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6/07/85- ’ o
Ori.1 - -

AN ORDINANCE .ralating ‘to zonfng and 1and-use; adding a new Chapter 23.49 to t

':rZoning regulations of existing Chapter 23.49 and Section:23.54.24; adding

< 23.66.326, 23.86.06, 23.86.07, 23.86.28, 23.86.30,23.80.20; and amending -

BE IT-ORDAINED BY THE CITY OF SEATTLE ‘AS FOLLOWS:
“in Ordinance,111926, 1srhereby repealed.

“read as follows:

.t

ORDINAVNCE?'_"]_-_i23037 7

14

Seattle Municipal -(Land Use) Code to establish zoning regulations and.
‘development standards. for downtown Seattle; repealing the  Interim Downtown

—
e

* hew Section 23.86.32 to Chapter 23.86; amending Chapter 23.84 (Definition
amending Sections 23.04.10, 23,5430, 23.66.140, 23,66.322, 23.66.324, -

~Section 24.52.140 to conform with the new Chapter-23.49.

~Section 1. Chapter 23.49 of The Seattle Municipal (Land Use) Code; adopt d -

Section 2. ° Section 23.04,10 of The Seéttle’Municipa] Code - is amended to: i

* * k

' Spécia],Tfansitipn Rule

1.' The fo]]oﬁing transition rule shall app]y only to provisions of tH§: !,

Land Use Code which are {nitiated by the City and ‘becoie -effective as
“part of a defiﬁed phase during the trans%tion'frﬁm Title 24:to 8

Title 23({=)) and during the transition from interim Chapter 23.49°td

perfianent Chapter 23.49. Onceréuch—arphqserof therLaqd:Usé Cdde is

adopted by the Céunti], any amendments to pro?isiqns included in the’
particular phase' shall nat invoke this,traﬁsitioﬁ rule.
2. Ay proposal -which i§ substantia]1& underﬁayron the date,néw'Land~Use
Code prov%sions become -effective shall bé sﬁbjéctito eithef the'neﬁ;'

substantive provisions or to corresponding repealed or mddified

substéhtivg provisions of Title 24 or repealed ChaptéF 23.49, at-the -’
discretidn'of the applicant, provided that: :
a. - The applicant may elect.only one set of ‘standards which shall ‘-

applyas appropriate to the entire;pfoposa1, ei@eptrthat'therf

1appTicant‘may eiedt,to meet all the standards of-Section:23.54,30,

_Parking “Space Standards, -and mezt the stahdards of: FitTe 24 for
fﬁhé,reméinderrof the proposal.

‘b ,1The:e1ectioh will be irrevbc§p1e and shall be made'in WPiting,éi
the time of appTicat1on;,qnd'

C. :Thé applicant sﬁéi] haverno,éléction as'fq pfoceduralrrequire-j;
ménts. 7
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fo1low1ng chapter

~ (DH2), and Pike Market Mixed (PHM).

hB;= Property in the fo]]ow1ng sp ec1a1 districts: Pike Place Market Urban

: s S e i ETY e .
3. R proposay” shall be considered by the Dirtctor to be substantially’

underway 1f

S

a. A Master Use Permit app11cat1on has been completed and filed; pf

vided that if an app11cant has e1ected under Section 23.76,10B

-3

file separate app11cat1ons only those specific approva1s which
are sought pr1or to the effective date of app11cab1e prov1s1ons
shall be subJect to th1s rule; or

b. A-building perm1t application 1nc1ud1ng, if appropr1ate an

env1ronmenta1 check11st has been fi]ed or

t. A draft Environmental Impact Statement (EIS) has been approved y

the D1rector for. publication.

e R

Section 3. There is added ‘to T1t1e 23 of The Seatt]e Mun1c1paT Code the

CHAPTER--23.49
DOWNTOWN ZONING

23, 49,02 'Scepe of Provisions
A; ~This Chapter detal]s those author1zed uses and their deve]opment standard=

wh1ch are or may-be perm1tted in" dovmtown zones: Downtpwn Office Core-1

(DOC1), Downtown Office Core 2 (DOC2), Dowintown. Retail Core (DRC), Downtovh:'

"Mixed- Commercial (DMC), Downtown Mixed Residential.-(DMR), Pioneer’ Square
'1,77Miged (PSM),:Internatidna1 District Mixed (IDM), International District
Résidentia]v(IDR), DoWntown Harborfront-1- {DH1), Dovmtown Harborfront 2

:Renewa1 Area, Pike Place Market Historic D1str1ct P1oneer Square Preservaf
cotion Distr1ct, Internat1ona] Spec1a1 Rev1ew D1str1ct and the Shore11ne )
District, are subject to both the requirements of this Chapterrand the regue
Tations ‘of the district.
C. The reqdirehents:and guidelines for public benefit features are found in the
Pub]ieVBehefit Features Rule.
Subchapter I° Genera1 Standards®
23.49. 06 Scope of Genera1 Standards :
Unless otherwise specified, the regulations of this subchapter shall app1p to
all downtown zones.

24

cs 19.2

Y
¥

ik
-




10

AL

12

13-
14-

‘157

‘16

17

18

19

20 -

21

,'22:'

23

24

25

26
275

28 -

7?3.49.08 Structure Height

'The,fo11owing provisions,regulating structure height shall .apply to.all ‘prope

in downtown zones except the "DH1, PSM, IDM and- IDR zones.

A. Max1mum structure he1ght sha]] be. as des1gnated on the 0ff1c1a1 ‘Land Use

Map, Chapter 23,32, except that°

Lo

25

The Counc11 sha11 determine. the maximum permitted: height when a.majo

’ reta11 store or performing arts theater bonus is approved 1n Downtown

Reta11 Core zones.pursuant to Section 23.49.96; prdvided; that such
height sha]l not exceed -four hundred feet, :

Any property in the Pike Market Mixed: zonme that™is subJect to an urb

renewa1 covenant may be built no hlgher than the-height perm1tted by

:the covenant- for the 1ife of the covenant.

B In Downtown Mixed Res1dent1a1 (DMR) zones, height shall. be regu]ated as”

fo]lows

1.7

2.5,

“No structure wh1ch contains on]y nonres1dent1a1 uses; and no port1on

a m1xed use structure wh1ch contains nonresidentia] uses may extend

beyond the Tower-height 11m1t estab11shed on the 0ff1c1a1 Land Use Map

except for rooftop features permitted by subsection C.

:Structures which contain only residential uses, and portions of mixed
Vuse:structures which contain only residentia]'uses,'may exténd'to the

. higher,height Timit estabiished on-the Official Land Use Map.

C. Rooftop~features

1

. Open ra1]1ngs, planters, clerestor1es, skylights, dish antennae, p]ay
equ1pment parapets and f1rewa11s may extend up to four feet above the
max imum he1ght limit with un11m1ted rooftop coveragef

'VVSoiar co11eetors'may extend up to seven feet above thermaximum'hetght
,timitrwithVunlimited"rooftop coverage. 7 7

“The-following rooftop.features may extend up to fifteen feetfabove tje
S

maximum—height 1imit, as’ long as the combined coverage of . all featur

-3-

cs 19.2

nty

-1

of

'3




10

12

13

14

15

17
18
19
20

21

22

23

24

25

26

27

28

Rad1o and telev1s1on rece1v1ng aer1als excluding dishes; rellgious sym-

_District, provided they are-a minimun of ten feet. from a]lflot lines =

-~ The rosftop features Tisted ‘in-subsection B4 may exceed :the height spe-

: add1t1ona1 height, consistency with the City's Tand use po]ic1es, and
“the following specific: cr1ter1a

~a.  The feature shall be compat1b]e with and not adversely affect. the -

1isted in'this subsection doeé'not exteed twenty percent'bf the roof o

area, or-twenty-five percent if the total 1nc1udes stair or e]evator S

penthouses or screened mechan1ca1 equ1pment
Solar collectorS'

Stair and elevator penthouses;
Mechanical equipment; and

Piay equipment and open mesh fencing, as 1ong as the fenc1ng is|at"
‘Teast f1fteen feet from the roof edge.

bols such as be]fr1es or spires, and that portion of the roof wh1ch
supports them; transmission towers, smokestacks; and f]agpo]es may
extend up to fifty feet above the "roof: of the structune on which they

are-located except as.regulated in Chapter 23.64;7A1rpbft Height
Council conditional use forrrooftoprfeatures

cified in. subsection B4~ if authorized-by a Council conditiona1 dée;
Chapter 23.80, ‘The request ‘for additional height shall :be’ evaluated on

the bas1s of public benef1ts provided, the possib]e 1mpacts of the

: downtown sky11ne.
bs The feature shall not. have a'significant adverse effect upon tth:r

light a1r, so]ar and“visual -access of properties w1th1n a three
hundred foot,rad1us.

c. The feature, supporting structure and structure below shellrbe
compatibie in design.elements such.as bulk, pbpfile; calor end
“materials, 7 ‘ 7

d. ~The.feature shall not adversely affect the. function of existing

transmission or. receiving equipment within a five,'mile radius.

=
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e. The increased size is necessary fTor the successful physical fun
tion of the feature,

23.49.10 Lighting and Glare

A. Exterior 1ighting shall be shielded and directed away from adjacent uses.

B. Interior lighting in parking garages shall be shielded, to minimize night
time glare affecting nearby uses.

23.49.12 Noise Standards

A. A1l uses shall meet the standards of the Seattle Municipal Code, Chapter
25.08, Noise Control. :

B. All food processing for human consumption, custom and craft work involving
the us> of mechanical equipment, and 1ight manufacturing activities shall
conducted wholly within an enclosed structure.

C. The following uses or devices shall be considered major noise generators:

-1,  Light manufacturing uses;
2. Auto body, boat and aircraft repair shops.

D. When a major noise generator is proposed, a report from an acoustical con-
sultant shall be required to describe the measures to be taken by the appl

cant in order to meet noise standards for the area. Such measures may

include, for example, the provision of buffers, reduction in hours of operja-~

tion, relocation of mechanical equipment, increased setbacks, and use of
specified construction techniques or building materials. Measures to be
taken shall be specified on the plans. After a permit has been issued, an
measures which were required by the permit to 1imit noise shall be main-
tained.

E. When an existing major noise generator is to be expanded, a report from an
acoustical consultant shall be provided which describes how the nojse
generated by the expansion will meet the noise standards for the area.

23.49.14 -Odor Standards '

A. The venting of odors, fumes, vapors, smoke, cinders, dust, and gas shall b
at least ten feet above finished grade, and directed away from residential
uses within fifty feet of the vent.

5
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B. Major ador sou =s

"1, Uses which employ the following odor-emitting processes or activitie
shall be considered major odor sources:

Lithographic, rotogravure or flexographic printing

Film burning

Fiberglassing

Selling of gasoline and/or storage of gasoline in tanks larger
than 260 gallons

Handling of heated tars and asphalts. ..

Incinerating (commercial) s

Metal plating

Use of boilers (greater than 106 British Thermal Units per hour )
10,000 pounds steam per hour, or 30-hoiler horsepower?

Other similar uses. :

2. Uses which employ the following processes shall be considered major

odor sources except when the entire activity is conducted as part of [a

retail sales and service use:
Cooking of grains
Smoking of food or food products
Fish or fishmeal processing
Coffee or nut roasting
Deep fat frying
Dry cleaning
Other similar uses,
C. Review of major odor sources
When an application is made for a use which is determined to be a major odor
source, the Director, in consultation with the Puget Sound Air Pollution
Control Agency (PSAPCA), shall determine the appropriate measures to be
taken by the applicant in order to significantly reduce potential odor
emissions and airborne pollutants. The measures to be taken shall be spe-
cified on plans submitted to the Director and may be required as conditiong
for the issuance of any permit. After a permit has been issued, any
measures which were required by the permit shall be maintained.
23.49.16 Parking Quantity Requirements
The regulations in this Section shall not apply to Pike Market Mixed zones,
A. General standards :

1. long term parking requirements shall be established for all new uses,

except as provided in subsection A2. The long term requirement shalj

~6=
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be determined by the accessibility of the area to transit, according
Map IA. Short term parking shall also be required for offices and
retail sales and service uses in all areas, except as provided in sub-
section A2. :

Exceptions to the parking requiremant shall be permitted as follows:

a.

Map IA. No parking, either long term or short term, shall be

Ty

No parking shall be required for new uses to be located in
existing structures, or when existing structures are remodeled.

Ne parking shall be required for residential uses.

=

No parking, either long term or short term, shall be required- fg
the first thirty thousand square feet of retail sales and servide

use on lots in areas with high transit access, as identified on

required for the first saven thousand five hundred square feet qf

retail sales and service use on lots in other areas-.

No parking shall be required for the first two thousand five hun
dred square feet of any nonresidential use which is not a retail
sales and service use.

No parking shall be required when an existing structure is
expanded by up to two thousand five hundred square feet or less
provided that this exemption may be used only once by any indivi-
dual structure.

No parking shall be required for any gross floor area in human
service or day care use.

In Pioneer Square Mixed zones, the Pioneer Square Preservation
Board may waive or reduce required parking according to the provli-
sions of Section 23.66.170, Parking and Access.
In International District Mixed and International District Resi-
dential zones, the International District Special Review Districit
Board may waive or reduce required parking according to the prov|i-

sions of Section 23.66.342, Parking and Access.

7=
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location of required parking

a.

b.

In these zones, the parking requirements for restaurants, motiop
picture theaters, and other entertalnment uses and places of
public assembly shall be established pursuant to the requirements

of Section 23.66.342, rather than the provisions of this Sectio

Required parking may be provided on the lot and/or within eight
hundred feet of the 1ot on which the use is located, provided
that:

(1)

(2)

In lieu of providing required long term parking, payment may be
made to the Downtown Parking Fund, according to the provisions of

subsection B4.

The parking is located in a Downtown zone in conformance w th

the accessory parking regulations for that zone; and

Wnen parking is provided on a lot other than the lot of thg

use for which it is required, the owner of the parking spades

shall be responsible for notifying the Director should the
use of the lot for the required parking cease. In this
event, the principal use must be discontinued, other parking
meeting the requirements of this code must be provided
within thirty days, or a variance must be applied for within
fourteen days, and subsequently granted. A covenant between
the owner of the parking spaces, the owner or operator of
the principal use, and the City of Seattle stating the
responsibilities of the parties shall be executed. This
covenant and accompanying legal descriptions of the prin-
cipal use lot and the Tot upon which the spaces are to:be
located shall be recorded with the King County Department af
Records and Elections and & copy with the recording number

and parking Tayouts shall be submitted as part of any permi

o

application for development requiring parking.

r
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R‘%’
4. For the purposes of determining parking requirements, institutions
! shall be considered "other nonresidential” uses on Chart 49.16A. The
2 parking requirements for nonresidential public projects and City facj-
. 3 ' lities shall be determined on a case by case basis. 7
A B.  Parking requirements
5 1. The long term and short term parking requirement for offices, retail
, 67 sales and service uses, and other nonresidential uses shall be as i
established on Chart 49.16A. The unrestricted long term parking
>
. requirement for all uses except lodging may be reduced by providing
8 -
additional carpool spaces, vanpools, or subsidized transit passas,
e according to subsection B3.
10
11 Chart 49.16A Parking Requirements
(Expressed in parking spaces per 1,000 square feet
12 of gross floor area of the use) }
13
14 LONG-TERM PARKING REQUIREMENT
Areas with High Areas with Moderate
15 Transit Accessl Transit Access! SHORT
USE TERM
16 Unre- Unre- PARKING
stricted stricted REQUIRE -
17 long - Car- Long Car- | MENT IN
Term pool Total | ferm pool Total | ALL AREAS
18 Office .54 13 .67 .75 19 L9 .1
1o Retail sales
and service,
20 except
) lodging .32 .08 .40 .56 J14 .70 .5
21 Other non-
22 residential .16 .04 ,20 .16 04,20 None
23 Lodging ) 1 space per 4 rooms (all areas) None
24
Lpccording to Map IA.
25 o
uu.s
26
27
-9-
28
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3.

