS—E and four intersections are forecasted to
" operate at LOS-F during the PM peak hour. In comparison, for the No Action:Alternative,- three

signalized intersections:are forecasted to operate at LOS E'and one mtersectuon is forecasted to
operate at LOS-F durmg the PM peak hour : -

Parking: - Existing parking supply .is below the current: Code - requrrement ‘For planning
purposes, a parkmg supply of apprommately 4,000 parking stalls-is recommended for full build
-out of the MIMP.. The: MIMP proposes increasing the' humber of off-street parking spaces and
constructing new parking with &ach new development on the campus Analysis for individual
developmerit proposals that include parking facilities will be providéd as part: of the Master Use
Permlt revrew which wnll rdentify how garage mgress/egress wnll be managed z :

Potentlal srgnlflcant mcreases in outpatrent servrces wrll dnve the need for lncreased parkmg
. supplles since outpatlents generate a. much greater . demand for parkmg than support or
inpatient uses. If future outpatient programs are not developed to the extent identified in the‘
conceptual development scenario, recommended parking supply would decrease as master_
plan projects are developed. ‘Other factors: that- could ‘decrease the need.for parking.include -
increasing outpatient service hours into eveningsior weekends or increased yse of paratransit
or-shuttle ‘services, and.increased re5|dent|a| density on First. Hill, which. could increase the

patient base living-near- VMMC. However, the need for new parkmg supplies will be driven by
the demands of an expanded-outpatient program, which will serve an.aging. population that
may not be readlly served by transrt or other preferable travel modes (FEIS page 3.9-53).

Loadmg The fmal MIMP seeks rehef from c|ty code reqmrements for Ioadmg berths to allow
for the consolidation of facilities and reduce the number of loading berths requnred by code.
Future loading docks are anticipated at the Madison Block redevelopment site (with the
potential vacation of the alley it is proposed that VMMC loading docks would serve new retail
uses located along Madison); and the Hospital Core with expansion of the existing Hospital
loading dock. Other loading facilities would be .identified as development occurs on site. The
current code would require approximately 57 loading docks to serve campus development; it is
antlclpated that approxrmately eight will be needed to serve the future needs of the campus.

The arterial routes used by trucks to access VMMC are not antrcrpated to change from existing
conditions, Truck traffic serving the campus will likely increase but would not be noticeable in
the context of all-truck traffic serving land uses in the First Hill area. It is likely that deliveries
will shift to off-peak hours and night deliveries will increase as vendors seek to minimize
delivery costs by avoiding congested time periods.

Vehicular Circulation. The addition of new buildings, loading zones, and garage accesses to the
campus will make it more difficult for patients to find their destination. Congestion on gth
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Avenue would increase requiring the need'forvc_:hanne}liza'g_ion and intersection improvements at
Seneca and Spring Streets under the Proposed Action. (FEIS, page 3.9-71)

> i

Pedestrian and Bicycle Impacts. Pedestrian facilities in the area.are adequate to accommodate
forecasted volumes ‘at most locations. However, a number of sidewalks do not meet current
city standards and either are deficient in width and/or do.not have a 5 foot planting strip. The
increase in vehicular, pedestrian, and bicycle traffic..could.result in increased poteéntial -for

S

conflicts at road crossings and mid-block locations. (FEIS, page 3.9-71)

e el e e L

DPD Conditions - These conditions are reiterated in Section VII.

|1 @  Traffic and parking impacts would affect the neighborhood énd-locél;clgrr.iqqrsf. The
extent and duration of the impacts may be subst;mtial. DPD therefore ;;ondi'tions its

approval of the Fintal:Master as followss

The mitigation measures in Section 3.9.4 of the Final EIS shall apply and are restated in Section

Y-

Public Services' T

Fire. Increases in on-site employment and the number of visitors to the VMMC campus would
be incremental and.accompanied. by increased. demand for all types of services provided by-the
Fire Department. New byildings developed could catise an increase in the. number of alarms
dueto larger buildings and an increased number of smoke detectors and alarm systems, The
Fire Department indicates that they have sufficient capacity'and resources to absorb potential

increased calls related to fire suppression and EMSservices. . .

Police. Police Department call volumes. could increase although the exact number .of
incremental new calls cannot be gga‘n‘ffif“iéd.,,s;ifﬁ‘i'_‘jr‘.di‘fcaféé';that*,_sfi"’gni'f.iéah;gafdditif_gnal need. for
rvice is not expected to result from the increases in numbetrs of calls from the new

Water/Sewer/Stormwater. ‘Water demand could increase from its current 120 million gallons
of ‘annual. consumption to 204 millich gallons of ‘consumption ‘annually: There would” be
adequate capacity in the current system to handle the increase in water consumption, as well
as adequate storvmWa‘ter;dis,‘chargé_capap_ity. No impact to water. services or local domestic
water pressure wolld be-expected. T TTL s T T

- Solid Waste. There would be an iricresse in solid waste production; however, staff at Seattle
Public Utilities indicates that there would be sufficient capacity to handle an increase of at least

3,500 tons of solid waste (three times the existing amount that is generated).
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DPD Conditions.-- These condmons are relterated in Sectron VII.

1] Future development would increase the demand for publrc servrces, therefore DPD
o condrtrons ItS approval of the Fmal Master Plan as follows T ;

The mrtlgatlon measures in Sections 3. 10 1. 3 3 10.2. 3 3. 10 3 3 and 3 10 4 3 ofthe Fmal EIS -
shall’ apply and are restated rn Sectron Vll R

RECOMMENDATIONS — SEPA

- The Dlrector recommends approval of the proposed Fmal Master PIan, subject to the condltrons
-, outlmed in Sectlon Vll' i , ST R . ,

: The above report addresses crrterla pursuant ‘to ‘Land’ Use Code Chapter 23 69 (Major
Institution Overlay District), Chapter 23.34 {rezones), and Chapter 25.05 (SEPA). 'DPD
recommends that conditional approval of the proposed Final Master Plan is warranted Th|s
report |dent|f|es lmpact mrtlgatrons below :

DPD expects that planned prorects wrll requrre addltlonal SEF'A revuews, when DPD may impose
.further condrtlonmg In short, development pursuant to the proposed Fmal Master Plan; as
Icondrtroned below;: would ‘be consrstent ‘with the framework polrcy of the Cltys Major