Carpool spaces provided to meet the requirements of subsection Bl shall

either be:

a.

The following substitution rates shall be used to reduce the long tedm

B
ol
N
i

Physically set aside and designated for exclusive carpool use bet-

ween 6:00 a.m. and 9:30 a.m, and shall not be leased to tenants
for long term parking, except as parking for carpools and van-
pools. Required carpool spaces not used by carpool vehicles by
9:30 a.m. shall be used as public short term parking with appro
priate signage provided; or

Subsidized, provided that the subsidy shall be equal to at leas

thirty percent of the monthly market rate charged the general

public for a parking space. Subsidized spaces shall be provided

at the rate that carpools are formed,

parking requirement for all nonresidential uses, except lodging:

a.

One vanpool may bz substituted for six parking spaces. The unrg

1

stricted long term parking requirement may be reduced no more tHan

ten percent for vanpool substitutions. If the ‘proponent elects

use ‘the vanpool option, the necessary number of vans meeting the

standards of the Commuter Pool division of Metro shall be ac-

.quired, or a surety instrument acceptablebto the Director shall

posted; and, vanpools shall be organized for employees in the

structure. Before a Certificate of Occupancy may be issued,

details of the vanpool prcgram shall be spelled out in a Memoran-

dum of Agreement executed between the proponent, his or her Trans-

portation Coordinator, the Director, and the Seattle Rideshare

office.

Each carpool space in excess of those required by subsection B1,
which is physically reserved or subsidized according to the provii-

sfons of subsection B2, may be substituted for one and nine tenths

-10-
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c.

Maximum parking limit

Provision of more than one long term parking space per one thousand squarg
feet of nonresidential use may be permitted as a special exception pursuant
to Chapter 23.76. When deciding whether to grant a special exception, the
Director shall consider evidence of parking demand and alternative means of

transportation, including but not limited to the following:

1.

Whether the additional parking will substantially encourage the use off

singl

Characteristics of the work force and employee hours, such as multipil

shift

dinator in addition shall survey all employees once a year to
determine commute mode percentages.

The Seattle Rideshare office, in conjunction with the Transport

tion Coordinator, shall monitor the effectiveness of the ride-
sharing/transit incentive program on a quarterly basis. The owner
or operator of the structure shall grant a designated Seattle
Rideshare office representative right of entry to the parking
facility to periodically review operation of the carpool set aside
program. :

A transportation information center shall be provided and main-
tained, which has transit information displays including transit
route maps and schedules and Seattle ridesharing program infor-
mation. The transportation display shall be located in the 1obhy
or other location highly visible to employees within the structyre

prior to issuance of a Certiticate of Occupancy.

e occupancy vehicles,

s or shifts which end when transit service is not readily available.

Proximity of transit lines to the lot and headway times of those lines.

The need for a motor pool or large number of fleet vehicles at the

site.

-12-
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— —
parking spaces. No more than fifty percent of the total number|of
! long term parking spaces provided shall be set aside or discounted
2 for carpools.
3 ¢. A fifteen percent reduction in the unrestricted long term parking
4 requirement may be achieved by providing free transit passes to
5 all employees in the structure for at least five years.
6 4, In lieu of providing long term parking spaces on the 1ot or within
. eight hundred feet of the lot, long term spaces may be provided by a
payment to the Downtown Parking Fund, if the Director determines thaf
® the parking impacts of the development can be met by other means.
° The Director's determination shall be based on any_relevant factors
10 including but not limited to the following: :
11 a. Proximity of the site to public parking.
12 b. The Tevel of transit service to the Tot.
13 c. Proposals by the applicant to encourage building tenants to use
14 alternatives to single occupancy vehicles,
i 5. The following requirements shall apply to all structures containing
more than ten thousand square feet of nonresidential use:
e a. A Transportation Coordinator position shall be established and
17 maintained within the proposed structure to devise and implement
18 alternative means for employee commuting. The coordinator shall
19 be trained by the Seattle Rideshare office or by an alternative
20 organization with ridesharing experience, and shall work with the
21 . Seattle Rideshare office, Metro Commuter Pool staff, building
22 tenants, and other building lessors. The coordinator shall disde-
s ) minate ridesharing information to building occupants to encourage
2 use of public transit, carpools, van pools and flextime; adminig-
24 ter the in-house ridesharing program; and aid in evaluation and
25 monitoring of the ridesharing program. The transportation coord
26 )
27
-11-
28
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This Section shall not apply to Pike Market Mixed, Pioneer Square Mixed,

International District Mixed, and International District Residential zones.

A.

Bicycle parking

Bicycle parking shall be required at the rate of one bicycle space for eve
twenty parking spaces provided in development requiring twenty or more pa
ing spaces.

Off-street loading

Off-street loading spaces shall be provided according to the standards of
Section 23.54.30, Parking Space Standards. :

-23.49,18 Standards for Location of Access to Parking

Curbcut location

1.

2,

Proximity to existing long term parking opportunities downtown which
might eliminate the need for additional parking on the Tot.
Whether the additional parking will adversely affect vehicular and

pedestrian circulation in the area.

When a 1ot abuts more than one right-of-way, the location of access
shall be determined by the Director in consultation with the Directon
of Engineering. Except as provided in subsection A3, the location of
dccess shall be determined by the classification of rights-of-way on
Map IB and the ranking of the classification below, from.most to leag
preferred:

Alley - if of sufficient width to accommodate anticipated uses
Access street

Class Il Pedestrian Street--Minor Arterial

Class Il Pedestrian Street--Principal Arterial

Class I Pedestrian Street--Minor Arterial

Class I Pedestrian Street--Principal Arterial

Principal Transit Street.

Curbcut controls on street parks shall be evaluated on a case by case
basis, but generally access from street parks shall not be allaued.
The Director and the Director of Engineering shall also determine

whether the location of the access will expedite the movement of

-13-

cs 19.2

ol




]
f

et

10

11

12

13

14

15

16

17

i8

19

20

21

22

23

24

25

26

27

28

B.

23.49,20 Screening and Landscaping of Surface Parking Areas
Screening and landscaping, as required by this Section, shall be provided wher

surface parking areas are permitted.

A.

Curbcut width and number
Curbcut width and the number of curbcuts shall satisfy the provisions of

Section 23.54.30, Parking Space Standards.

Screening
Surface parking areas for more than five vehicles shgl] be screengdrin

accordance with the following requirements:

1.

2.

4,

Landscaping
Surface parking areas for twenty or more vehicles shall be landscaped

according to the following requirements:

1.

" feet wide., Each landscaped strip shall be planted with sufficient

vehicles, facilitate a smooth flow of traffic, avoid the on-street
queuing of vehicles, enhance vehicular safety and pedestrian comfort

and will not create a hazard.

Screening shall be required along each street lot line.

Screening shall consist of a tandscaped berm, or a view obscuring ferice

or wall at least three feet in height.

When a fence or wall is used for screening, there shall be a Tandscaped

strip on the street side of the fence or wall, an average of three fdet

from the property 1ine, but at no point less than one and one-half

shrubs, grass and/or evergreen groundcover in a manner that the entire

strip, excluding driveways, will be covered in three years.

Sight triangles shall be provided in accordance with Section 23.54.30

Parking Space Standards.

Amount of landscaped area required

Total number of

parking spaces Required landscaped area

20 to 50 spaces 18 square feet per parking space
51 to 99 spaces 25 square feet per parking space
100 or more spaces 35 square feet per parking space.

14
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The minimum size of a required landscaped area shall be one hundred
square feet. Berms provided to meet the screening standards in subs
tion A2 may be counted as part of a landscaped area., MNo part of a

landscaped area shall be Tess than four feet in any dimension except

those dimensions reduced by turning radii or angles of parking spaces

No parking stall shall be more than sixty feet from a required Tand-

scaped area.
One tree per every five parking spaces shall be required.

Each tree shall be at least three feet from any curb of a landscaped

area or edge of the parking area. Permanent curbs or structural
barriers shall enclose landscaped areas.
6. - Sufficient hardy evergreen groundcover shall be planted to .cover eac
landscaped area completely within three years. Trees shall be select
from the Seattle Engineering Department's recommended list for parkir
area planting. b
23.49.22 Minimum Sidewalk Width
The regulations in this Section shall not apply to PMM, PSM, IDM, and IDR zond
Minimum sidewalk widths are established for certain streets by Map IC. When g
new structure is proposed on lots abutting these streets, sidewalks shall be
widened, if necessary, to meet the minimum standard. The sidewalk may be
widened into the right-of-way if approved by the Director of Engineering.
23.49.24 View Corridor Requirements
A. Upper Tevel setbacks shall be required for the following view corridors,

identified on Map ID:

1. Broad, Clay, Vine, Wall, Battery and Bell Streets west of First Avenye;

and

2.  University, Seneca, Spring, Madison and Marion Streets west of Third

Avenue.

B. Upper Tevel setbacks for view corridors listed in subsection Al shall be

provided as follows, Exhibits 49.24A and 49,248:

-15-
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Minimum Distance

Maximum Elevation of Setback
o ) Above Sidewalk From Street
Location of the Lot That Setback Can Occur Property Lines
From First Avenue West 25 Feet e 15 Feet
to midpoint of the block

From the midpoint of the 35 Feet 25 Feet
block between First and
Western Avenues, west to
the midpoint of the block
between Western and
Elliott Avenues

From the midpoint of 50 Feet 30 Feet
the block between Western :

and Elliott Avenues west

to Elliott Avenue

From Elliott Avenue west 50 Feet 40 Feet.
to Alaskan Way

Upper level setback for view corridor Tisted in subsection A2 shall be prg

vided as follows, Exhibits 49.24C and 49.240:

_ Mipimum Distance

Maximum Elevation ; of Setback
Above Sidewalk From Street
Location of the Lot

That Setback Can Occur Property Lines

From Third Avenue T 24 Feet
west to the midpoint

of the block between

Second and Third

Avenues

20 Feet

From the midpoint of - : =% 36 Feet 20 Feet
the block between ’ o

Second and Third

Avenues West to

Second Avenue

From Second Avenue 36 Feet 30 Feet
west to the midpoint

of the block between
Second and First Avenues
From the midpoint of the 48 Feet 30 Feet
block between Second and

First Avenues west to

Post Alley

From Post Alley to 60 Feet © 40 Feet.
Alaskan Way

-16-
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23.49,26 General Requirements for Residential Uses

A.

Inclusion of affordable units

At Teast ten percent of the units in new structures containing more than
tventy dwelling units shall be provided and maintained as affordaglg”
housing, according to the Public Benefit Features Rule. :
Common recreation area g

Common recreation area shall be required in all new structures containing
more than twenty dwelling units. Required common recreation area shall mg

the following standards:

1.

4.

6.

B e

An area equivalent to five percent of the total gross floor area in
residential use shall be provided as common recreation area. The com-
mon recreation area shall be available to all residents and may be pro-
vided at or above ground level.

A maximum of fifty percent of the common recreation area may be
enclosed.,

The minimum horizontal dimension for required common recreation areag
shall be fifteen feet, and no required common recreation area shall He
less than two hundred twenty-five square feet.
Parking areas, driveways and pedestrian access, except for pedestrian

access meeting the Washington State Rules and Regulations for Barrien

Free Design, shall not be counted as common recreation area.

In PSM zones, the Pioneer Square Preservation Board may waive the
requirement for common recreation area, pursuant to the criteria of
Section 23.66.155, Waiver of Common Recreation Area Requirements.

In IDM and IDR zones, the International Uistrict Special Review Dis-
trict Board may waive the requirement for common recreation area, purl
suant to the criteria of Section 23.55.331, Waiver of Common Recreatipn
Area Requirements.
For lots abutting designated street parks, up to fifty percent of the
common recreation area requirement may be met through participation ip
the development of the street park.
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C. Dispersion criterion for halfway houses

1.

2,

No halfway house shall be established in an area where it would
increase the number of halfway houses located within a one thousand
foot radius to more than five. - 7

A proposed new or expanding halfway house which does not meet the
dispersion criterion may be permitted by the Director upon a deter-
mination that the intent of the criterion is achieved because of the
presence of physical elements, such as topographical breaks, or othen
elements such as major arterials, which provide substantial separatid

from other existing halfway houses.

23.49.28 Nonconforming Uses

A. Continuation of nonconforming uses

1.

Any nonconforming use may be continued subject to the provisions of

this Section.

Any nonconforming use which has been discontinued for more than twelvie

consecutive months shall not be reestablished, recommenced, or changed

to another use not otherwise permitted in the zone pursuant to subsec
tion E. A use shall be considered discontinued when:
a. A permit to change the use of the property or structure has been

issued and acted upon; or

b.  The structure, or that portion of the structure formerly occupief

by the nonconforming use, is no longer. used for the use authorizkd

by the most recent permit; or
c._ The structure is vacant, or the portion of the structure formerl

occupied by the nonconforming use is vacant. The use of the

structure shall be considered discontinued even if materials from

the former use remain or are stored on the property, If a com-
plete application for a permit which would allow the nonconformi

use to continue, or which would authorize a use not otherwise pe
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B.
c.

D.

mitted in the zone pursuant to subsection E, has been submitted

before the structure has been vacant for twelve consecutive

months, the nonconforming use shall not be considered discontinted

the nonconforming use may be re-established during the six mont
following the denial.

A nonconforming use shall not be expanded or extended.

Structures or portions of structures containing a nonconforming use may b
maintained, repaired, renovated, structurally altered, expanded or extendsg
provided that development standards are met and that the nonconforming use
shall not be expanded or extended except that expansions or extensions
otherwise required by Taw, or as specified in this Code, or as necessary 1
improve access for the elderly and disabled shall be permitted. To the
extent the structure is nonconforming, the provisions of Section 23.49.30
shall apply.

A nonconforming use which is destroyed by fire, act of nature, v. other
causes beyond the control of the owner may be resumed. Any portion of a
structure occupied by a nonconforming use may be rebuilt to the same or
smaller configuration existing immediately prior to the time the structure
was destroyed. When the structure containing the nonconforming use is
tocated in a PSM zone, the Pioneer Square Preservation Board shall review
the exterior design of the structure before it is rebuilt to insure reasod
nable compatibility with the design and character of other structures in
Pioneer Square Preservation District.

A nonconforming use may be converted to a use not otherwise permitted in {

Downtown zone, if the Director finds that the new use is no more detrimentlal

to property in the zone and vicinity than the existing use. This deter-

mination shall be based upon the fellowing factors:

1. The zones in which both the existing use and the new use are atlowed,

2. The relative parking, traffic, 1ight, glare, noise, odor and similar
impacts of the two uses.
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23.49.30° Nonconforming Structures

A.

3. If the new use is permitted, the Director may require additional mit
gating measures including but not 1imited to landscaping, sound
barriers or fences, mounding or berming, adjustments to parking
standards, design modification, and the estabiishment of hours of

operation.

A nonconforming structure way be maintained, repaired, renovated or strucq
turally altered, but shall be prohibited from being expanded or extended
any manner which increases the extent of nonconformity or creates addition
nonconformity, except that expansions or extensions otherwise required by
law, as specified in this Section, or in Section 23.49.32 and Section
23,49,34, or as necessary to improve access for the elderly and disabled
shall be permitted. In certain instances, according to subsections D and §
expansions and extensions of portions of structures nonconforming in respe
to specific provisions may not be permit;gd unless therngnconformity is
reduced. 7 o

A nonconforming structure which is destroyed by fire, act of nature, or
other causes beyond the control of the owner, may be rebuilt to the same g
smaller configuration existing immediately prior to the time the structurd
was destroyed. When the structure is located in a PSM zone, the Pioneer
Square Preservation Board shall review plans for the exterior design of t
structure to insure compatibility with the design and character of other
structures in the Pioneer Square Preservation District.

Landmark structures may be expanded even if the expansion increases the
extent of nonconformity, when the Landmarks Board determines that there i
no feasible alternative which meets the development standards of the zone
while preserving the integrity of the designated features of the Landmark
structure. The Director may permit the proposed expansion if it is approvied

by the Landmarks Board, and if:
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E.

1. The expansion does not have a significant adverse effect on the Tight

air, solar and visual access of properties within a three hundred fo
radius; and
2, The expansion does not adversely affect the pedestrian envircnment i
the vicinity.
Portions of structures which do not conform to the standards for minimum
street facade height and/or facade setback limits for the zone in which th
are located may be expanded if the expansion reduces the nonconformity as
regards one or both of these standards and, in the opinion of the Directo
is consistent with the intent o¢f the Code. If the Director determines thd
greater. conformity is not structurally feasible, the expansion may incread
the nonconformity in respect to these standards if all other standarde ard
met,
Portions of structures which do not conform to the standards for required
street level uses and/or the street facade requirements for transparéncy,
blank facades, or screening of parking for the zone in which thev are
located may be expanded if:
1. The expansion does not cause the structure to exceed the base FAR for
the Zone and the nonconformity is not increased; or
2, When the nonconformity of the structure as regards these davelopment
standards is reduced, expansion of the structure up to the maximum FA
for the zoue may be permitted by the Director through the use of the
bonus system or transfer of development rights. The appropriate levd
of expansion and the required reduction or elimination of nonconformi
shall be determined by the Director according to the following
criteria:
a. The extent of the proposed expansion;
b,  The impact of the proposed expansion on the pedestrian environ-
ment;

¢. The amount of the existing nonconformity; and
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d.  The structural feasibility of remodelling the structure to meet
these development standards,

23.49.32 Additions to Gross Floor Area
A. Existing structures may be expanded to the maximum permitted FAR., If the
gross floor area is greater than that permitted by the base FAR, the expaf
sion shall be achieved by providing public benefit features or by trans-
ferring development rights pur suant to the provisions of the zone in whid
the structure is located. Existing FAR shall be calculated under the rul

for exenpt and non-exempt space of the zone in which the structure is

located.
B.  When mechanical equipment or above grade parking which was exempted from

floor area calculation under the provisions of Title 24 is proposed to be

changed to uses which are not exempt from floor area calculations under thi

Chapter, and the structure is over the base FAR for the zone in wnich it 1

located, gross floor area in an amount equivalent to the gross flcor area

proposed to be changed shall be achieved through provision of public benef

features or transfer of development rights, according to the provisions of

the zone in which the structure is Tocated. This provision shall apply
whether or not the structure is conforming.

C. Vhen subsection A or B applies, any existing public benefit features for

which increased floor area was granted under Titie 24 shall, to the extent]

- possible in the opinion of the Director, satisfy the requirements of Secti

£3,49.34, Modification of Plazas and Other Features Bonused under Title 24

23.49.34 Modification of Plazas and Other Features Bonused under Title 24

A. The modification of plazas, shopping plazas, arcades, shopping arcades, an|

voluntary building setbacks which resulted in any increase in gross f!oor

area under Title 24 of the Seattle Municipal Code, shali be encouraged in

_22.
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any downtown zone if the change makes the plaza, arcade or setback more ¢
sely conform to the requirements of this Chapter, The Director shall rev
proposed modifications to determine whether they provide greater public

benefits and are consistent with the intent of the Public Benefit Features
Rule, as specified in this Section.
Except as provided in subsections E2 and E3, no modification to a plaza of

other feature listed in subsection A may be made under this Section if it

will increase the total floor area ratio (FAR) of the structure, Except as

permitted in subsections F2 and E3, no reduction in the area of the bonuse

feature may be made for any uses, except retail sales and services, human

service uses, or day care centers, unless the 10ss of area is offset by the

conversion of existing floor area in the structure to uses exempt from FA
calculation in the zone, :
Plazas and shopping plazas .-

Modifications to plazas and shopping plazas for which increased gross flo

area was granted under Title 24 shall be permitted, based on the classifida-

tion of the plaza on Map IE.

1. Type 1 plazas

Type I plazas shall continue to function as major downtown open spaces.

Modification of these plazas and/or reductions in plaza size shall bg

permitted if the Director finds that the modified or remaining plaza |is

consistent with the intent of the the Public Benefit Features Rule fdr

urban plazas and parcel parks.

2. Type II plazas

Type II plazas do not function as major downtown open spaces, but they

shall continue to provide open space for the public, Modification of

these plazas and/or reductions in plaza size shall be permitted if tHe
Director finds that the modified or remaining plaza is consistent with

the intent of the Public Benefit Features Rule for urban plazas, pardel

parks, hiliside terraces, and rooftop gardens.
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E.

Shopping arcades

1.

2.

Arcades
The Director shall use the following standards to determine whether an
arcade may be filled in, and to determine the uses that may be permitted in

a former arcade.

1.

Exterior shopping arcades

When street Tevel uses are eligible for a floor area bonus in a zoneli

which an existing exterior shopping arcade is located, the existing
shopping arcade or a portion of the existing shopping arcade may be
converted to retail sales and service uses if the conversion will
resuit in greater conformity with the street facade development stan-
dards of the zone, and if the minimum sidewalk widths established by
Section 23.49.22 are met. No bonuses shall be given for any retail
space created by conversion of a shopping arcade. New retail sales 3
service uses shall comply with the Public Benefit Features Rule for
rotail shopping bonuses.

Interior shopping arcades

Portions of existing interior shopping arcades may be modified and/on
reduced in size, so long as any pathway which connects streets or otH
public open spaces is maintained at a width of at least fifteen feet
and it continues to allow comfortable and convenient pedestrian moved
ment. The visual interest and the sense of space and light in the
shopping arcade shall be also maintained and enhanced if possible,
Public Benefit Feature Rule for shopping atrium and shopping corridorn

bonuses shall be used as a guideline in the review of proposed changq

Arcades that provide essential pedestrian connections, such as a con-
nection to a bonused public open space or access to public parks, sha

not be filled in.
Arcades that do not provide essential pedestrian connections may be

filled in. In downtown areas where bonuses may be granted for shoppi

~24.
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F.

Section 23.49,35 Replacement of Public Benefit Features

A.

~rw
-
i

atriums and shopping corridors, an arcade may be filled in only with
uses which qualify for a retail shopping bonus. In other areas, whe
the total floor area of the structure does not exceed the maximum -pe
mitted FAR, the arcade may be filled in with uses which qualify as

required street level uses except that arcades along alleys may be

filled in with any permitted use. If the structure exceeds the maximum -

permitted FAR, arcades may only be filled in with uses which qualify
for a retail shopping bonus, =
3. - If an arcade is filled in with a use which does not qualify for a
retail shopping bonus pursuant to subsection E2, nevi public benefit
features shall be required for any additional floor area. 7
4.  Overhead weather protection shall be provided when an arcade on a
street or public open space is filled in. No additional floor area
shall be granted for the required overhead weather protection.
Voluntary building setbacks
Voluntary building setbacks may be filled in to provide retail sales and
service uses, provided that the conversion maintains the minimum required
sidewalk width established in Section 23,49,22, and will result in greater
conformity with the standards for required street level uses, if any, and

street facade development standards for the zone.

A1l public benefit features, except housing, shall remain for the 1ife of
the structure which includes the additional gross floor area. A public

benefit feature may only be diminished or discontinued if the additional

gross floor area permitted in return for the specific feature is permanent
removed; or if the public benefit feature is replaced by another approved
public benefit feature of at least equivalent floor area value, or by buyi
out the equivalent floor area value of the benefit feature according to th

requirements of the Public Benefit Features Rule.
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B.

In addition to the provisions of subsection A, this subsection shall appl}

in downtown zones when additional gross floor area is granted for any of {

following public benefit features: human service uses, day care centers,

retail shopping, cinemas, performing arts theaters, major retail stores,

and museums.

1.

2.

In the event that the occupant or operator one of the public benefit
features listed in this subsection moves out of a structure, the ownd
or owner's .agent is responsible for notifying the Director within fiy
days of the date that notice of intent to move is given or that the
occupant or operator moves out, whichever is earlier. i
Starting from the fifth day after notice is given or that the occupar
or operator moves out, whichever is first, the owner or owner's agent
shall have a maximum of six months to replace the use with another or
which meets the provisions of this Code and the Public Benefit Featur
Rule. 7
When the public benefit feature is replaced, any portion of the gross
floor area formerly occupied by that feature and not reoccupied by a
replacement feature, may be either:
a, Changed to other uses which are exempt from FAR calculations in
the zone in which the structure is located; or
b. Changed to uses which are not exempt from FAR calculations, pro-
vided that this would not cause the structure to exceed the maxi
mum FAR 1imit for the zone in which it is Tocated, and that gros
floor area in an amount equivalent to the gross floor area pro-
posed to be changed shall be achieved through provision of publi
benefit features, or transfer of development rights, according t
the provisions of the zone in which the structure is located,
During the time that the space is vacant, it shall be made avaii
able to nonprofit community and charitable organizations for

events at no charge.
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23.49,36 Planned Community Developments (PCDs)

A.

C.

Authority :
Planned Community Developments may be permitted by the Council pursuant td
Chapter 23.80, Decisions Requiring Council Approval.
Development Guidelines
When a PCD is _proposed by other than a City agency, the Director shall
review and approve development guidelines for the PCD. These guidelines
shall be approved prior tc preparation of the detailed development progran.
They shall include public and private development ohjectives and promote
City plans and policies for the area affected by the PCD.
Location
Planned Community Developments may be permitted by the Council pursuaht td
Chapter 23.80, Decision Requiring Council Approval, in the following Down-
town  zones:
1.- Downtown Office Core 2

Downtown Retail Core

Downtown Mixed Commercial

Downtown Mixed Residential

International District Mixed

International District Residential

Pioneer Square Mixed

Downtown Harborfront 2.

2. A portion of a PCD may be located in DOC1 zones, provided that the popr-

tion located in a DOC1 zone shall be less than fifty percent of the
total area of the PCD, and shall not exceed a maximum size of forty-
five thousand square feet.

Minimum size

The minimum area for a PCD shall be one hundred thousand square feet. The)

area of any public right-of-way, or public right-of-way vacated less than
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E.

five years prior to the date of application for the PCD, within or abutti
a proposed PCD shall not be included in winimum area calculations.
Evaluation of PCDs

A proposed PCD shall be evaluated on the basis of public benefits provide
possible impacts of the project, and consistency with the City's Land Use

Policies.

1.

Public benefit features in PCDs
Any public benefit feature eligible for a bonus in any downtown zone may b

considered as part of a PCD in any downtown zone where PCDs are permitted .

Public benefits

A proposed PCD shall provide one or more of the following elements:
housing, services, employment, increased public revenue, strengtheniy
of neighborhood character, improvements in pedestrian circulation or
urban form, and/or other elements which further an adopted City poliq
and provide -a demonstrable public benefit. ‘
Potential impacts s

The potential impacts of a proposed PCD shall be evaluated, including
but not necessarily limited to, the impacts on transportation systemd
parking, energy, and public services, as well as environmental factor
such as noise, air, 1ight, glare, and water quality.

The proposed PCD shall be reviewed for consistency with the Downtown
Land Use Policies and the Land Use Policies for other areas adjacent
Downtown which could be affected by the PCD.

When the proposed PCD is located in the Pioneer Square Preservation
District or International District Special Review District, the Board
of the District(s) in which the PCD is Tocated shall review the propo
sal and make a recommendation to the Comnunity Development Director

shall make a recommendation to the Councii.

-28-

cs 19.2

[I=]

to

ho




-

.

The maximum area eligible for a bonus and the review criteria for public
benefit features may be varied. The square foot age of such public benefijt
features shall be exempt from FAR calculations. In those zones where a
bonus value has not been established for a public benefit feature, the !
value shall be the same as the value of the feature in the nearest zone fpor
which a value is established.
G. Exceptions to standards :
1. Portions of a project may exceed the floor area ratio permitted in the
zone or zones in which the PCD is located, but the floor area ratio of

the PCD as a whole shall meet the requirements of the zone or zones ih
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which it is located.

2.  Except as provided in subsection E3, any requirements pf this Chapter

may be varied through the PCD process.

3.. Exceptions to the following provisions shall not be permitted through

the PCD process:

a. The following provisions of Subchapter I, General Standards:
(1) The maximum height permitted for any use in the zone
(2) Light and glare standards
(3) Noise standards
(4) Odor standards
(5) Minimun sidewalk widths
(6) View corridor requirements
(7) Nonconforming uses
(8) Nonconforming structures, when the nonconformity is to
one of the standards 1isted in this subsection.
b. Use provisions except for provisions for principal and accessory
parking =
¢. Transfer of development rights. regulations
d. Bonus values-assigned to public benefit features. o3
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23.49.38 lots Located in More Than One Zone
When a lot is located in more than one zone, the regulations for each zone sh
apply ‘to the portion of the Tot located in that zone.
23.49.,40 Sign Standards 7
The regulations in this Section shall not apply to PSM, IDM, and IDR zones, of
the portions of PMM zones Tocated in a Historic District. In areas of PMM zoi
Tocated outside of a Historic District, these regulations may be modified by {
provisions of the Pike Place Urban Renewal Plan.
A. On-premise signs
1. Mumber and type of permitted signs
a. FEach use may have one sign for each three hundred lineal feet, ¢
portion thereof, of frontage on public rights-of-way, except
alleys. The sign may be a pole, ground, wall, marquee, under

marquee, projecting or combination sign.

b. In addition to the signs permitted by subsection Ala, each use may

have one sign for each thirty lineal feet, or portion thereof, q
frontage on public rights-of-way, except alleys. The sign may b
a wall, ground, marquee, under marquee, or projecting sign.

c¢. In addition to the signs permitted by subsectiens Ala and Alb,
each multiple business center may have one wall, marquee, under
marquee, projecting or combination sign for each three hundred
tineal feet, or portion thereof, of frontage on public rights-of
way, except alleys.

2. There shall be no maximum area limits for on-premise signs,

3. Rotating and changing image signs shall be permitted.

B. Off-premise signs

1. Billboards which replace nonconforming biliboards in off-premise local-

tions shall be permitted, pursuant to Section 49.04 of the Seattle
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Building Code. No new billboards shall be parmitted.
2. Off-premise directional signs shall be permitted.
C. Sign height -and roof signs
1. No portion of an on-premise or off-premise sign shall be located mors
than sixty-five feet above the elevation of the sidewalk at the stredt
property line closest to the sign. '
2.  No sign, whether on-premise or off-premise, shall be 1ocated on the

roof of a structure.

Subchapter II: Downtown Office Core 1
PART 1 USE PROVISIONS

23.49.42 Downtown Office Core 1, Permitted Usos

A. A1 uses shall be permitted outright except those specifically prohibited by
Section 23.49.44, those permitted only as conditional uses by Section
123.49.46, and parking, which shall be regulated by Section 23.49.45,

B. All uses not prohjbitgd sha]},pe permitted as eithgr principal or accessony
uses. S R g

23.49.44 Downtown Office Core 1, Prohibited Uses

The following uses shall be prohibited as both principal and acces:ory uses:

A. Drive-in businesses, except gas stations located in parking garages;

B, Outdoor storage;

C. AlIl general manufacturing uses;

D. All salvage and recycling uses except recycling collection stations: and

E. AIl industrial uses.

23.49.45 Downtown Office Core 1, Principal and Accessory Parking
A. Principal use parking
1. Principal use parking garages for Tong term parking in areas shown on
Map IIA may be permitted as conditional uses, pursuant to Section
23.49.46. Principal use parking garages for long term parking shall be

prohibited in other locations.
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B. Accessory parking

1.