Institutions Policies and represent a reasonable balance of the pubhc benefrts of development
and change with the need to mamtarn lrvabrlrty and vitality of the adjacent nerghborhoods

'All page numbers used m the followmg recommendatrons refer to ‘the Fmal Master Plan -
December 13, 2012 document " certam mstances, page numbers or’ frgures from the
. Director’s Report are also referénced and are specified ‘as contalned wrthrn th|s document
These page numbers are provided for the purpose of tracking’ “future revisions across these two
documents, as well as to include cross-references within the final Master Plan itself. It is

expected that these page numbers may differ from’ those noted below as a result of formattmg
revisions to the Master Plan

VIl.  A.REC RECOMMENDED CONDITIONS ~ MAIOR INSTITUTION_ MASTER PLAN '
The Director recommends approval of the proposed Major lnstrtutron Master Plan, subject to
the following conditions. The recommended. conditions in this section are drvrded into two

parts, conditions of approval and revisions to MIMP text:

Conditions of MIMP Approval

1. The Standing Advisory Committee (SAC) will review and comment during the schematic and
design stage of all proposed and potential projects intended for submission of applications
to the City as follows: Any proposal for a new structure greater than 4,000 square feet or
building addition greater than 4,000 square feet; proposed alley vacation petition; and,
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-proposed street use-term permits for skybridges. Design .and schematics shall include
future mechanical rooftop screening. The -Standirig Advisory Committee (SAC) will use the
Design Guidelines checklist for. evaluation of all planned and potential projects outlined in

~-t!’.le~M»a$§,e,F Plan. .- -~ - - . L L . o

2. The goal for the TMP will'be to maintain the employee SOV rate below 30 percent,

of the Madison block re velopment submit to SDOT for réview and acceptance a concept

"' streétscape gn plan for the rorth side of Madison Street between ‘Boren and Terry

Avenues.  Virginia Niason shall sibmit a-draft of the Plan to the Standing Advisory
Committee for its review and comment concurrent with its review by SDOT. .

The plan shall be preparéd onsistent with thie Brovisions of the Sedttle’ Right-of-Way |
Improvements Mantial. ~ Elemeants of ‘the" plan must*include, bit Gre ot Tlimited to: a
. minimum:18-foot wide sid ewalk; street trees and-landscapi ng;.continuoys facade mounted
o ,overhé"'adt:z’weqther:,fprof_tgqti'gvn‘;:-§,e,ati|1__g; and leaning rails; pedestrian sca"l,ed;;lig(h;ihg; transit
patron::amenities,:-such a‘s:_,;‘réqli—t;!_me;wtl_qus;_ a'rqul*:ﬁdis’p‘lays;7«a’ﬁd ,wa‘y’jﬂhdin‘g directing
pedestrians to campus uses-and the Bus Rapid-Transit on Madison, 'an_d}gther transit options

- such a5 the First Hill Street Car or transit connections to Sound Transit light ral,

3. Concept Streetscape Design Plan fq_rMadAi_sggn Street. Prior to Master Use Permlt siib.mittal

4. -Prior to-approval ‘of: the:first Master Use Permit for. plgyeigpm“ent_ qn'dve;r“.the final: MIMP,

submit to DPD for review and approval a comprehensive wayfinding plan- incorporating

- entry points to and through the gampus for pedestrians, bicyclist and motorist. . DPD shall

--onsult with SDOT in its review. Virginia MaSon shall submit a draft of the Plan-to the
nding Advisory Committee for its review an '

“and comment concurrent with its review by

U

Virginia Mason will coordinate with King County Métr'o to ensure fexihéting transit stops are
not impacted by development. o R

current.transit stops shall be incorporated in street improvement plans submitted with
 development. Amenities such ds benches landscaping should be provided and maintained

o

T e

N

Virginia Mason shall provide and maintain recycling and trash receptacles at any bus stop
directly abutting Virginia Mason development. RPN

o

Given prior éfgreer"h'efr"'its‘_bkét\'\/:\:(eelriﬁv‘_iﬁi‘:fgiﬁié'Mg§§n and Horizon House, prior to issuance of a
Master Use Permit for redévelopment of the Lindeman block, Virginia Mason shall present
the open space plan to the Standing Advisory Committee and to Horizon House for review
"and comment, and obtain DPD approval of the plan. Provision of a total of 10,000 square

feet in open space on this block shall be a requirement of de((elopment approval of the
plan. : o ' . o . o

(o}

. Inthe event a development footprint on the Lindeman block would preclude 10,000 square
feet of public open space on that block, Virginia Mason shall submit a plan for review and
comment by the Standing Advisory Committee that shows Virginia Mason’s actual open
space plan for this site and where the remaining open space requirement would be
‘provided. Prior to issuance of a Master Use Permit for the Lindeman block site or for any
development or addition exceeding 4,000 square feet on the site, Virginia Mason shall
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present the open space plan to the Standing Advrsory Committee for review and comment,

and obtain DPD approval of the plan. Provision of this open space shall'be a requirement of

- development approval of the plan. Relocation of open space from the Lindeman Pavilion

block to another location within the campus shall include an open space concept plan,

including a Shadow Study, for the new: Iocatlon and will be reviewed as a mlnor amendment
to the Master Plan

10 No un modulated facade shall exceed 110 feet |n Iength Modulatlon shall be achreved by

11.

12,

stepplng“back -or- prolectmg forward sectrons of..-bwldlng facades Modulatlon, shall be

percervable at the burldlng block scale Wthh is |dent|f|ed as 200—400 feet in the Deslgn
Guidelines. : ) ,

™

‘With- ‘each Master Use Permlt appllcatlon, and each skybrldge term permlt appllcatlon,

Vlrgmla Mason shall provlde an updated vrew corrldor analysrs for that speclflc pro;ect

'Specrﬁc bulldlngs have been condltloned to: have lower herght llmits than the MIO 240 (B R,

Lmdeman, Jones Pavilion: and thé-Baroness Hotel) Exlstmg “and-any future buildings that

-'\have not -'been identified in' the:MIMP may not exceed: the conditioned helght limits: on

13.

these sites. Condltloned helghts are shown on page 47 of the final MIMP

For new constructron, mechamcal equnpment screenmg “and penthouses, ‘with the

: exceptlon of minor plumbing and ventilation stacks, may not exceed the MIO helght l|m|t of

14.

240 feet or the condltroned helght whlchever is lower.

W|th each subsequent Master Use Permlt appllcatlon, Vlrgmra Mason shall provude an

’ analysrs of |mpacts of parklng dnveways, Ioadlng and servnce area drlves, and plck-,up/drop-

_to pedestrians, bicyclists-and motorists..

off areas on pedestrran ‘and vehiculai flow on the surrounding ‘sidewalks and’ streets
Appropriate design measures shall be identified and |mplemented to avord adverse 1mpacts

- Revisions to MIMP Text

15.

16.

17.

18.

Revlse page 32 text under Proposed Structure Setbacks, Flgures 10 and 14 and Table 8 of
the Final MIMP amend to state and show graphlcally that the future burldmg Iocated on the
9" Avenue Garage redevelopment site will have a maximum depth (east/west) of 93 feet.
The east and west lower and uppér level building setbacks shall be- based on the merits of
the building deSIgn and by balancing the needs of the residents to the west and the needs
of the pedestrian experience on o' Avenue. A minimum setback of seven feet shall be
requnred for portions of the bulldmg 45 feet or Iess in helght and 12 feet for portrons of the
burldmg above 45 feet in helght ‘ :

Revise Figure 10 (page 34 of Einal MIMP) to remove the area that appears to be an alley
(actually an existing driveway) and correct the setbacks shown on east side of the Cassel

Crag/Blackford Hall site to 7’ for portions of building <45’ and 20’ for portions of building
>45’,

Revise Figure 12 (page 37 of Final MIMP) to remove the notation of “alley” on the east side
of the Cassel Crag/Blackford Hall site. The area is an existing driveway.

Revise Table 6 (page 37 of Final MIMP) Proposed Building Setbacks — Cassel Crag/BIackford
Hall Block, row labeled “Abutting an Alley”. This should be replaced with “Abutting an
Interior Lot Line”. The code language should read “Land Use Code requires 7’ average/5’
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- minimum setback for portions of buildings <45’ in height.and 20’ for portions of buildings
>45" in height”. The “Street/Avenue” column should be changed from “Alley” to “Interior
Lot Line”. In the columns under Virginia Mason’s proposal change “0” to “7”. feet for
portions of structure <45’ and change: ”10" 1o “207. feet: for: Portions >45° - -

19..0n page 50 of.the final.MIMP, -second: paragraph. under Street-Level Uses, and Facades in NC
=" zones, second paragraph- ithe last sentence-shall be: amended as: follows’

“If the proposed expansnon to mclude ‘the 1000 Madison block is approved Virgima Mason

- intends:to.consider any:of the. followmg uses -for potential-location at street level along

‘Madison: Street-.and thewportlons of. Boren and Terry Avenues wuthm ‘the NC zoning and

:would be:in: compliance with the underlylng -zoning: medical services: such .as optical, eating

- and drinking. «establishments, retail. sales:: -and- services;: indoor sports and recreatuon or
perhaps.lodging uses. or additlonal open: space.” .- w S

2,,0,'.='-On page 54 fourth paragraph fourth sentence shall be,amended as follows

eﬂgemg—need—fe,c Vlrglma Mason te—be is ¢6

mmitted to malntainmg’mature street trees

E where nossuble and replacung trees« as needed over time

2 ”The ma)ority of the apartments are studlo apartments (55 umts) wnth seven one bedroom
< ,,rapartments o - R s o ,

Ti

220 On page 80 Virgmia Mason s housmg replacement proposal shall be amended as follows
l Prowde a mlnimu_m nu*ber of unlts equal to the number of unlts |n the Chasselton
o Court apartmen_s (62 unlts), L Y
ii. Provide no fewer than the number of one- bedroom unlts (7 unlts) as those in the
Chasselton Court apartments and no umts smaller than a studio (55 units) as those in
the Chasselton Courtrapartment' S
il '=Conta|n no Iess than the' square feet of umts (31,868 net rentable square feet) in the
o fChasselton Court: apartments, :
“iv. The general quallty of construction shall be equal or greater quality than the units in the
~ . * Chasselton’ Court apartments; and o

w The replacement housmg wrll be located W|th|n the F|rst HI“ neighborhood.

Revisions to DeSI ‘n Guidelines' A _ endix E

23 On page 44 of the De5|gn Guudelmes (Appendlx E of the Master Plan) the followmg

~ sentence shall be, added to the begmnmg of the first paragraph on the right side of the

graphic: “The views of upper level facades are of great importance to residents in
surrounding highrise buildings.” Buildmg modulation and wmdow patterns...

24. On page 45 of the Design Guidelines Appendix E of the Master Plan) under 2.b Multiple
Views add “upper level facades” to view considerations.
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25. On page 74 of the Design Guidelines Appendlx E of the Master Plan) under 5.1 Consider the
bulldmg from multnple vantage pomts add ”Vlews of Upper Level Facades

Vil.

"1" . LN - T

B. RECOMMENDED CONDITlONS REZQNE

26. The underlying street~|eve| development standards for commercial zones: shall-apply per
SMC 23.47A.008 ‘t6' all :street’ facing: facades in the: underlying: NC3+160 -Pedestrian
desngnated zones; uncludmg Madlson Street and portlons of Boren and Terry Avenues

27 In

the eve tf%that develop 'ent oceurs. along Madlson ‘Street, all’ exnstlng businesses facing

termmatlon of leases and relocatlon shall: 1)- be provrded ‘assistanice:from:both’the City of
* Seattle- Offrce ‘of ‘Economic Development and: Vlrgmla Mason Medical Center:.to identify
available- spaces. in. the surrounding “areas: for’ permanent ‘oF intéfrim relocation; and 3)
receive advanced notice of the availability of leasé’ ‘space in the completed devélopment:

28. Before VMMC may feceive.a permlt to demolish the-Chasselton or change theuse of the

a)

Chasselton to a _non-residential major,lnstltutlon use, DPD_must find that VMMC has