23.49.46 Downtown Office Core 1, Conditional Uses

A. A1l conditional uses shall meet the following criteria:

1.

2.

B, - Principal use parking garages for Yong term parking in areas designated on
Map I1A, and for short term parking at any Tocation, except those permitteyl

outright by Section 23.49.45B2, may be permitted as conditional uses, if t

Principal use parking garages for short term parking shall either be
a. Permitted outright when the garage contains short term parking
spaces for which additional floor area is granted pursuant to

Section 23.49.50; or

b.- Conditional uses in all-other cases, pursuant to Section 23.49.46.

Principal use surface parking areas shall be prohibited, except that

temporary principal use surface parking areas may be permitted as cor

ditional uses pursuant to Section 23.49.46.

Accessory parkiny yarages tor both long term and short term parking
shall be permitted outright, up to the maximum parking Timit estab-
lished by Section 23,49,16, Parking Quantity Requirements.

Accessory surface parking areas shall not be permitted, except that
temporary accessory surface parking areas may be permitted as con-

ditional uses pursuant to Section 23.49.46.

The use shall be determined not to be materially detrimental to the
public welfare or injurious to property in the zone or vicinity in

which the property is located.

In authorizing a conditional use, adverse negative impacts may be mitji-

gated by imposing requirements or conditions deemed necessary for the

protection of other properties in the zone or vicinity and the public

interest. The Director or Council shall deny the conditional use if [it

is determined that the negative impacts cannot,bg;mitigated satisfac-

torily.
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23.49.48 Downtown Office Core 1, Floor Area Ratio -(FAR)

A. General standards

Director finds that:
1. Traffic from the garage will not have substantial adverse effects on
peak hour traffic flow to and from Interstate 5, or on traffic cir-

culation in the area around the garage; and

2. The vehicular entrances to the garage are 1ocatedrso that they will not

disrupt traffic or transit routes; and
3. The traffic generated by the garage will not have substantial adversg
effects on pedestrian circuiation.

Temporary surface parking areas located -on lots vacant on or before Januarny

1, 1985, or on lots which become vacant as a result of a City-initiated aba-

tement action, may be permitted as conditional uses according to- the

following standards:

1. The standards stated for garages in subsection B are met; and

2. The lot is screened and landscaped according to the provisions of
Section 23.49.20, Screening and Landscaping of Surface Parking Areas
and

3. The permit may be issued for a maximum of two years and shall not be
reneved .

City facilities and public projects which do not meet development standards

may be permitted by the City Council -pursuant to Chapter 23.80, Decisions

Requiring Council Approval. R -

Rooftop features more than fifty feet above the roof of the structure on

vihich they are located may be authorized by the Council as a conditional Tse

pursuant to Chapter 23.80, Decisions Requiring Council Approval, according

to the criteria of Section 23.49.08, Structure Height.

PART II DEVELOPMENT STANDARDS
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1. The floor area ratio (FAR), as provided in subsection B, shall deter
mine the gross floor area permitted for all types of uses.
2. ~ The maximum FAR established in subsection B may be achieved by pro-
viding public benefit features pursuant to Section 23,49.5C, or by th
transfer of developmeat rights pursuant to Section 23.49.52.
B.. Permitted FAR

Permitted FAR shall be as follows:

R

14

FLOOR AREA RATIO

Max imum With Bonus for

Public Benefit Features Maximum with Housing

Other Than Housing or Bonus or Transfer of

TOR Other Than From Development kights
Base Low Income Housing From Low Income iHousing
10 15 ) 20

C. Exempticons from FAR calculations

1. The following areas shall be exempt from base and maximum FAR

calculations:

a. Ml gross floor area below grade.

b. A1l gross floor area located above grade which is used for prin-
cipal or accessory short term parking, or for parking accessory fto
residential uses, up to one space per dwelling unit.

c.

2. As an allowance for mechanical equipment, three and one-ha]f'percent’of

the gruss floor area of a structure shall not be counted in gross flopr

The gross floor area of public benefit features which satisfy th

o

requirements of Section 23.49.50, Ratios for Public Benefit Fea-
tures, and satisfy the Pubiic Benefit Features Rule. For all
fzatures except housing, the exemption shall apply whether the

feature is granted a floor area bonus or not, regardless of maxi

mum bonusable area limitations.

Gt ~34-
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drea calculations. The allowance shall be calculated on the gross flpor
area after all exempt space permitted under subsection C1 has: been
deducted. Mechanical equipme; .ocated on the roof of a structure,
whether enclosed or not, shall e calculated as part of the total grgss
floor area of the structure. =
23.49.50 Downtown Office Core 1, Ratios for Public Benefit Features
A. General provisions
1. No floor area beyond the base FAR shall be granted for any project

which causes:

a. The destruction of any designated feature of a Landmark structure,
unless authorized by the Landmarks Board; or

b. The demolition on the project Tot of housing which has been
occupied at any time since January 1, 1974, if actions equivalent
to total housing replacement, as defined in the Public Benefit
Features Rule, are not taken. Housing replacement in excess of
that required by the Housing Preservation Ordinance, not to ‘excqed
seventy-five percent of the gross floor area of the replacement
housing provided, may be used to qualify for a housing bonus under
the Public Benefit Features Rule, A housing replacement bonus nlay
be granted even if no other public benefit features are provide
on the project lot.

2. AMdditional gross floor area may be permitted up to the "maximum FAR
with housing” described in Section 23.49.48 when low or moderate 1ncope
housing is included in the development proposal and the following cri-
teria are met: '

a. Except when a housing bonus is granted for replacement housing
pursuant to subsection Alb, gross floor area equivalent to three
times the area of the lot shall be earned through the provision pf

public benefit features other than housing or from transfer of

-35-
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development rights other than from low income housing, before a
! housing bonus may he used.
2 b. The housing bonus shall be granted by the Director based or a )
' 3 - Tinding by the Director of Community Development that the propoged .
4 housing satisfies the Public Benefit Features Rule.
] 5 3.  The Director shall review the design of any public benefit feature ir
6 subsection B and determine vhether the feature, as proposed for a spa-
cific project, provides a public benefit and is consistent with the
7
definitions in Chapter 23.84 and with the Public Benefit Features Rule.
8
: 4.  Except for housing, human services and day care, all public benefit
‘ ° features provided in return for a bonus shall be located on the same
10 lot or abutting public right-of-way as the project in which the bonug
11 floor area is used.
12 8. Public benefit features
13 If the Director approves the design of public benefit features according to
ia subsection A, floor area bonuses shall be granted, as follows:
i 15 MAXIMUM AREA OF PURLIC
: PUBLIC BENEFIT BENEFIT FEATURE ELIGIBLE
; 16 . _FEATURE BONUS RATIO! FOR BONUS )
17 Human Service Use in 76 10,000 square feet
New Structure
18 Human Service Use in 3.56 10,000 square feet
Existing Structure s
Day Care in New Structure 12,56 10,000 square feetd
19 Day Care in Existing Structure 6.56 : -~ 10,000 square feetd
j Cinema 7 15,000 square feet
20 Shopping Atrium in 6 or 82 15,000 square feet
~areas shown on
21 Map 118 .
Shopping Corridor in 6 or 7.53 : . 7,200 square feet
areas shown on
22 Map 1IB
Retail shoppine in areas 3 0.5 times the area of the lot,
23 shown on Map IIB not to exceed 15,000 square ifeet
Parcel Park 5 7,000 square feet
24 Rooftop Garden, 2.5 20% of 1ot area
Street Accessible
25 Rooftop Garden, 1.5 30% of lot area
E Interior Accessible 3
HiTlclimb Assist in areas 1.0 FARS Not applicabie
26 shown on Map IIB :
: 27
: -36-
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Hillside Terrace in areas 5 6,000 square feet
shown on Map IIB

Sidewalk widening if required 3 Area necessary to meet
by Section 23.49.16 required sidewalk width

Overhead weather 3.or 4.53 10 times the street
protection on Pedestrian I frontage of the 1ot
streets designated on
Map 1ID

Sculptured Building Top 1.5 square feet 30,000 square feet - .z

per square foot
of reduction
small Lot Development 2.0 FARY Not applicable
Short term Parking, 1 - 200 parking spaces
above grade, in areas
shown on Map 1IB
Short term Parking, 2 200 parking spaces
below grade, in areas
shown on Map 1IB

Performing Arts Theater 12 Subject to the Public Benefit
. Features Rule -

Museums : 5 30,000 square feet

Urban Plaza 5 15,000 square feet

Public Atrium 6 5,500 square feet

Transit Station Access in 15,000 to 30,000 2 per lot
areas shown on Map 1IB  square feet

Housing : Subject to the Subject to the Public
. Public Benefit Benafit Features Rule; maximum
Features Rule amount of bonus is 7 times

the area of the lot.

1'Ratio of additional square feet of floor area granted per square foot of
public benefit feature provided.

2 Amount depends on height of the shopping atrium.

3 Higher bonus is granted when skylights are provided.

4 This is the amount of bonus granted when the public benefit feature is
provided, regardiess of its size,

5 Daycare space from 3001 to 10,000 square feet bonused at same ratio as
human service uses,

6 Human service and day care may be provided in another zone; in that case,
bonus ratio subject to Public Penefit Features Rule. B

7 Amount of bonus granted subject to Public Benefit Features Rule.

23.49.52 Downtown Office Core 1, Transfer of Development Rights

A, Transfer of development rights within the same downtown block
Development rights may be transferred to lots in DOC1 zones from lots
1ccated on the same block. The maximum FAR permitted on a receiving Tot i
DOC1 zones when a transfer of development rights from sending lots on the
same downtown block is used shall be fifteen, except that when the sending

lot or Tots contain Tow income housing and the requirements of subsection

are satisfied, the maximum FAR ¢hall be twenty.
-37-
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B.. Transfer of development rights between different downtown blocks
Development rights may be transferred to lots in DOC1 zones from sending
lots on different blocs which contain low income housing or Landmark stru
tures, or from infill Tots in PSM zones, as provided below:

1.

Transfer from low.income housing

a.

Transfer from Landmark structures or infill lots in PSM zones

- The low income housing on the sending lot shall be certified by

" the Director of Community Development as satisfying the Public

e,

Development rights may not be transferred from lots containing 1
income housing unless gross floor area equivalent to three times
the area of the receiving lot has been achieved on the receiving
Tot through the use of bonuses for public benefit features other
than housing, or from the transfer of development rights other
than from low income housing.

Lots containing Tow income housing from which develcpment rights
are transferred may be located in any downtown zone except PMM,
DH-1 and DH-2 zones.

Each structure on the sending lot shall have the greater of fift
percent of total gross floor area, or the gross floor area in us
as low income housing on January 1, 1983, committed to Tow incom
housing use. .

Sending lots shall have gross floor area equivalent to at least
one FAR in low income housing use. S

Surface parking areas shali not be included in the area of the
sending lot for purposes of calculating the amount of developmen

rights which may be transferred.

Benefit Features Rule.
The maximum FAR permitted on a receiving lot in DOC1 zones when

development rights are transferred from sending lots containing

low income housing shall be twenty.
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C.

Standards for sending lots

1.

The gross floor area that may be transferred from any sending lot to
receiving lot, subject to the limitations in subsections A and B, shq

be as follows:

a.

Landmark structures from which development rights may be trans-

ferred shall be located in DOCI, DOC2, or DRC zones, or on lots|i

DMC zones located south of Virginia Street.

Landmark structures on sending lots shall be restored and main-
tained as required by the Landmarks Board, according to the pro
dures in the Public Benefit Features Rule.

Lots proposed for infill development in PSM zones from which de
lTopment rights are transferred must have been vacant as of Janud
1, 1984, For the purposes of this provision, structures with
abatement orders as of January 1, 1984, and surface parking ared
including minor structures accessory to parking operations, shal
be considered vacant. 77

The maximum FAR permitted on a receiving lot in DOC1 zones when

development rights are transferrgg from Landmark structures or

infill lots shall be fifteen.

When the sending lot is located in a DOC1 or DOC2 zone, the grog
floor area that may be transferred shall be the area of the
sending Tot times the base FAR of the sending lot, minus any
existing gross floor area on the sending Tot, excluding any exen
tions permitted by the regulations of the zone,

When the sending Tot is located in a DRC, IDR or IDM zone; or a
DMC or DMR zone with a height 1imit of less than two hundred and
forty feet; the gross floor area that may be transferred shall b

six times the area of the sendiag lot, minus any existing grosg

floor area on the sending lot, excluding any exemptions permittled

by the regulations of the zone.
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c¢. When the sending lot is located in a DMC or DMR zone with a two
hundred and forty foot height 1imit, the gross floor area that nay
be transferred shall be eight times the area of the sending lot)
excluding any exemptions permitted by the regulations of the zore.
d. When the sending lot is located in a PSM zone, the gross floor
area that may be transferred shall be either: )
(1) Six times the area of the -ending Tot, minus any existing
. above grade gross floor area on the sending lot, for trans-|
fers from low income housing or wi;hin block transfers not
from infill development; or o
(2) The amount of gross floor area permitted by the development
. standards of the PSM zone and the Pioneer Square Preservatipn
District, minus any above grade gross floor area to be builf

on the sending lot, when the transfer is from proposed infil

—

development .
2. - Wnhen development rights are transferred from a sending lot in DOC1
zones, the -amount of gross floor area which may then be built on the
sending lot shall be equal to the area of the Tot multiplied by the

applicable FAR 1imit set in Section 23.49,48, minus the total of:

a. The existing gross floor area on the lot, less any exemptions pef
mitted under Section 23.49.48C; plus e
b. The amount of gross floor area that was transferred from the lot
Transfer of development rights agreements
1. The fee owners of sending and receiving lots shall execute a deed or
‘ other agreement which shall be recorded with the title to both lots.
2. The agreement or deed shall be for a term which equals or exceeds the
Tife of the project on the receiving lot for which the rights were
transferred.
3. For transfers from lots containing low income housing, the agreement
shall provide for the maintenance of the low income housing on the

sending lot for a minimum of twenty years.

-40-

Ccs 192

ey

=)



o

10
11

12
13
14
15

17

18

19

20

21

23

24

25

26

27

28

The agreement or deed shall state that the development rights trans-
ferred from the sending lot to the receiving lot may not be reclaime
uniess the project on the receiving lot, or that portion of the proj
for which the rights were transferred, is demolished. The deed or
agreement shall also provide that its covenants or conditions shall
with the land and shall be specifically enforceable by any party or |
the City of Seattle.

23.49.54 Downtown Office Core 1, Street Level Use Requirements

Street level uses listed in subsection A shall be required on streets designat

on Map ITA. Required street level uses shall meet the standards of this

Section,

A.

B.

Types of uses i

The following uses shall qualify as required street level uses:

6.

Retail sales and services, except lodging;

Human service uses and day care centers;

Customer service offices;

Entertainment uses, ing]ydjng cinemas and theaters;
Museums ; :

Public atriums.

General standards

1.

A minimum of seventy-five percent of each street frontage to which

street level use requirements apply shall be occupied by uses 1isted

subsection A. The remaining twenty-five percent of the street front]ge

may contain other permitted uses and/or pedestrian or vehicular entr
ces. The frontage of any exterior public open space which satifies t
Public Benefit Features Rule, whether it receives a bonus or not, and
any outdoor common recreation area required for residential uses, sha

not be counted in street frontage.
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2. Required street level uses shall be located within ten feet of the
street property Tine or shall abut a bonused public open space. When
sidewalk widening is required by Section 23.49,22, the ten feet shal}
measured to the line established by the new sidewalk width, rather th
the street property line.