VMMC has submrtted or caused to be submltted ‘a bunldmg permlt appllcatlon or
apphcatuons for the constructlon of comparable housing to replace the housmg in.the
Chasse application(s) rep ',cement housin ,project(s)
may not include projects that were the subject of a MU'P app’llcat|on submltted to DPD
prior Council approval of this MIMP; - Minor involiement by: VMMC' in-the housing
project, such as merely adding VMMC’s name to a permit application for-a’ “hotising

~ project, does not satisfy- VMMC's obligation under.this option.. < Al such replacement

' ,of Yesler Terrace on the south

housmg shall be located wrthm the greater Flrst Hill Nelghborhood (The area shown on
Figure 1 page four of the MIMP and défined as the : ‘between I- 5 on” the west Pike
Street on the north 12th Avenue and Boren Avenue on the eastand the south boundary

VMMC elects elther 1) wrthln two years of MIMP approval to pay the Cnty of Seattle
$4,460,000 to help. fund the construction of comparable replacement housmg, or 2)

. after two years after final MIMP approval to pay the City. of Seattle 35% of the
~ estimated cost of constructing the comparable replacement housmg, as: determmed by

DPD and the Office of Housing based on at least two development pro-formas, prepared
by individual(s) with demonstrated expertise in real estate financing or, development.
DPD and the Office of Housing's determination of the estimated cost is final and not
subject to appeal. Money paid to the City under this option:b shall be used to finance
the construction of comparable replacement housmg, and subject to the provusrons of
the City's Consolldated ‘Plan for Housing and Communlty Development and the City's
Housing Levy Administrative and Fmanclal Plan in existence at the time the City helps
finance the replacement housmg :

For purposes of the performance option a above, the replacement housmg must meet the
following requirements:

I.  Provide a minimum number of units equal to the number of units in the Chasselton
Court apartments (62 units);
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Il.  Provide no fewer than the number ‘of one-bedroom units (7 units) as those in the

~ Chasselton Court apartments and Nno units smaller than a stud|o (55 umts) as those
in the Chasselton C‘“ ‘r‘t‘.‘ arth

‘ : o], Auctlon shall be equal or greater qualrty than the umts in
the Chasselton Court apartments: and ~ -

V. The replacement housing will be located within the First Hill- ne'lgthrhood

If VMMG: chooses the performance option -a, it is encouraged to: (a) contribute to” the

'housmg replacement projectin a:manner that will assure that at least 10% of the units (i.e.,
" a number equal to 10%of the demolished Uhits; for a total of 7 units) will be rented-at rates
_ affordable-to persoris earningless-than 80% of the medlan area income_for: at least 10 .
> - years;“and: (b)-utilize a désign that-allows the project-to compete! effectlvely for-public and

private ‘affordable ‘housing grants and loans. <This desugn proyision is not: mtended to
i dlscourage creatlve solutlons such as sut J ‘ i i

“ by City funds wnth the exceptlon thai ny Clty fund 3 pent in excess of constructlon costs,
to ‘provide affordablllty i what would dtherwise be market- rate’ replacement units (i.e., to

“buy down” rents in the completed buuldmg).shall.snot dlsqyallfg _unlts as_ replacement |
. housmg under this condltlon g .

If VMMC chooses performance optlon b, the Offlce of Hou3lng shall- devote all funds
~ -proyvided by VMMC to a project or projects within the greater Eirst Hill Neighborhood. (The
--area:shown on: ‘Figure 1 page four. of the MIMP: and-defined as. the area between I-5 on the

west,.Pike Street on the north, 12™ Avenue on the east and the southern boundary of Vesler
__/Terrace on the south

vi. ¢ coNomows VSEPA

29, Site development would adhere to. Puget Sound Clean Air Agencys regulatlons and the

Clty s constructlon best practlces regardlng demolltlon actlv:ty and fugitive dust emissions,
including the following: o .

® as necessary durmg demolltlon, excavatlon, and constructlon, sprlnkle debris and
exposed areas to control dust; :

as necessary, cover or wet transported earth material;

provide quarry spall areas on-site prior to construction vehicles exiting the site;

wash truck tires and undércarriages prlor to trucks traveling on City streets;

promptly sweep earth tracked or spilled onto City streets;

monitor truck loads and routes to minimize dust-related lmpacts,

use well- mamtalned constructlon ‘equipment and vehicles to reduce emissions from
such equipment and construction- related trucks;

avoid prolonged periods of vehicle idling; and, :

e schedule the delivery and removal of construction materials and heavy equipment
to minimize congestion during peak travel time associated with adjacent streets.



MUP No. 3011669 T
DPD Director's Report - Virginia:. .on Medical Center MIMP
Page 96 :

Durmg Constructlon for Future Development Nolse .

30. A Constructlon Management Plan (CMP) shall be prowded w1th each development proposal
»The CMP would be coordmated W|th the DPD Nonse Abatement Offlce (DPD), SDOT and

~ The plan would include the. foIIowmg elements

a) Construction . Commumcatlon Plan. — -Prior: to the initiation of the flI‘St major project
_under: the ‘Plan; Vlrgmla Mason, in close coordlnatlon with: the.. Standlng Advisory
-Committee; shall develop an- overall construction communication plan.- This:plan shall
~include a Contact person: and Community Liaison.. The Chair of the, Standmg ‘Advisory
. Committee will-also- be Included in the Construction Communication. Plan associated

- wrth Slte-SpeCIflC development along wnth the Contact person and Community Llalson

'dentufy demolltlon and constructlon

c) Constructlon N0|se Requnrements - all demolmon and constructlon actlvntles shall
conform to the Norse Ordlnance, except as. approvad through the varuance process.

d) Measures to Mmlmlze Noise Impacts.= list of rheasures to be implemented to redtice or
prevent noise impacts during demolition and construction activities during standard-and
non- standard workmg hours. .

e) Constr ctlon Mllestones -~ descrlptlon of” the various phases of demohtlon and

constructlon, lncludmg a descnptlon of noise and trafflc generators, and antlmpated
- constrittion-hoursfor-each’phase. : - —

f) Construction Noise Manaeement — identify techniques to mimmlze “demolition and
construction noise including: timing restrictions, . noise . reduction construction
technologies, process modifications. hese technlques may go beyond code
requirements and could include the: Following: ™ . & ‘

03 Usmg properly snzed and malntalned mufflers, engme intake silencers, engme
enclosures, and turning off idle equipment. Construction contracts can specnfy that
mufflers be in good working order and that engine enclosures be used on equipment
when the engine is the dominant source of noise..