3. Eecept DHr day care centers, pedestrian access to required street ley
uses snall be provided directly from the street or a bonused public
oﬁen space. Pedestrian entrances shall be located no more than thres
feet above or below sidewalk grade or shall be at the same elevation
the abutting bonused public open space.

23.49.56 Downtown Office Core 1, Street Facade Requirements

Standards for the street facades of structures are established. for the followi
elements: '

Minimum facade heights Biank facade limits

Setback timits Screening of. parking

Facade transparency Street trees.

These standards shall apply to each lot line of a lot which abuts a street
designated on Map 1ID as having a pedestrian classification., The standards fo
each street frontage shall vary according to the pedestrian classification of
the street on Map IID, and whether property line facades are required by Map
11C. :

A. Minimun facade height
1. Minimum facade height shall be as described in the Chart below, Exhib
49.56A, but minimum facade heights shall not apply when all portions

the structure are lower than the elevation of the required: minimum

facade height listed below.

Class 1 Pedestrian Streets
and All Streets VWhere Property "lass II Pedestrian

Line Facades Are Required Streets .
Minimum facade heightl Minimum facade height!
35 feet 25 feet

1Except as modified by view corridor requirements
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B.

2.

Facade setback limits

1.

s . o~

On designated view corridors specified in Section 23.49.24, the minimum

facade height shall be the required elevation of the setback, when it

is Tess than the minimum facade height required in subsection A1,

Setback 1imits for property line facades
The following setback 1imits shall apply to all streets designated on

Map 1IC as requiring property line facades.

.

The facades of structures fifteen feet or less in height shall &

Tocated within two feet of the street property line.

Structures greater than fifteen feet in height shall be governed

by the following criteria: 19

(1) No setback 1imits shall apply up to an elevation of fifteen
faet above sidewalk grade.

(2) Between the elevations cf fifteen and thirty-five feet abo
sidewalk grade, the facade shall be located within two feet
of the street property line, except that:

i. Any exterior public open space which satisfies the
Public’ Benefit Features Rule, whether it receives a
bonus or not, and any outdoor -common recreation area
required for residential uses, shall not be considered
part of a setback.

ii. Setbacks between the elevations of fifteen and thirty-
five feet above sidewalk grade at the property line
shall be permitted according to the following standard
Exhibit 49,56B:

- The maximum setback shall be ten feet,
- The total area of a facade which is set back more

than two feet from the street property line shall n

the elevations of fifteen and thirty-five feet,
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2.

~ No setback deeper than two feet shall be wider tha

twenty feet, measured parallel to the street property

line,

- The facade of the structure shall return to within
two feet of the street property line between each
setback area for a minimum of ten feet. Balcony
railings and other nonstructural features or walls
shall not be considered the facade of the structurg,

c. When sidewalk widening is required by Section 23.49.22, setback
standards shall be measured to the line established by the new
sidewall width rather than the street property line.

General setback limits

The following setback limits shall apply on streets not requiring prq

perty Tine facades, as- shown on Map IIC. Except when the entire stric-

ture is fifteen feet or less in height, the setback Timits shall applly

to the facade between an elevation of fifteen feet above sidewalk grdde

and the minimun facade height established in subsaction A, Exhibit

49.56C. When the structure is fifteen feet or less in height, the

setback 1imits shall apply to the entire street facade.

a. The maximum area of all setbacks between the. lot line and facadd
along each street frontage of a lot shall not exceed the -area
derived by multiplying. the averaging factor by the width of the
street frontage of the structure along that street, Exhibit
49.56D. The averaging factor shall be five on Class I pedestriah
streets and ten on Class II pedestrian streets.

b, The maximum width, measured along the street property line, of a
setback area exreeding a depth of fifteen feet from the street
property line shall not exceed eighty feet, or thirty percent of
the lot frontqge on that street, whichever is less, Exhibit
49.56D, N
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C.. Facade transparency requirements

1.

* Facade transparency requirements shall apply to the area of the facad
betwzen two feet and eight feet above the sidewalk. Only clear or:
lightly tinted glass in windows, doors, and display windows shall be
considered transparent. Transparent areas shall allow views into the
structure or into display windows from the outside.
When the transparency requirements of this subsection are inconsisten
with the glazing limits in the Energy Code, this subsection shall
apply.

Transparency requirements shall be as follows:

a.

£

The maximum setback of the facade from the street property line
at intersections shall be ten feet. The minimum distance the
facade must conform to this 1imit shall be twenty feet along ea
street, Exhibit 49.56E,

Any exterior public open space which satisfies the Public Benefi
features Rule, whether it receives a bonus or not, and any outd
common recreation area required for residential uses, shall not
considered part of a setback, Exhibit 49.56C.

When sidewalk widening is required by Section 23,49,22, setback
standards shall be measured to the Tine established by the new

sidewalk width rather than the street property line,

Class I pedestrian streets: A minimum of sixty percent of the
street level facade shall be transparent.

Class II pedestrian streets: A winimun of thirty percent of the

street level facade shall be transparent.

khen the slope oF the street frontage of the facade exceeds
seven and on~ half percent, the required amount of transparency
shall be reduced to forty-five percent on Class I pedestrian

streets and twenty-two percent on Class Il pedestrian streets,

-45.
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D.

Blank facade Timits

1.

General provisions

a.

b.

Blank facade Timits for Class I pedestrian streets:

A

Blank facade 1imits for Class II pedestrian streets:

a.

Blank facade limits shali apply to the area of the facade betwedn
two feet and eight feet above the sidewalk.
Any porticn of a facade which is not transparent shall be con-

sidered to be a blank facade.

Blank facades shall be no more than fifteen feet wide except ton
garage doors which may exceed fifteen feet. Blank facade width
may be increased to thirty feet if the Director determines that
the facade is enhanced by architectural de*ailing, artwork,
landscaping, or similar features that have visual -interest, The
width of garage doors shall be Vimited to the width of the dri-
veway plus five feet, 7
Any blank segments of the the facade shall be separated by
transparent areas at Teast two feet wide.

The total of all blank facade segments, including garage doors,
shall not exceed forty percent of the street facade of the strucl-
ture on each street frontage: or fifty-five percent if the siope
of the street. frontage of the facade exceeds seven and one half

percent.,

Blank facades shall be no mere than thirty feet wide, except fop|
garage doors which may exceed thirty feet. Blank facade width may
be increased to sixty feet if the Director determines that the

facade is enrhanced by architectural detailing, artwork, Tandscap

ing, or similar features that have visual interest. The width of |

garage doors shall be Timited to the width of the driveway plus

five feet.
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E.

Screening. of parking
1. ~ Parking located at or above street level in a garage shall be screeng

according to the following requirements:

a.

2.  Surface parking areas shall be screened and landscaped ‘pursuant to

Section 23.49.20, Screening and Landscaping of Surface Parking Areas.

o —

Any blank segments of the facade shall be separated by transparent

areas at least two feet wide.

The total of all blank facade segments, inctuding garage doors,
shall not exceed seventy percent of the street facade of the
structure on each street frontage; or seventy-eight percent if {
stope of the street frontage of the facade exceeds seven and ong

half percent.

On Class I pedestrian streets, parking shall not be permitted af
street levei unless separated from the street by other uses, prd
vided that garage doors need not be separated,

On Class II pedestrian streets, parking shall be permitted at )

street Tevel when at least thirty percent of the strect frontagd

of the parking area, excluding that portion of the street frontage

occupied by garage doors, is separated from the street by other
uses. The facade of the separating uses shall be subject to thd
transparency and blank wall standards for Class I pedestrian

streets in subsecticns C and D. The remafning parking shall be

screened from view at street Tevel and the street facade shall He

enhanced by architectural detailing, artwork, landscaping, or

similar visual interest features.

The perimeter of each floor of parking garages above street Tevel

shall have an opague screen at Teast three and one half feet high,
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F.

Street tree requirements

Street trees shall be required on all streets abutting a lot. When areaways

are located beneath the sidewalk, the street trees shall be planted in he

grade containers with provisions for watering the trees. Street trees sh

be planted according to the City of Seattle Board of Public Works Tree

Planting Standards.

23.49.58 Downtown Office Core 1, Upper Level Development Standards

The regulations in this Section shall apply to all structures in which any f1

above an elevation of one hundred twenty-five feet above the sidewalk exceeds

fifteen thousand square feet.

A,

Coverage 1limits

On streets designated on Map IID as having a pedestrian classification,

coverage limit areas shall be established at two elevations:

1.

2.

Between an elevation of one hundred twenty-five feet and two hundred

forty feet above the adjacent sidewalk, the area within twenty feet ¢

each street property 1ine and sixty feet of intersecting street pro-

perty lines, Exhibit 49.58A, shall be established as the coverage linit

area,

Above an elevation of two hundred forty feet above the adjacent

sidewalk, the area within forty feet of each streat property 1line and

sixty feet of intersecting street property lines, Exhibit 49,587, shd

be established as the coverage 1imit area,

The percent of the coverage 1limit area which may be covered by a por-

tion of a structure shall be as follows:

Lots With One

Lots Hith Two or More
Elevation Street Frontage

Street Frontages
Lots 40,000 Lots greater than

square feet or 40,000 square
less in size feet in size
126' to 240' 60% 40% 20%
Above 240' 50% 40% 20%
-48-
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B,

To qualify as uncovered area, at least half the area required to be
uncovered shall be contiguous and shall have a minimum depth of fiftg
feet,

To meet the coverage 1imits, a lot may be combined with one or more
abutting lots, whether occupied by existing structures or not, provid

that:

a. ‘The coverage of all structures on they]ots meets the limits set|i

this subsection A; and

b. The fee owners of the abutting lot{s) shall execute a deed or
other agreement, which shall be recorded with the title to. the
lots, which restricts future development so that in combination

with the other lots, the coverage iimits shall not be exceeded,

Maximum facade lengths
‘A maximum length shall be established for facades above an elevation of orle
:hundred twenty-five feet above the adjacent sidewalk. This maximum length
shall be measured paraliel to each street property 1ine of streets desig-
nated on Map IID as having a pedestrian ¢lassification and shall apply to
any portion of a facade, including projections such as balconies, which ig
located within fifteen feet of street property lines,

1. The maximum length of facades above an e]evgtion of one hundred twently-
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five feet shall be as follows:

Lots With One Lots Hith Two or More

Elevation Street Frontage Street Frontages
Lots 40,000 Lots greater than
square feet or 40,000 square
less in size feet in size
126' to 240! 120! 120°* ; 120'
Above 240" 90'1 -+ 120" 90°1

Iabove a height of two hundred forty feet, for each half percent
reduction of coverage in the coverage 1imit area from the requirement
established in subsection A, the maximum facage Tength may be increas
by one foot up to a maximum of one hundred twenty feet,
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23.49.60 Downtown Office Core 2, Permitted Uses

A.

B.

23.49.62 Downtown Office Core 2, Prohibited Uses

The following uses shall be prohibited as both principal and accessory uses:

A.
B.
c.
D.
E.

23.49.64 Downtown Office Core 2, Principal and Accessory Parking

A.

2. To be considered a separate facade for the purposes of determining the

" 23.49.64, and parking, which shall be regulated by Section 23.49.63.

T
&

RN

maximum facade length established in subsection BI, any portion of a

facade above an e¢levation of one hundred twenty-five feet vhich is 1éss

than fifteen feet from a street property line shall be separated from
any similar portion of the facade by at least sixty feet.
Subchapter III: Downtown Office Core 2
PART I USE PROVISIONS

A1 uses shall be permitted outright except those specifically prohibited|by

Section 23,49.62, those permitted only as conditional uses by Section

A1 uses not prohibited shall be permitted as either principal or accessory

uses.

Drive-in businesses, except gas stations located in parking garages;
Outdoor storage;
A1l general manufacturing uses;

A1 salvage and recycling uses except recycling collection stations;

A1l industrial uses.

Principal use parking B
1. - Principal use parking garages for long term parking in areas shown or

Map IIIA may be permitted as conditional uses, pursuant to Section

23.49.66. Principal use parking. garages for long term parking shall pe

prohibited in other locations.
2. Principal use parking garages for short term parking shall either bej
a. Permitted outright when the garage contains short term parking
spaces for which additional floor area is granted pursuant to

Sec ion 23.49.70; or
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3.

B. Accessory parking

1,

2.

23.49.66 Downtown Office Core 2, Conditional Uses

A. - All- conditional uses shall meet the following criteria:

1.

2,

b. Conditional uses in all other cases, pursuant to Section 23.49.66.

Principal use surface parking areas shall be conditional uses in are

tn

shown on Map IIIA, and shall be prohibited in other locations, except

that temporary principal use surface parking areas may be permitted

w

conditional uses pursuant to Section 23.49.66,

Accessory parking garages for either long term or short term parking

shall be permitted outright, up to the maximum parking limit estab-

lished by Section 23.49.16, Parking Quantity Requirements.

Accessory surface parking areas shall be: " :

a. Permitted outright when located in areas shown onﬁMap I1IA and
containing twenty or fewer parking spaces; or i S

b. Permitted as a conditional use when located in areas shown on Map
ITIA and containing more than twenty spaces; or

¢. Prohibited in areas not shown on Map IIIA, except that temporary
accessory surface parking areas may be permitted as conditional

uses pursuant to Section 23.49,66.

The use shall be determined not to be materially detrimental to the
public welfare or injurious to property in the zone or vicinity in
which the property is located. 2

In authorizing a conditional use, adverse negative impacts may be mitfi-
gated by imposing requirements or conditions deemed necessary for the
protection of other properties in the zone or vicinity and the public
interest. The Director or Council shall deny the conditional use if t

is determined that the negative impacts cannot be mitigated satisfac-

torily.
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B.

C.

D.

1. The standards stated for garages in subsection B are met; and

Principal use parking garages for long term parking in areas designated of

Map ITIA, and for short term parking at any location, except those permitiled

outright by Section 23.49.64B2, may be permitted as conditional uses, if the

Director finds that: e

1.~ Traffic from the garage will not have substantial adverse effects on
peak hour traffic flow to and from Interstate 5, or on traffic cir-
culation in the area around the lot; and

2. The vehicular entrances to garage are 1anted so that they will not
disrupt traffic or transit routes; and

3. _The traffic generated by the garage will not have substantial adverse
effects on pedestrian circulation.

Surface parking areas where permitted as a conditional use by Section

23.49.64, and temporary surface parking areas located on lots vacant on of

before January 1, 1985, or on lots which become vacant as a result of a

City-initiated abatement action, may be permitted as conditional uses

according to the following standards:

2. The Tot is screened and landscaped according to the provisions of
Section 23.49.20, Screening and landscaping of Surface Parking Areas;
and - .

3.  For temporary surface parking areas, the permit may be issued for a
maximum of two years and shall not be renewed.

City facilities and public prejects which do not meet development standardg

may be permitted by the Council pursuant to Chapter 23,80, Decisions Requig-

ing Council Approval.

Rooftop features more than fifty feet above the roof of the structure on

which they are located may be authorized by the Council as a conditional uge

pursuant to Chapter 23.80, Decisions Requiring Council Approval, according

to the criteria of Section 23.49.08, Structure Height,
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PART II DEVELOPMENT STANDARDS

23.49.68 Downtown Office Core 2, Floor Area Ratio (FAR)

A. General standards L :
1. The floor area ratio (FAR), as provided in subsection B, shall deter
mine the gross floor area permitted for all nonresidential uses,
2, The maximum FAR established in subsection B may be reached by providj
public benefit features according to Section 23.49.70, or by the
transfer of development rights according to Section 23.49.72,
B. Permitted FAR &S ' i
Permitted FAR shall be_.as follows:
FLOOR AREA RATIQ
Maximum With Bonus for
Public Benefit Features
Other Than Housing or Maximum With Housing Bonus
TOR Other Than From lLow or Transfer of Development
“Base Income Housing Rights From Low Income Housing
8 11 14
C. Exemptions from FAR calculations
1. The following areas shall be exempt from base and maximum FAR
calculations:
a. A1 gross floor area in residential use, éxcept on sending lots

from which development righps are transferred according to Secti

23.49.72C.

A1l gross floor area below grade.
A1l gross floor area located above grade vhich is used for prin-
cipal or accessory short term parking, or for parking accessory

residential uses, up to one space per dwelling unit.
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23.49.70 Downtown Office Core 2, Ratios for Public Benefit Features

A. General provisions

1.

As an allowance for mechanical equipment, three and cne-half percent
the gross floor area of a structure shall not be counted in gross fl
area calculations. The allowance shall be calculated on the gross
floor area after all exempt space permitted under subsection C1 has
been deducted. Mechanical equipment located on the roof of a struc-
ture, whether enclosed or not, shall be calculated as part of the

total gross floor area of the structure.

No floor area beyond the base FAR shall be granted for any project

which causes:

a.

b.

The gross floor area.of public benefit features which satisfy ti
requirements of Section 23.49.70, Ratios for Public Benpefit Fea-
tures, and the Public Benefit Features Rule, whether granted a
floor area bonus or not, regardless of maximum bonusable area

Timitatijons.

The destruction of any designated feature of a Landmark structu
unless authorized by the Landmarks Board; or '
The demolition on the project lot of housing which has been
occupied at any time since January 1, 1974, if actions equivalen
to total housing replacement, as defined in the Public Benefit
Features Rule, are not taken. Housing replacement in excess of
that -required by the provisions of the Housing Preservation
Ordinance, not to exceed seventy-five percent of the gross floor
area of the replacement housing provided, may be used to qualify
for a housing bonus under the Public Benefit Features Rule., A
housing replacement bonus may be granted even if no other publig

benefit features are provided on the project lot.
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"2, Additional floor area may be permitted up to the "maximum FAR with

s

housing" described in Section 23.49.68 when Tow or moderate income

housing is included in the development proposal and the following crj-

teria are met: . :

a. Except when a housing bonus is granted for replacement housing
pursuant to subsection Alb, gross floor area equivalent to two
times the area of the Tot shall be earned through the provision|of
pubtic benefit features other than housing or frem transfer of
development rights other than fromtlpw income housing, before a
housing bonus may be used. b

5. The housing bonus shall be granted by the Director based on a

finding by the Director of Community Development that the propog

D
o

housing satisfies the Public Benefit Features Rule,

3. The Director shall review the design of any public ‘benefit feature ir

subsection B and determine whether the feature, as proposed for a spd
cific project, provides a public benefit and is consistent with the
definitions in Chapter 23.84 and the Public Benefit Features Rule.

4.  Except for housing, human services and day care, all public benefit

' features provided in return for a bonus shall be located on the same
lot or abutting public right-offway as the project in which the bonus

floor -area is used.

Public benefit features

If the Director approves the design of public benefit features according to

subsection A, floor area bonuses shall be granted, as follows:
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'PUBLIC BENEFIT
FEATURE

BONUS RATIOL

MAXIMUM AREA OF PUBLIC
BENEFIT FEATURE
ELIGIBLE FOR BONUS

Human Service Use in
New. Structure
Human Service Use in
Existing Structure
Daycare in New Structure
Daycare in Existing Structure
Cinema
Shopping atrium in areas
shown on Map 1IIB
Shopping corridor in areas
shown on Map I1IB
Retail shopping in areas
shown on Map 1118

Parcel park

Street park

Rooftop garden,

street accessible

Rooftop garden,

interior accessible
Hillclimb assist in areas
shown on Map IIIB

Hillside terrace in areas
shown-on Mp IIIB
Sidewalk widening if required
by Section 23.49.16

Overhead weather

protection on Pedestrian I
streets designated on Map II
Sculptured building top

Small lot development
Short term parking,
above grade, in areas
shown on Map IIIB
Short term parking,
below grade, in areas
shown on Map IIIB
Performing arts theatre

Museum

Urban plaza

Public atrium

Transit station access in 1
areas shown on Map I11IB

g6
4,56

166
g6

9
6 or 82
6 or 7.53

4

w_:hm

2

1.0 FAR4

6.5

3

3 or 4,53

1D

1.5 square
feet per
square foot
of reduction

1.5 FAR®
1-5.FA

12

.5
.5

VO

5,000 to 30,000
square feet

Housing Subject to the

Public Benefit
Features Rule

10,000 square feet
10,000 square feet

10,000 square feetd
10,000 square feetd
15,000 square feet
15,000 square feet

7,200 square feet

0.5 times the area of the
Tot, not to exceed
15,000 square feet
7,000 square feet
1 times the area of the lot
20% of lot area

30% of 1ot area
Not applicable
6,000 square feet

Area necessary to meet
required sidewalk width

10 times the street frontage
30,000 square feet

30,000 square feet

Not applicable
200 parking spaces

200 parking spaces

Subject to the Public Benefit
Features Rule
30,000 square feet
15,000 square feet
5,5000 square feet

2 per lot

Subject to the Public
Benefit Features Rule;
maximum amount of bonus
is 4 times the area of
of the lot.
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1 Ratio of additional square feet of floor area granted per square foot
public benefit feature provided.
2 Amount depends on height of the shopping atrium.,
Higher bonus is granted when skylights are provided.

4 This is the amount of bonus granted when the public benefit feature i3

provided, regardless of its size,

Daycare space from 3001 to 10,000 square feet bonused at same ratio as

human service uses.

6 Human services and day care may be provided in another zone; in that dase,

bonus ratio subject to Public Benefit Features Rule,
7 Amount of bonus granted determined in accordance with Public Benefit
Features Rule,

23.49,72 Dpowntown Office Core 2, Transfer of Development Rights

A

Transfer of development rights within the same downtown block

Development rights may be transferred to lots in DOCZ2 zones from Tots

located in the same block. The maximum FAR permitted on a receiving lot i

DOC2 zones when a transfer of development rights from sending lots on the
same downtown block is used shall be eleven, except that when thersending
lot or lots contain low income housing and the requirements of subsection
are satisfied, the maximum FAR shall be fourteen.

Transfer of development rights between different downtown blocks
Development rights may be transferred to lots in DOC2 zones from sending
Tots containing low income housing or Landmark structures, or from infiil
lots in PSM zcnes, as provided below:

1.. Transfer from low income housing

a, Development rights may not be transferred from lots containing 1

income housing unless gross floor area equivalent to two times the
area of the receiving 1at has been achieved on the receiving lat

through the use of bonuses for public benefit features other than

housing, or from the transfer of development rights other than
from Tow income housing. - Z

b. lots containing low income housing from which development rights
are transferred may be located in any downtownrzone axcept PMM,

—Dﬂ:},ﬁﬂd DH-2 zones.
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C.

Transfer from designated Landmark. structures or infill lots in Pionee

Square Mixed zones

a.

Each structure on the sending lot shall have the greater of fifty
percent of total gross floor area, or the gross floor area in usr
as low income housing on January 1, 1983, commitied to low income
housing use.

Sending lots shall have gross floor area eguivalent to at least
one FAR in low income housing use.

Surface parking areas shall not be inciuded in the area of the
sending 1ot for purposes of calculating the amount of development

rights which may be transferred.

The Tow income housing on the sending lot shall be certified by

the Director of Community Development as satisfying %ne the Publjc

Benefit Features Rule.
The maximum FAR permitted on a receiving lot in DOC2 zones when
develepment rights are transferred from sending lots containing

low income housing shall be fourteen.

Landmark structures from which development rights may be trans-
ferred shall be located in DOC1, DOC2, or DRC zones, or on lots in
DMC zones located south of Virginia Street. 7
Landmark structures on sending lots shall be restored and main-
tained as required by the Sezitle Landmarks Board, according to
the procedures in the Public l:iefit Features Rule.

Lots proposed for infill development in PSM zones from which devd.
lopment rights are transferred must have been vacant as of Januarly
1, 1984, For the purposes of this provision, structures with
abatement orders as of January 1, 1984, and surface parking arecs
including minor structures accessory to parking operations, shall
be considered vacant,

The maximum FAR permitted on a receiving lot in DOC2 zones when
development rights are transferred from Landmark structures or

infill lots shall be eleven.
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C. Standards for sending lots
71 1. . The gross floor area that may be transferred from any sending lot to|a
2 receiving lot, subject to the limitations in subsections A and B, shall
3 be as- follows: :
a a. When the sending lot is located in the DOC1 or DOC2 zone, the
5 gross floor area that may be transferred shail be the area of the
6 sending 1ot times the base FAR of the sending lot, minus any
existing gross floor area on the sending l¢t, excluding any exemp-
7 tion permitted by the regulations of the zone,
8 b. When the sending lot is located in a DRC, IDR or IDM zone; or a
9 DMC or DMR zone with a height 1imit of less than two hundred an
10 forty feet; the gross floor area that may be transferred shall Be
11 six times the area of the sending lot, minus any existing gross
12 floor area on the sending lot, ex;]uding any exemptions pers tted
13 by the regulations of the zone.
14 c. HWhen the sending ot is located in a DMC or DMR zone with a two
' is hundred and forty foot height 1imit, the gross floor area that ay
be transferred shall be eight times the area of the sending Jot
e minus any existing floor area on the sending lot, excluding any
7 exemptions permitted by the regulations of the zone,
18 d. When the sending lot is located in a PSM zone, the maximum gross
19 floor area that may be transferred shall be either:
20 (1) Six times the area of the sending lot, minus any existing
21 above grade gross floor area on the sending lot, for transd
22 fers from low income housing or within block transf’errs not
from infill development; or
23
(2) The amount of gross floor area permitted by the development
24 standards of the PSM zone and the Pioneer Square Preservatilon
25 District, minus any above grade gross floor area to be buiilt
26 on the sending lot, when the transfer is from proposed infill]
27 & development.
28 50.
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2. VWhen development rights are transferred from a sending lot in DOC2
zones, the amount of gross floor. area which may then be built on the
sending Jot shall be equal to the area of the lot muitiplied by the
applicable FAR limit set in Section 23.49.68, minus the total of:

a. The existing-gross floor area on the Tot, less any exemptions pgr-

mitted under Section 23.49,68C; plus .
b. The amount of gross floor area which was transferred from the 1dt.

D. Transfer of development rights agreements

‘1. * The fee owners of sending and receiving lots shall execute a deed or
other agreement which shall be recorded with the title to both Jots,

2, . The agreement or deed shall be for a term which equals or exceeds thd

~life of the project on the receiving Tot for which the rights were
7 transferred.

3. ~ For transfers from Tots containing low income housing, the agreement
shall provide for the maintenance of the low income housing for a mini-
mum of twenty years.

4, The agreement or deed shall state that the development rights trans-
ferred from the sending lot to the receiving Tot may not be reclaimed
unless the project on the receiving lot or that portion of the prpject
for which the rights were transferred is demolished. The deed or
agreement shall also provide that its covenants or conditions shall nun
with the land and shall be specifically enforceable by any -party or bly
the City of Seattle.

23.49.74 Downtown Office Core 2, Stra2et level Use Requirements

Street level uses shall be required on streets designated on Map IITA. Required

street Tevel uses shall meet the standards of this Section.

A. Types of uses -

The following uses shall qualify as required street level uses:r

1. = Retail sales and services, except lodging
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6.

B: General standards

1.

2.

3.

23.49,76 Downtown Office Core 2. Street Facade Requirements
Standards for the street facades of structures are estabiished for the followi

elements:

Minimum facade heights

Setback 1imits Screening of parking
Facade,tgansparency Street trees.
-61-

Human service uses and day care centers

Customer service offices

Entertainment uses, including cinemas and theaters -

Museums

Public atriums.

Aminimum of seventy-five percent of each street frontage to which
street level use requirements apply shall be occupied by uses
listed in subsection A. The remaining twenty-five percent of the
street frontage may contain other permitted uses and/or pedestrian of
vehicular entrances, The frontage of any exterior public open space
which satisfies the Public Benefit Features Rule, whether it receive$
bonus or not, and any outdoor common recreation area required for resi-
dential uses, shall not be counted in street frontage.

Required street level uses shall be Tocated within ten feet of the
street property line or shall abut a bonused public open space. Whe
sidewalk widening is required by Section 23.49.22, the ten feet shal]
be measured to the line established by the new sidewalk width, rathep
than the street property line.
Except for day care centers, pedestrian access to required street leyel
uses shall be provided directly from the street-or a honused public
oper space. Pedestrian entrances shall be located no more than thred
feet above or below sidewalk grade or shall be at the same elevation|as

the abutting bonused public open space.

Btank facade Timits
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These standards shall apply to each lot lire of a ot which abuts a street
designated on Map IIID as having a pedestrian classification. The standards for
each street frontage shall vary according to the pedestrian classification of| the

street on Map IIID, and whether property line facades are required by Map IIIC

A. Minimum facade height

1. - Minimum facade height shall be as described in the Chart below, Exhibit

e

49.76A, but minimum facade heights shall not apply when all portionsjof
the structure are lower than the elevation of the required minimum
facade height listed below. . "

Class T Pedestrian Streets -
.and All Streets Where Property Class II Pedestrian

Line Facades Are Required Streets
Minimum facade heightl’ Minimum facade height1
35 feet 25 feet

1Except as modified by view corridor requirements.

2. On designated view corridors specified in Section 23.49.24, the mininum
facade height shall be the required elevation of the setback, when it
is less than the minimum facade height required in subsection Al.

B. Facade setback 1imits i
1.  Setback Timits for property line facades
The following setback 1imits shall apply to a]]rs:feetEVdesignated on
Map 11IC as requiring property line facades. 7 e
a. The facades of structures fifteen feet or less in height shall He
tocated within two feet of the street property 1ine.

b.  Structures greater than fifteen feet in height shall be governed
by the following criteria:
(1) No setback Timits shall apply up to an elevation of fifteen

feet above sidewalk grade,
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C.

(2) Between the elevations of fifteen and thirty-five feet abolye
sidewalk grade, the facade shall be located within two feef
of the street property 1line, except that: o
i. Any exterior public open space which satisfies the
Public Benefit Features Rule, whether it receives a-
bonus or not, and any outdoor common recreation area
required for residential uses, shall not be considered
part of a setback.
ii. Setbacks between the elevations of fifteen and thirtyf
five feet above sidewalk grade at the property line

shall be peraitted according to the following standar

n

s

Exhibit 49.76B:
- The maximum setback shall be ten feet.
- The total area of a facade which is set back more thai
,7 two feet from the street property line shall not exceed

forty percent of the total facade area between the elsg

i

vations of fifteen and thirty-five feet.

- No setback deeper than two feet shall be wider than
twenty feet, measured parallel to the street property
tine.

- The facade of the structure shall return to within twdg
feet of the street property line between each setback
area for a minimum of ten feet. Balcony railings and
other nonstructural features or walls shall not
be considered the facade of the structure.

When sidewalk widening is required according to Section 23.49,24,

setback standards shall be measured to the line established by the

new sidewalk width rather than the street property 1line.
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2,

General setback Timits A :

The following setback 1imits shall abp]y on streets not requiring pr
perty line facades, as shown on Map IIIC. Except when the entire
structure is fifteen feet or less in height, the setback 1imits shall
apply to the facade between an elevation of fifteen feet above sidewalk
grade and the minimum facade height established in subsection A,
Exhibit 49.76C. When the structure is fifteen feet or less in height

the setback 1imits shall apply to the entire street facade.

a.