4 Stationary equupment could be placed as far away from sensitive recelvmg locat|ons

-as possible. Where this is infeasible, or where noise impacts are still significant,
portable. noise barriers could be placed around the equipment with the opening
directed away from the sensitive receiving property. These measures are especially
effective for -engines used in pumps, compressors, welding machines, and similar
equipment that operate continuously and contribute to high, steady ‘background
noise levels. In addition to providing about a 10- dBA reduction in equivalent sound
levels, the portable barriers demonstrate to the public the contractor s commltment
to minimizing noise impacts during constructlon

¢ Substituting hydraulic or electric models for welding and impact tools such as jack
hammers, rock drills and pavement breakers where feasible could reduce
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31

construction and demolition nouse Electric pumps could be: specrﬁed if pumps are

. required. -
}0 : Although as safety wa nmg devuces back -up alarms are exempt from norse
,_'ordmances, ‘these_devices emit some }of the, most annoying sounds from a
constructlon site. One potential mrtlgatlon measure w \'"“Id ‘be to. ensure. that all

smg ala
broadcast a warnlng sound loud enough to be he rd o ver background nolse - but

x typlcal pure tone alarms Broadband aIarms have been’ found to be very effectlve in

- reducing annoying-noise fromfconstructron sites Requiring, operators to lift rather
than. dr ver feas 0 minimize ' '

o

~_In'addition to placlng nonse producmg equlpwent as far as possuble from homes and
'busmesses, such control COuId mclude'usmg quret equrpment and temporary noise

attenuation should be applled Addltlonally,'effort could be made by VMMC to plan -

thej constructlon schedule to the extent feaSIbIe wuth € rby sensmve recelvers to

Care should be taken in order to avoud structural damage to nearby burldlngs that could
occur due to construction-related vibrations and/or earthwork Excavatlon, earthwork pile

-driving etc. should be desrgned and/or momtored to minimize and/or |mmed|ately address

any such impacts to historic properties.. Monitoring ¢ould’ lnclude crack ‘monitors, perlodlc :
observation, and photography to document the structural integrity of historic buildings and
determine whether-there was: resultmg damage of interior or exterlor finishes, or exterior
masonry and/or framing. If such damage occurred, repalrs should be ‘made to the affected

- buildings.

32.

Care should be taken in order to avoid or limit the introductibn of atmospheric elements
that could alter and/or potentially damage historic building fabric or architectural features
of historic resources. Construction activity could be monitored in order to prevent and

address any such impacts to historic properties. Dust control measures would be
implemented.
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'burlng Construction for Future Development —Traffic and Parking

- 33, Development and Implementation of a Construction Management Plan (CMP) for proposals
: 'that require demolltlon and/or constructlon that affects on or’ off srte parkmg, existing
pedestnan, blcycle and,vehlcular ccrculatlon patterns or transrt routes or stops The CMP

, .would‘be coordmat_ fnnth DPD SDO ‘ and VMMC The followmg elements shall be

- ~fconcrete and other truck routmg plans wnll be'-developed and- submltted for approval
through SDOT for site-specific development. Truck routing plans may include limitations.
on haullng of debrls, earth and constructlon materlals durmg peak hours Trafflc and

pedestrran flow per the requirements of any street use’ permlt issued by SDOT Sidewalk
' closures maybe requrred to prot t the publlc_or provide snte access du rmg constructlon

ZSDOT for approval Other mltlgatlon;‘measures could mclude

K :Coordmate wnth Metro tran5|t relatlve to constructlon actwnty that could affect
‘ 'transnt servnce proxumate 10. the prolect snte . : :
. .Where exi fng 5|dewa|ks or walkways are temporarlly closed dunng constructlon,
. _develop wrnatlve routes to.mamtaln pedestrlan crrculatlon patterns

* Enclose constructlon srtes W|th a cyclone fence and cover walkways W|th staging for

_nbpedestrlan safety. - : b

+ Include a parking provnslon in constr‘uct’lon contracts between VMMC and the-
, general contractor and between the general contractor and subcontractors, such as
o specrfylng where construction workers should park shuttles, etc.

¢ Minirnize any lane closures on. Madlson, Boren, and Seneca.

¢ To the extent possible, ; schedule deliveries at off peak times to avond congestlon

¢ Develop a parking: phasmg plan to minimize disruptions to the parklng supply serving
VMMC patients and visitots. :

¢ Restrict peak perlod truck trafflc

Durmg Constructron for Future Development Publlc Servrces

34, The portions of the site that are under construction during phased redevelopment could be
fenced and lit, as well as monitored by surveillance cameras to help prevent construction
site theft and vandalism. ‘ ‘

35. During demolition and construction, recycle construction and debris waste to the extend
feasible, based on the existence of hazardous materials.
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During Operation . G
Noise

36. Potential noise impacts from emergency vehicle sirens is exempt from the City. noise limits.
.kf.,,,uvqwgyer,f\(Ml\_/;c,acommgrgial;vambqlan,ctg companies,:Medic One and the City should work -
-jointly to -add.ress-amb;.‘u‘lan.ce.-rela_te‘d noise:impacts between midnight and 6 Am.

37. Potential holse impacts could also re<l from new HVAC equipment and other‘mechanical
equipment associated with new or renovated facilities and from: loading ‘docks #hd ‘any
--refuse-hauling sites.near.off-site r;e.ce-lve-rs.gTjhevfpl,lovf\ging ,proceSS_eg‘,cgqld be implemented

togredgce;.the;»potentialsfqr;noisec"impagts:from'-thgsgg\soyrces:-and“'a_‘gt”iv,it_ies;,

a).. Select- and. position- HVAC: and -airf;hanqlling';,e,_quipm.ent;.to.v;min\i.mi_ze~;noi§e impacts ‘and

maximize noise reduction to the extent possible. When -co.nducﬂng”ariélyses_1;0. ensure

. compliance with the Seattle noise limits, assess sound levels as they relate to the

" nearest residential uses and any adjacent comimercial locations, -~ - o

b) Locate and control exhaust vents for 4| underground parking facilitics to redutce noise at

,-.,.:‘w-both'-'z'onazeand%foff-‘site?‘»fesfid'e‘ntia‘l uses ‘and’to: ensiire ‘compliance ‘with the City hoise
limits, ‘ LRI

' 'néar'on-and off-site sensitive receivers, evaliiate the feasibility of mitigation measures
such as implementing restrictions. to limit noisy activities associated- with deliveries to
daytime hours, : A N

d) To the extent feasible, design garbage and recycling collection to miinimize or efiminate
. line-of-sight to nearby sefisitive receivers, in addition, work with the collection vendors
to schedule collectioris at appropriate (i.e., least intrusive) times. For example, garbage
and recycle hauling contracts could specifically limit pickups fd"da"‘yifiﬁié"hburé'TéB:'as‘ to
avoid potential noise impacts from such activities at night. DESUE R wE s

5T s

e

Mininiiié thie potaiitial for” e

, s resulting ‘from regular testing.of emergency

‘generators by locating the equipment away from séhs ive Teceptors, and equipping the
generators with rioise controls, including nstallati f a silencer on the power source and
motunting the generator on an isolation system to control ground bome vibration. o

se impacts

39. Minimize the potential for noise impacts related to outdoor ma‘intenance___g_cyti_yi;igsﬁby
_ ensuring outdoor maintenance is Testricted to daytime hours, Whenever -possible: “In

addition, minimize the impacts of any noisy outdoor work, such as lawn mowing and leaf
blowing, by using the quietest available power equipment and limiting its duration when
working near (e.g.; within 200 feet) sensitive receivers. Finally, as redevelppment'occurs,
install- exterior electrical outlets at appropriate locationhs on campus to enable the use of
electric power maintenance tools when possible. - ;

Aesthetics D '

40. Potential skybridges will be designed and constructed with materials that would contribute
to transparency of the skybridge to the extent possible in order to minimize potential
impacts to view corridors on campus. Height and width of skybridges will be limited to

accommodate the passage of people and supplies between buildings. Approval of the




© MUP No. 3011669

DPD Director’s Report — Virginia Mauson Medical Center MIMP
Page 100 '

locafion and final design of any skybridges will occur through the City’s Term Permit
process.

lightand Glare -~ I R

44. Control light spillage and light-trespass, -including direct: glare, through-lighting design
measures, such as liminaire locations; light-distributions; aiming angles, mounting heights,
and shielding. Direct the light from exterior lighting fixtures downward.and/or upward and

~away from offsite residential land uses.

42. Design.new 'b(j'ildingis\;\/\:ii’chi low.reflective glass; window recesses-and-ovérhangs, and facade

modulation to limit light:and glare impacts to pedestrians; motorists arid-nearby residents.

43. Use'street trees; léndsb'apirig?and ‘é@reeningfat*grbund level fo obstruct reflécted glare from.
© impacting off-site receptors. U I R T S

“parking ‘structures to

44. Iriclude landséaping oF screéns at the edges of parking lots and
obstruct light and glare catised by vehicle headlights.” ., . = ..

45, ‘I:)e‘gig'h .si?eetelevelzretai'_lxactivities jto}s;hieldv:light to.minimize spilling over onto adjacent

residential areas. : o

46, Equip interior lighting with' automatic shiut-off devices cohsistent with code, function and
 safetyrequirements. - T T TR Ee T

47, Provide pedestrian-scale ighting consistent with code, function and safety requirements.

48; Where feasible, limit the amount of reflective surfaces.

49, To the exteiit feasible, orient the massing of the new buildings on adjacent campus open
residential uses to minimize the potential shadow impacts to these

~spaces and offsite-resider ~
© campus resources and offsite uses.
Historic Resources - R O Lilding that was constructed

- 50. Prior to the approval of a demalition permit for a building that was constructed, 50 years

ko or earlier, an historical analysis will be required to be subitted to the City. An analysis

of potential impacts caused by new buildings constructed adjacent o across the street from
a designated historic Landmark is also required at the time of Master Use Permit submittal,

‘and will be referred to DON for review and approval.

Transportation , . S o : :

51. As part of each prdjeét, ensure that pedestrian and vehicular circulation needs are

addressed in amanner consistent with the campus wayfinding plan. -

52. As part of ,eyac,h project, provide frontage improvements to ensure that pedestrian facilities
meet established city standards at the time of redevelopment. The extent of such
improvements should take into account ‘priority design features’ as described in the SDOT
Right of Way Manual and the intent of the VMMC Master Plan Design Guidelines.

53. The redevelopment of the 1000 Madison Block under the Proposed Action is of particular
significance to the Madison Street corridor and should take into account the need for
frontage improvemerits that would support the planned ‘High Capacity Transit Corridor’ as
well as providing amenities that exceed code requirements that would enhance the
pedestrian experience along this segment of Madison Street. Such amenities could include
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seating areas, more extensrve landscaping than required by code, a transit stop shelter that

is integrated with the bwldmg design, retail uses that help activate the frontage, and
weather protection.

54. As part of the review process for master plan projects:
a)--Apply updated TIMP elements and assess TMP performance ‘
b) Update,MlMP parking requrrements and reassess long—term campus parkmg supply
rec mendatlons

c) Assess operatlonal and safety condltrons for proposed garage accesses and loadmg
areas
'd) Assess pedestrlan, truck and vehicular C|rculat|on condltlons, and |dent|fy safety
deficienciés that could be rénmedied as part of the project under feview. -
e) Assess loading berth requirements and where possible consolldate facmtges 590, that the
number of berths. campus wide is'less than the code requirement.; f : .
f) Assess truck: dellvery routes between VMMC and I -5. and. along Boren Street and other
- arterials to’ rdentlfy ‘otential acts 1o roadways along those routes: - SR
g): Reduce’ the: impact: of: truck movements .onlocal streets and potentlal confhcts with
pedestrlans b ‘es and managmg dellvery schedules ‘
€ pr ‘ cilitles through the followmg deslgn elements
+ Bicycle parkmg access should be ramped and'well lit. e
¢ Bicycle parking should be located close to buuldlng entrances or eleVators |f m a
~parking structure. T R ECT
4 S Short—term general blcycle parklng areas should be sheltered and secure
¢ 'Long-term staff bicycle parking should-be located in enclosures with secure access -

+ Staff lockers for blcycle equ1pment should be provnded in. long-term blcycle parkmg
. areas.” .