The maximum area of all setbacks between the lot line and facadd
along each street frontage of a lot shall not exceed the area
determined by multiplying the averaging factor by the width of the
street frontage of the structure along that street, Exhibit
49.76D. The averaging factor shall be five on Class I pedestridn
streets and ten on Class II pedestrian streets. Parking shall rot
be Tocated between the facade and the street lot line.
The maximum width, measured along the street property line, of dny
setback area exceeding a depth of fifteen feet from the streat
property Tine shall not exceed eighty feet, or thirty percent of
the lot frontage on that street, whichever is less, Exhibit
19.760. :

The maximum setback of the facade from the street property lines
at intersections shall be ten feet. The minimum distance the
facade must conform to this Timit shall be twenty feet along each
street, Exhibit 49,76E.
Any exterior public open space which satisfies the Public Benefift

Features Rule, whether it receives a bonus or not, and any outdopr
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D.

Facade transparency requirements

1.

2.

Blank facade 1imits

1.

= - 5

i

common recreation area required for residential uses, shall not|be

considered part of a setback, Exhibit 49.76C.
e. When sidewalk widening is required by Section 23.49.22, setback
standards shall be measured to the 1ine established by the new

sidewalk width rather than the street property line.

Facade transparency requirements shall apply to the area of the facade

between two feet and eight feet above the sidewalk. Only clear or
1ightly tinted glass in windows, doors, and display windows shall be
considered transparent. Transparent areas shall allow views. into the

structure or into display windows from the outside.

Yhen the transparency requirements of this subsection are inconsistent

with the glazing Timits in the Energy Code, this subsection shall

apply.

Transparency requirements shall be as follows:

a. Class I pedestrian streets and street parks: A minimum of sixty
percent of the street level facade shall be transparent.

b. Class Il pedestrian streets: A minimum of thirty percent of the
street level facade shall be transparent.

c. Hhen the siope of the street frontage of the facade exceeds
seven and one half percent, the required amount of transparency
shall be reduced to.forty-five percent on Class I pedestrian
streets and street parks and twenty-two percent on Class II

pedestrian streets.

General provisions

a. Biank facade 1imits shall apply to the area of the facade betweef
two feet and eight feet above the sidewalk. &

b. Any portion of a facade which is not transparent shall- be con-

sidgred to be a blank facade,
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2.

Blank facade limits for Class I pedestrian streets and street parks:

a.

a.

Biank facades shall be no more than fifteen feet wide, except fi
garage doors which may exceed fifteen feet. Blank facade width
may be increased to thirty feet if the Director determines that
the facade is enhanced by architectural detailing, artwork,
landscaping, or similar features that have visual interest, The
width of garage doors shall be limited to the width of the drivd
way plus five feet. ; -

Any blank segments of the the facade shall be separated by trans
parent areas at least two feet wide.

The total of all blank facade segments, including garage doors,
shall not exceed forty percent of the street facade of the strud
ture on each street frontage; or fifty-five percent if the slopsg
of the street frontage of the facade exceeds seven and one-half

percent.

- Blank facade limits for Class II pedestrian streets:

Blank facades shall be no more than thirty feet wide, except fon

garage doors which may exceed thirty feet. Blank facade width Tay

be increased to sixty feet if the Director determines that the
facade is enhanced by architectural detaiTing, artwork, Tandscap
ing, or similar features that have visual interest. The width ¢
garage doors shall be Vimited to the width of the driveway plus

five feet.

Any blank segments of the facade shall be separated by transparent

areas at least two feet wide.
The total of all blank facade segments, including garage doors,

shall not exceed seventy percent of the street facade of the

. structure on each street frontage; or seventy-eight percent if t

slope of the street frontage of the facade exceeds seven and one

half percent.
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25
E. Screening of parking

! 1. Parking located at or above street Tevel in a garage shall be screendd
2 according to the following requirements: o . -1
773 @, On Class I pedestrian streets and street parks, parking shall ndt
4 be permitted at street level unless separated from the street by
5 other uses, provided that garage doors need not be separated.

6 b. On Class II pedestrian streets, parking shall be permitted at

5 street level when at least thirty percent of the street frontage

of the parking area, excluding that portion of the frontage area

8 occupied by garage doors, is separated from the street by other
-9 uses. The facade of the separating uses shall be subject to the
10 transparency and blank wall standards for Class I pedestrian

11 streets in subsections C and D. The remaining parking shall be
12 screened from view at street level and the street facade shall be
13 enhanced by architectural detailing, artwork, landscaping, or

14 similar visual interest features,

15 €. The perimeter of each floor of parking garages above street levell

shall have an opaque screen at least three and one half feet high.

e 2., . Surface parking areas shall be screened and landscaped pursuant to

17 Section 23,49.20, Screening and Landscaping of Surface Parking Areas.
18 F.: Street tree requirements :

L Street trees shall be required-on all streets abutting a lot. When areawals
‘20 are located beneath the sidewalk, the street trees shall be planted- in belbw
21 grade containers with provisions for watering the trees. Street trees shalll ‘
22 be planted according to the City of Seattle Board of Public WOI"kf V';'ree

Ptanting Standards.
23
23.49.78 Downtown Office Core 2, Upper Level Development Standards

24 The regulations in this Section shall apply to all structures in which any flopr
25 above an. elevation of one hundred twenty-five feet above the adjacent sidewalk -
26 exceeds fif@:ggn thpusand square feet in size,

27 V
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Coverage limits

On streets designated on Map IIID as having a pedestrian classification,

coverage 1imit areas shall be established at two elevations:

1.

2.

Between an elevation of one hundred twenty-five feet and two hundred
forty feet above the adjacent sidewalk, the area within twenty feet ¢

each street property line and sixty feet of intersecting street pro-

perty lines, Exhibit 49.78A, shall be established as the coverage linit

area.

Above an elevation of two hundred forty feet above the adjacent sided
walk, the area within forty feet of each street properiy line and six
feet of intersecting street property lines, Exhibit 49,78A, shall be
established as the coverage limit area. :

The percent of the coverage 1imit area which may be covered by a por-
tion of a structure shall be as follows: o

~ Lots HWith One
Elevation Street Frontage

Lots With Two or More
Street Frontages
Lots 40,000 Lots greater than
square feet or 40,000 square
less in size feet in size

126 to 240" . 60% a0% 20%
Above 240'  s50% 40% 20%

To qualify as uncovered area, at Teast half the area required to be
uncovered shall be contiguous and shall have a minimun depth of fifte
feet.

To meet the coverage 1imits, a lot may be combined with one or more
abutting lots, whether occupied by existing structures or not, provid

that:

a. The coverage of all structures on the lots meets the limits set

this subsection A; and
b. The fee owners of the abutting lot{s) shall execute a deed or

other agreement, which shall be recorded with the title to the
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B.

23.49,90 Downtown Retail Core, Permitted Uses

A.

Tots, which restricts future development so that in combination
with the other lots, the coverage limits shall not be exceeded.
Max imum facade lengths

A maximum Tength shall be established for facades above an elevation of on

3

hundred twenty-five feet above the adjacent sidewalk. This maximum Tength
shall be measured parallel to each street property line of streets desig-
nated on Map IIID as having a pedestrian classification and shall apply td
any portion of a facade, including projections such as balconies, which ig
located within fifteen feet of street. property lines,

1. The maximum length of facades above:gn elevation of one hundred twenfy-

five feet shall be as follows:

Lots With One Lots With Two or More
Elevation Street Frontage Street Frontages

LoTs 43,000 Lots greater than

square feet or 40,000 square

Tess in size fest in size
128' to 240' 120* < 12¢’ 120"
Above 240" 901 1200 9071

lpbove an elevation of two hundred forty feet, for each half po
raduction of coverage -in the coverage 1imit area from the reguiremenys
established in subsection A, the maximum facade length may be {ncreased
by one foot to a maximum of one hundred twenty feet.

2. To be considered a separate facade for the purposes of determining t

maxinum facade length established in subsection B1, any portion of a|

facade above an elevation of one hundred twenty-five feet which is less.is

than fifteen feet from a street property line shail be separated fro
any similar portion of the facade by at least sixty feet.
Subchapter IV: Downtown Retail Core -
PART 1 USE PROVISIONS

A1 uses shall be permitted outright except those specifically prohibited by
Section 23.45,92, those permitted only as conditional uses by Section

23.4%.96, and parking, which shall be regulated by Section 23.49.94,
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B.r A uses not prohibited shall be permitteq as either principal or accessory
usas. e
23.49,92 Downtown Retail Core, Prohibited Uses 7
The following uses uses shall be prohibited as both principal and accessory
uses:
A. Drive-in businesses, except gas stations located in parking garages;
B.- Qutdoor storage: : ‘
C. A1l general manufacturing uses;
D. A]lrsaTvage and recycling uses except recycling collection stations;
E. Al industrial uses,
23.49.94 Downtown Retail Core, Principal and Accessory .Parking
A. Principal use parking
1.° Principal use parking garages for long term parking shall be prohiQ
bited.
2.7 Principa] use parking garages for short term parking shall either be
a.  Permitted outright when the garage contains only short term par¥-
ing spaces for which additional floor area is granted pursuant ﬂo
Section 23.49,100; or
b. 'Permitted as conditional uses pursuant to Section 23,49,96,
3. Principal use surface parking areas for both 1dng and ‘short term
parking shall be prohibited.
B; Accessory parking
1.  Accessory parking garages for both Tong term and short term parking
shall be permitted outright, up to the maximum parking 1imit estab-
lished by Section 23.49.16, Parking Quantity Requirements.
2, Bccessory surface parking areas shall not be permitted, except that
temporary accessory surface parking areas may be permitted as con-
ditional usg§rpursuant to Section 23.&9.9@, o "
~70- .
cs 102
-




10
11
12
13

14

15 -

16

17

18

19

21

22

23

24

25

26

27

28

£,

" < AT

23.49.96. Downtown Retail Core, Conditional Uses

A. A1l conditional uses shall meet the following criteria:

1.  The use shall be determined not to be materially detrimental to the

public welfare or injurious to property in the zone or vicin{ty in

which the property is Tocated.

2, In authorizing a conditional use, adverse negative impacis may be mitji-
gated by imposing requirements or conditions deemed necessary for the
protection of other properties in the zone or vicinity and the publig
interest. The Director or Council shall deny the conditional use, if

it is determined that the negative impacts cannot be mitigated satis-

factorily.

B. Major retail stores and performing arts theaters may be granted a public
benefit feature bonus through a Council conditional use process, Chapter
23.80, Decisions Requiring. Council Approval. Through the bonus, increases

in permitted height and floor area ratios, and changes in development stan-

dards may be granted if the desired quality of the public environment can ppe

maintained, according to the following standards:
1. . Standards for major retail store

a, Type of store

Major retail stores shall be operated by én established concern
with a reputation for quality and service, which is not Tocated jin

the Downtown Retail Core when the conditional use is sought, and

shall provide a range of merchandise and services.

b.  Size standards and bonus ratio

(1) Minimum lot size shall be twenty-five thousand square feet.
(2) The minimum sfze of a major retail store shall be eighty
thousand square feet. Major retail stores shall be under - the

management of a single retail firm and shall function as a

single business establishment. Storage area,

and other support space necessary for the operation of the

ratail sales area shall also be bonused.
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2.  Standards for performing arts theater

a.

N

(3) For each square foot of major retail store, two and one ha

o

square feet of additional floor area shall bgrgranted, up 1
the maximum set in subsection Bib(4). £

(4) Up to two hundred thousand square feet of the store shall e
eligible for a floor area bonus. = -

Access o o

The store should be oriented to activity on the street and should,

wherever possible, provide opportunities for through block cir-

culation. s

(1) At least one major pedestrian entrénce shall be provided
directly from the sidewalk of each street frontage of the
store. All entrances shall be at the same elevation as thd
sidewalk.

(2) Bonused major retail store space may be provided above and
below street level as long as all areas are connected and
function as a single retail estab]jshment.

Hours of operation h

Major retail stores shall be open to-the general public during

established shopping hours for a minimum of eight hours a day, dix

days per week.

Type of theater
Theaters shall provide a place for live performances of drama,

dance and music. The auditorium area should be specifically

designed for the presentation of live performances under optimum
viewing and acoustical conditions. Theaters principally intende
for nightclub or cabaret type entertainment or adult entertainment
will not qualify for conditional use approvail .

The developer shall commit to manage the theater or shall secure|
a lease for at least ten years from a theater operator or resi-

dent theater group with acceptable credentials,
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Area, dimensions and bonus ratio

Theaters eligible for conditional use approval may include a wide

variety of theater sizes and types to encourage a broad range of

tive entertainment offerings downtown. :

(1) The minimum theater size eligible for a bonus shall have a
seating area of at least two hundred seats.and the necessapy
support areas. B

(2) For each square foot of performing arts theater, twelve
square feet of additional floor area shall be granted.

(3) The maximum area eligible for a bonus shall be established |as
part of the review process. The process shall include an
assessment of existing theaters and the sizes of future
theaters needed to provide a range of performing arts facilli-
ties in the downtown. e

(4) The arrangement of seating and stage areas of the theater
shall be expressly designed for the presentation of per-
forming arts. The size of the stage area, floor slopes,
ceiling heights and acoustical and lighting systems shall He
adequate to meet the viewing requirements of the audience
relative to-the size of the auditorimn.

Access and street orientation

The theater shall be designed to promote activity on the street

and add visual interest. It shall be highly accessibie and

visible from a street or public open space,

(1) A lighted marquee, display signs, and/or banners related to
the theater operation shall be located above the main stree[

entrance, Lobby areas with transparent walls located on th

i; streetfront are desirable.
(2) To avoid creating large expanses of street frontage with
timited visual interest or activity, theater street frontagp

shall be limited. Theater frontage shall be limited to sixky
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3.

feet; any street level area of the theater exceeding this
Timit must be separated from the street by another use.