4+ Bicycle racks should be desugned to allow a U lock to secure the frame and wheels to
the rack : > ‘

2 Blcycle parkmg should be. separated from motor vehlcle parklng -

+ Shower faculltles and locker rooms should be close to the- bicycle parklng area

55. As part of the prOJect level envuronmental rewew, evaluate the. potentlal for lncreased

vehicular traffic and, if warranted by anticipated prolect lmpacts, |mplement the followmg
roadway lmprovements to mltlgate |mpacts -

a) On 9th Ave from Madlson to Unuversnty Streets:

¢ Add northbound and southbound Ieft turn pockets at Madlson Street/9th Ave within
the existing road width.

¢ Signalize the intersection of Spring Street/9™ Avenue and add a southbound left turn
pocket and northbound right turn pocket on 9™ Avenue. As part of the redesign of
the mtersectlon to add'the turn pockets, work with King County Metro to evaluate .
the relocation of the existing transit stop to optimize commuter use and connections
and avoid conflicts with access to Virginia Mason facilities. - Maintain pedestrian
safety by including pedestrian crossing beacons and controls and curb bulbs on
Spring Street and on 9™ Avenue if there is adequate road width.Add northbound and

southbound left turn pockets at Seneca Street/ 9™ Ave within the existing road
width.
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¢ Improve sidewalks and roadway crossings to enhance pedestrian safety as part o
- frontage improvements when the: 9" Avenue Garage arid Buck Pavrllon sntes are
redeveloped. ;

b) On Seneca Street: : -
¢ Signalize the mtersection of Seneca Street/ Terry Ave when the hospltal core is
redeveloped and the south leg of the interséction is constructed :as'a garage access.
4 Remove the l.lndeman Garage access on Seneca Street and provide a"néw access on
~ g™ Avenue when the Lindeman-Pavilionis’ éxpanded. « 1 o el i o

c) At Spring: Street/ 8th Ave, provide a northbound right turn lane within the emstmg road
width or shlft the stop control to the northbound/southbound movements

Rublic Services Police - T P

56. Include permanent srte desngn features to help reduce crlmmal actnvnty and calls for service,
“including: orrentmg bunldmgs towards 5|dewalks, streets and/or publlc open Spaces;”
provndlng convenient. publlc connections betWeen bulldmgs onsite and to the surrounding
area; and provrding adequate lightmg and VlSlblllty onS|te, mcludmg pedestrian llghtmg

57. Apply Crime Preventlon Through Envrronmental esign (CPTED) prmcu es 1
development of its open space and public amemties to enhance the safety and securlty of
the areas, o

Public Services Water[Sewer[Stormwate

. 58. Evaluate the impact.of development on the sewer mfrastructure from the development site
to. where SPU's collectlon system connects to King County mterceptors (approx1mately
4, 500 LF downstream) . o

59. Consuder the installation of low lmpact development measures such as bloretentlon cells or
bioretention planters to reduce the demand on stormwater infrastructure. - :

- 60. Continue implementatlon of EnvnroMason measures and other measures to reduce the
dernand on water nd sewer

61. lmplement the VMMC’s Goal and Objectlve To bmld famlltles that are resource- -efficient -
Partiapate |n the Seattle 2030 Dlstrlct challenge B

Public Services — SOlld Waste

62. Continue implementation of EnviroMason measures, VMMC'’s envrronmental stewardshlp
initiative, to include waste reduction programs, such as recycling operatmg room plastrcs,
food waste composting, hazardous waste recycling, and general ‘office recyclmg

Signature: : ‘Date: March 7,2013
‘Stephanie Haines, Senior Land Use Planner
Department of Planning and Development
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D. M. Sugimura, Director JAN ?_BI':?@'[i USE .

~January 6, 2011 - ‘ .~ PERMIT

NOTICE OF AP-PLICATION, DETERMINA‘TION'OF éIGNIFICANCE, SCOPING OF |
ENVIRONMENTAL IMPACT STATEMENT AND PUBLIC MEETING

Area: Downtown/Central .Addfess: 1100 9TH AVE . o
Project: 3011669 Zone: AIRPORT HEIGHT DISTRICT, S
CONTRACT REZONE, FIRST HILL STATION AREA DIST,

HIGHRISE, MAJOR INSTITUTION OVERLAY-240, URBAN
VILLAGE OVERLAY . | . '

Notice Date: 01/06/2011

Contact: KATY CHANEY - (206)438-2061
Planner: Stephanie Haines - (206)684-5014

Project Number: 3011669 A o
Project Name: Virginia Mason Medical Center Master Plan

Address: 1100 9" Avenue
Zone: Highrise with Major Institution Overlay (MIO)

i

Project Description: Council Land Use Action to adopt a new Majorj
Institution Master Plan for Virginia Mason Medical Center. A rezone is

: : . e i _ Thetop of th'is_, image is north. ’
required for expansion of the Major. Institutional Overlay (MIO) boundary This map is for ilustrative purposes only. In the

. . N .. . nt of omisslons, diff 2
and modifications to MIO height limits. Proposal includes an alley - tho documents 1 BPDYs fise wil comtrer”

the documents in DPD's files will control.

vacation and aerial and below grade vacations to accommodate -
skybridges and pedestrian tunnels. ' ' !

The following approvals are reqixir_ed: o

SEPA Environmental Determination — Determination of Significance,’
Council Land Use-Action to allow a new Major Institution Master Plan.
Council Land Use Action Rezone to allow expansion of MIO boundary. -
Council Land Use Action Rezone to allow changes in MIO height.

. The Director of the . Department of Planning and Development (DPQ) has determined that the proposal may
result in significant adverse impacts; this requires an Environmental Impact Statement (EIS) be prepared.

Prior to preparation of an EIS, the public is invited to identify probable significant environmental impacts that
should be addressed in the EIS. .

The Department has fpr.eliminarily identified the following elements 'bf the environment for discussion in-the

Environmental Impact Statement: Construction Impacts; Height, Bulk and Scale; Historic Preservation;
Land Use; Noise; Parking; and Traffic. :

INFORMATION AVAILABLE

The Determination of Significance and Concept Plan are part of the project file. The project file is available
for public review at the DPD Public Resource Center, 700 5th Avenue, Suite 2000, Seattle Municipal Tower,
Seattle 98104, (206) 684-8467. The Public Resource Center is open 8:00 a.m. to 4:00 p.m. on Monday,
Wednesday, Friday and 10:30 a.m. to 4:00 p.m. on Tuesday and Thursday.

PUBLIC MEETING

A public scoping meeting on the environmental impacts and issues which should be addreéssed in the

. Environmental Impact Statement will be held on January 26, 2011, 6:00 P.M. at the Lindeman Pavilion
located at 1201 Terry Avenue (Volney Richmond Auditorium, 1% Floor). This room is accessible to
persons with disabilities. Print and communication access may be provided by prior request.

WRITTEN COMMENTS -
Wiritten comments may be submitted through February 3, 2011 and'should be mailed to:

Department of Planning and Development
Attn: Stephanie Haines, Senior Land Use Planner
700 5th Avenue, Suite 2000

PO Box 34019
Seattle, Washington 98124-4019



- Comment;

XX§<XXXXXXXXXXXXKXXXKKXXXXXXXXXXKXXXXXX

If you wish to file written comments and/or receive a notlee of the decision, please
return this completed form with any written comments you have to: Seattle
Department of Planning and Development 700 5th Ave Ste 2000, PO Box 34019
Seattle, Washmgton 98124-4019.

Name: | ' . Project#: 3011669 - Stephanie Haines, 22"
Address: | |

Zip:‘

I
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addressee/addresseez,address,city+8tate,zip
3011669-300 ,,,,
**KATY CHANEY,URS CORPORATION, 1501 4TH AVENUE #1400, SEATTLE WA, 98101
, ***TAT,TESEN CORP,#800 925 W GEORGIA ST,VANCOUVER BC,V6C 3L2
» ***KAO MARGARET TING,38-13-002 KAMIYAMA-CHO,SHIBUYA-KU TOKYO,150-0047
, ***HALLORAN JOHN A & MARIE V,PO BOX 22635,G M F GUAM, 96921
***MAU CHRISTIAN T,& MARI SHTIOBA,2-1306-19 OGAWA-CHO, KODAIRA-~SHI
TOKYO, 187-00
1431 MINOR LIMITED PARTNERSHIP c/0 AHA 100 23RD AVE S,SEATTLE WA, 98144
(WESTLAKE IT HOUSING LLC,100 23RD AVE S,SEATTLE WA, 98144
, CLARKE RICHARD K JR,100 WARD ST #502,SEATTLE WA,98109
, CURRENT RESIDENT,1000 8TH AVE #101 SEATTLE WA, 98104
RUSSEL R, & HEFFENTRAGER S,1000 UNION #410,SEATTLE WA, 98101
CAMPOS M MARIO, & SARAH E,1000 UNION ST #106,SEATTLE WA, 98101
,ADAMS KIMBERLEE P,1000 UNION ST #107,SEATTLE WA, 98101
, CURRENT RESIDENT 1000 UNION ST #108,SEATTLE WA, 98101
, CURRENT RESIDENT,1000 UNION ST #109,SEATTLE WA, 98101
(HIMLE C TODD,1000 UNION ST #110,SEATTLE WA, 98101
»FUJINAGA BETTY K,1000 UNION ST #111,SEATTLE WA, 98101
, CAMPBELL DOUGLAS B, 1000 UNION ST #1312, SEATTLE WA, 98112
» HERZOG KRISTIN K,1000 UNION ST #113, SEATTLE WA,98101
, CUNHA MICHAEL,1000 UNION ST #114, SEATTLE WA, 98101

- SULTON PERRE -S,-1.000.-UNION -ST- -#202; SEATTLE WA ; 98101 R e et

WATSON DUSTIN J, & FUNDINGSLAN,1000 UNION ST #203, SEATTLE WA, 98101
CRICK GREGORY J,& WHITE SHELDON K,1000 UNION ST #204, SEATTLE WA, 98101
s NATKNIMBALKAR ALEXIS N,1000. UNION ST #205,SEATTLE WA, 98101
» CURRENT RESIDENT,1000 UNION ST #206,SEATTLE WA, 98101
, CURRENT RESIDENT,1000 UNION ST #207,SEATTLE WA, 98101
. CURRENT RESIDENT, 1000 UNION ST #208, SEATTLE WA,98101
, CURRENT RESIDENT, 1000 UNION. ST #209, SEATTLE WA,98101
, CURRENT RESIDENT,1000 UNION ST #210,SEATTLE WA, 98101
+BAUER OLIVIER,1000 UNION ST #211,SEATTLE WA,98101
, CURRENT RESIDENT,1000 UNION ST #212, SEATTLE WA, 98101
,BLACKBURN JAY C,1000 UNION ST #213,SEATTLE WA, 98101
» CURRENT RESIDENT,1000 UNION ST #214,SEATTLE WA, 98101
,CHISUM JACOB,1000 UNION ST #215,SEATTLE WA, 98101
» CURRENT RESIDENT,1000 UNION ST #216,SEATTLE WA, 98101
; CURRENT RESIDENT,1000 UNION ST #217,SEATTLE WA, 98101
» CURRENT RESIDENT,1000 UNION ST #301,SEATTLE WA, 98101
, CURRENT RESIDENT, 1000 UNION ST #302,SEATTLE WA, 98101
: LEGERE JUEFF E, 1000 UNION ST #303,SEATTLE WA, 98101
» CURRENT RESIDENT, 1000 UNION ST #304 SEATTLE WA, S8101
,MARION ALLAN BRET,1000 UNION ST #305,SEATTLE WA, 98101
+AUJLA PATRICIA A,1000 UNION ST #306,SEATTLE WA, 98101
»CURRENT RESIDENT,1000 UNION ST #307,SEATTLE WA, 98101
KOOB MARLENE A,1000 UNION ST #308,SEATTLE WA,98101
,SHEEHY CATHERINE N,1000 UNION ST #309, SEATTLE WA, 98101
» CURRENT RESIDENT,1000 UNION ST #310,SEATTLE WA, 98