Departure from these standards may be permitted to address

wr

special conditions of the lot which may affect the theater!
street orientation or to accommodate specific needs related
to the theater's operation. '

(3) A covered queuing area shall be provided; mtemor Iobby

space may satisfy this requirement,

(4) Direct access shall be provided to the theater Tobby from the

street or a bonused public open space. The theater itself)
however, may be above or below street level,
(5) Truck loading/unloading space shall. be provided off street,

preferably off an alley.
Restrictions on demolition and alteration of existing structures
The design of projects including a major retail store or perforiaing
arts theater shall incorporate the existing exterior street front
facade(s) of the structures Tisted below which are significant to the
architecture, history and character of downtown. Changes may be per-|
mitted to the exterjor facade(s) to the extent that significant
features are preserved and the visual integrity of the design .is main}-
tained. The degree of exterior preservation required will vary, de-
pending upon the nature of the project and the characteristics of the
affected structure(s),
The Director shall evaluate whether the manner in which the facade is
proposed to be preserved meets the intent to preserve the architecture,
character and history of the Retail Core. If the listed structures arp
also Landmark structures, approval by the Landmarks Board shall be
required prior to consideration of the project by the Council, The

Landmarks Board's recommendation shall be incorporated into the

Director's report\to the Coi:;1] 'ﬂ\dﬂg}r 0,‘, &S}Tua%‘:*&(\l‘%&t
\R¥ oo i< <ple ooppovi
gt and Fhe l\?u{lod; bn 2344.9UB, ‘3
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Sixth and Pine Building, 523 Pine Street
1 ) Decatur Building, 1513 - 6th Avenue
Coliseum Theater, 5th & Pike
Seaboard Building, 1506 Westlake Avenue
2 Fourth and Pike Building, 1424 - 4th Avenue
Pacific First Federal Savings, 1400 - 4th Avenue. .. -
N 3 Joshua Green Building, 1425 - 4th Avenue o
: . Equitable Building, 1415 - 4th Avenue : : =
4 1411 Fourth Avenue Building, 1411 - 4th Avenue :
Mann Building, 1411 - 3rd Avenue 25
5 Olympic Savings Tower, 217 Pine Street
Fischer Studio Building, 1519 - 3rd Avenue
’ Bon Marche, 3rd & Pine
6 Melbourne House, 1511 - 3rd Avenue
: Woolworth's, 1512 - 3rd Avenue.
7 .
4, Height and scale
8
In determining the amount of change permitted in development standards
; S for height and setbacks, the primary objective shall be the preser-
3 10 vation of the existing sense of openness and the human scale environ-
11 ment in the Downtown Retail Core. The acceptability of negative
12 impacts associated with departure from the base regulations shall
13 depend - on the priority of the streets adjacent to the proposed projeqt,
14 according to Map IVB. :
15 a. An increase in the height limit up to four hundred feet may be
permitted when the primary objective described above will be
16 .
furthered ‘and:
17 (1) The additional height and bulk will not result in substantilal
18 wind impacts on public open spaces and sidewalks; and
19 ) (2) The shadows cast on the Westlake Park south of Pine Street|
20 and all Priority 1 Streets shown on Map IVB, from 11 a.m. th
21 B 2 puam. on March 21 and September 21 will not be increased
22 beyond those cast by existing structures.
b. When an increase in the height 1imit is permitted, upper level
23
setbacks 'shall be provided. The applicant may choose to provide
24
the upper level setbacks pursuant to the provisions of subsection
25 23.49.1068, or as follows:
26 -
27
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l.ess than 657 65" and above
-Priority 1 streets shown on ' £
Map IVB e
Maximum coverage in 100% . 20%
coverage 1imit areéa
Maximum facade lengthl no Timit T 90’
Priority 2 streets shown on
Map IVB
Maximum coverage in 100% 30%
coverage 1imit area :
Maximum facade length! no Timit : 90*
Priority 3 streets shown on
Map IVB
Maximum coverage in E Upper level development
coverage limit area - standards of abutting

W
i

-

(1) Coverage limit areas shall be established at two elevations:

[~%

i. Between an elevation of sixty-five feet and two hundrs

forty feet above the adjacent sidewalk, the area with

=

o

- twenty feet of each street property line and sixty fed
of intersecting street property lines shall be the
coverage 1imit area, Exhibit 49.96A.

ii. PRbove an elevation of two hundred forty feet above thg
adjacent sidewalk, the area within forty feet of each
street property line and sixty feet of intersecting
street property lines sha]]{be the coverage limit ared,
Exhibit 49.96A.

iii. Within the coverage 1imit area, coverage and maximum
facade lengths shall be as follows:

Structure elevation

zones shall apply
Maximum facade Tengthl

1racade length limited only within fifteen feet of street property line. The
minimun distance between facades within fifteen feet of street property line
shall be sixty feet.
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(2) AN existing structures retained as part of the proposed pro-
1 ;' Jject shall be calculated together with the new structure tb
2 determine permitted coverage.
% c. To contribute to a sense of openness and increase opportunities 1l
8 for 1ight and air to streets, portions of facades of new struc-
4 tures which exceed an elevation of one hundred twenty-five feet
5 shall be separated from all other portions of facades on the salne
6 block front which exceed that elevation, both on the project lot
7 and abutting lots, by a minimum distance of sixty feet above an
8 elevation of one hundred feet, EFxhibit 49.96B. The depth of the
o separation shall be at least sixtryif:ggt, measured from the street
property line, i -
10
5. Design treatment
" The materials, scale and details of new development using the major
12 retail store or performing arts theater bonus shall harmonize with
13 existing development in the area and contribute to the visual interest
14 of the pedestrian environment. :
' 15 a. In addition to the street facade requirements of Section
16 23.49.106, large expanses of blank walls above street level whidh
7 17' are visible from any street or public open space are prohibited
i8 Below an elevation of sixty-five feet, all street facades shall |be
articulated and contain architectural design features such as win-
19 dows, columns or other structural features, helt courses, cor-
20 nices, setbacks, ornamentation, awnings, or canopies, that. reflect
21 the character of nearby structures. s
22 b. Building materials shall be compatible with those of existing
23 structures in the Downtown Retail Core. large areas of dark or
24 reflective materials are prohibited.
£ 25 ¢. Overhead weather protection is required on all street frontages ¥
6 of the project. Coverings that are transparent and allow sunlight
2 to reach the sidewalk are preferred.
27
' 28 -77-
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6. 3Scale of surrounding development
T Project propesals using the major retail store or performing arts
2 theater bonus shall be considered with respect to similar scale deve)
: Topments in the Downtown Retail Core. The bonus shall not. be granted
° if it would result in additional targe scale development which, con-
4 sidered together with other projects of similar scale, would create
5 traffic and pedestrian circulation probtems and would conflict with fthe
6 desired scale and pede,;tr,irgn character of the area.
7 7. Combined lot option o
8 - a. Two lots located in the DRC zone may be combined for the purpose
9 of calculating the density for a total project incorporating a
10 major retail store or a performing arts theater.. The lots may be
located on the same block or on different blocks. The Council
" conditional use process shall apply to both 1lots.
12 b. The density for all devel opment shall be calculated as if both
13 lots were a single lot and shall conform to the permitted FAR spt
i4 forth in Section 23.49.988. In no circumstance shall the FAR ffr
15 the two lots taken together exceed the permitted density.
16 c¢. The height limits and development standards of subsection B4 shall
17 apply to each lot. 7
18 d. The fee owners of each of the combined lots shall execute a deed
or other agreement which shall be recorded with the titles to both
' lots. In the agreement or deed, the owners shall acknowl edge that
20 development on the combined Tots shall not exceed the combined FAR
21 Timits for both lots and, should development on one lot exceed the -
22 -~ FAR Timit for that lot, then development on the other lof shall|be
23 : restricted by the amount of excess FAR used on the more developed
24 Tot, for the Tife of the improvement on the more developed lot,
25 - The deed or agreement shall also provide that its covenants and =
26 conditions shall run with the land and shall be specifically en
forceable by the parties and by the City of Seattle.
27 .
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F.

23.49.98 Downtown Retail Core, Floor Area Ratio (FAR)

A.

#%

Principal use parking garages for short term parking may be permitted as

conditional uses, if the Director finds that:

1.  Traffic from the garage will not have substantial adverse effects on
peak hour traffic fiow to and from Interstate 5, or traffic circulatl

in the area around the gezrage; and

on

2.  The vehicular entrances to the garage are located so that they will not

disrupt traffic or transit routes; and

T

3. The traffic generated by the garage will not have substantial adversh
effects on pedestrian circulation.

Temporary surface parking areas located op Tots vacant on or before Januap

1, 1985, or on lots which become vacant as a result of City-initiated abak

ment action, may ge,permitted as conditional uses according to th: followj

standards: :

1.  The standards stated for garages in subsection G are met; and

2. The lot is screened and landscaped according to the provisions of
Section 23.49.20, Screening and Landscaping of Surface Parking Areasf
and

3. The permit may be issued for a maximum of two years and shall not be
renewed.

City facilities and public projects which do not meet developnent standar

may be permitted by the Council as a Council conditional use pursuant to

Chapter 23.80. Decisions Requiring Counci) Approval .

Rooftop features more than fifty feet above the roof of the structure on

which they are located may be authorized by the Council as a Council con-

ditional use pursuant to Chapter 23,80, Decisions Requiring Councii

Approval, using to the criteria of Section 23.49.08, Structure Height.

PART I1 DEVELOPMENT STANDARDS

General standards S
1. The floor area ratio {(FAR), as provided in subsection B, shall deter;

mine the gross floor area permitted for all nonresidential uses.

~79-
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2. The maximum FAR established in subsection B may be achieved by pro-
i viding pubiic benefit features pursuant to Section 23.49.100, or by the
,'2 transfer of development rights pursuant to Section 23.49.102,
B. Permitted FAR
2 Permitted FAR shall be as follows:
A 4 FLOOR AREA RATIO
] 5
Maximum With Bonus Maximum With Bonus
6 for Public Benefit for Public Benefit Max imum| With
Featl_Jr'es Other Than Feat.:ures, Inc1ud1‘ng Ma)gimum With Perforl{.ing
7 Housing or Transfer Housing, Where Permitted Major Retail Arts Theater
Base of Development Rights! As Shown on Map IVA Store Bonus Bonug
° 5 7 S 9 1 12
9
‘o IAs permitted by Section 23.49.102A, - :-
" C. "Exemptions from FAR calculations
1.  The following areas shall be exempt from base and maximum FAR
i 2 calculations: ,7
13 a. All gross floor area in residential use, except on sending lots
14 from which development rights are transferred according to Sectlon
15 23.49.102,
“18 b. All gross floor area balow grade,
17 ¢.  All gross floor area located above grade which is used for pring
18 cipal or accessory short term parking, or for parking accessory|to
1o residential uses, up to one space per dwelling unit.
d. The gross floor area of pubiic benefit features {(including a pep-
20 forming arts theater but excluding a major retail store) which
21 satisfy the requirements of Section 23.49.100, Ratios for Publj
22 Benefit Features, and satisfy the Public Benefit Features Rule,
23 whether granted a floor area bonus or not, regardless of maxim
24 ' bonusable area 1imitations. i
25 e. The sum of the gross floor area of the following uses, up to a ! -
5 maximum FAR of one-and-one-half:
27
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23.49.100 Downtown Retail Core, Ratios for Public Benefit Features
A. General provisions

1.

besn deducted. Mechanical equipment located on the roof of a struc-

(1) Retail saies and services uses, including major retail
stores, except lodging;

(2) Human service uses and day care centers;

(3) Customer service offices;

(4) Entertainment uses, such as theaters;. and

(5) Museums.
The exemption for the uses Tisted in this subsection Cle shall be

increased to a maximum FAR of two when a performing arts theater or

three when a major retail store is given a bonus as part of a project

pursuant to Section 23.49,96.

As an allowance for mechanical equipment, three and one-half percent
the gross floor area of a structure shall noct be counted. in gross fl
area calculations. The -allowance shall be calculated on the gross

floor area after all exempt space permitted under subsection C1 has

ture, whether enclosed or not, shall be calculated as part of the tog

gross floor area of the structure,

No floor area beyqndﬁthe base FAR shall be granted for any project

which causes: T

a. The destruction of any designated feature of ‘a- Landmark structus
unless authorized by the Landmarks Board; or

b. On areas shown on Map IVA where FAR 9 may be achieved through p
vision of housing, the demolition on the project lot of housing
which has heen occupied at any time since January 1, 1974, if
actions equivalent to total housing replacement, as defined in
Public BeneTit Features Rule, are not taken. Housing replacemer

in excess of that required by the provisions of the Housing

-81-

cs 19.2

. Vfﬂ'

i

I

of

or



A

a

10

11

12

13

14

15

16

17

18
19
20

21

22

23

24

25

26

27

28

2.

3.

PubTic benefit features

It the Director approves the design of public benefit features according 4

subsection A, floor area bonuses shall be granted, as follows:

Preservation Ordinance, not to exceed seventy-five percent of t

gross floor area of the replacement housing provided, may be used

to qualify for a housing bonus under the Public Benefit Features

Rule. A housing replacement bonus may be granted even if no other

pubiic benefit features are provided on the project lot.
Additional floor area may be permitted up to the "maximum FAR with
public benefit features including housing" described in Section
23.49.98 when low or moderate income housing is included in the
development proposal and the following criteria are met:
a. Except when a housing bonus is granted for replacement housing

pursuant to subsection Alb, gross floor area equivalent to two

times the area of the 1ot shall be earned through the provision|of

public benefit features other than housing, before a housing bonus

may be used.

b. The housing bonus shall be granted by the Director based on a

finding by the Director of Community Development that the propoged

housing satisfies the Public Benefit Features Rule,

The Director shall review the design of any pubiic benefit feature ir

subsection B to determine whother the feature, as proposed for-a spegi-

fic project, provides a public henefit and ic éonsistent with the defi-

nitions in Chapter 23.84 and the Public Benefit Features Rule,

Except for housing, human services, day care, major retail stores, and

performing arts theaters, all public benefit features provided in

return for a bonus shall be Jocated on the same lot or abutting rightl-

of-way as the project in which the ‘bonus floor area is used.
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MAXIMUM AREA OF PUBLIC

. PUBLIC BENEFIT BENEFIT FEATURE ELIGIBL!

FEATURE BONUS RATIOL FOR BONUS
Human Service Use in 3.56 10,000 square feet
New Structure
Human Service Use in 2.06 10,000 square feet
in Existing Structure
Daycare in New Structure 66 10,000 square feeth
Daycare in Existing Structure 3.56 10,000 square feet5
Cinema 3.5 15,000 square feet
Shopping Atrium 6 or 82 15,000 square feet
Shopping Corridor 6 or 7.53 7,200 square feet
Rooftop Garden, 1 30% of lot area
interior accessible
Sidewalk widening if required 3 Area necessary to meet
by Section 23.49.22 required sidewalk width
Overhead weather 3 or 4,53 10 times the street
protection frontage of the lot
short term parking, above grade, 1 200 parking spaces
in areas shown on Map IVC
short term parking, below grade 2 200 parking spaces ..
in areas shown on Map IVC
small lot development 1.5 FARY Not applicable
Transit Statior Access in 15,000 to 30,000 1 per lot
areas shown on Map IVC square feet’
Housing in areas shown on Subject to the Subject to the Public
Map IVA Public Benefit Benefit Features Rule
Features Rule maximum amount of bonus
is 2 times the area of
Tot. )

1 patio of additional square feet of floor area granted per square foot of
public benefit feature provided. R

2 pmount depends on height of the shopping atrium.

3 Higher bonus is granted when skylights are provided.

4 This is the amount of bonus granted when the public benefit feature is pro-
vided, regardiess of its size.

Daycare space from 3001 to 10,000 square feet bonused at same ratio as
human service uses.

6 Human service and day care may be provided in another zone; in that case,
bonus ratio subject te Public Benefit Features Rule.
7 Amount of bonus granted determined by Public Benefit Features Rule.
23.49,102 Downtown Retail Core, Transfer of Development Rights
A. Transfer of development rights within the same downtown block
1. Development rights may be transferred to lots in a DRC zone only froj
lots which are also zoned DRC which are located in the same block. The
maximum FAR permitted on a receiving lot in DRC zones when a transfen
of development rights from a sending lot cr lots on the same dcwntown

block is used shall be saven.
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2.

Standards for sending lots

B.
1.
2.
C.
1.
2.

T ST Y U

Transfer of development rights between different downtown blocks

j

Development rights may be transferred from sending Tots in DRC zones to

receiving lots in DOC1 and DOC2 zones located on the same downtown

block.

Davelopment rights may not be transferred to lots in DRC zones from

sending lots on different blocks.

Development rights from sending tots in DRC zones which contain Tow

income housing may be transferred to receiving lots in DOC1 and DOC2

zones. e S

a. Fach structure on the sending lot shall have the greater of fifty
percent of total gross floor area, or the gross floor area in usp
as low income housing on January 1, 1983, committed to Tow 1ncomL
housing use. '

b. Sending lots shall have gross floor area equivalent to at least
one FAR in low income housing use.

c. Surface parking areas shall not be included in the area of the
sending lot for purposes of calculating the amount of development
rights which may be transferred.

d. - The low income hvusing on the sending lot shall be certified by
the Director of Commuiity Development as satisfying the Public

Benefit Features Rule.

The gross floor area that may be transferred from any lot in a DRC
zone, subject to the limitations in subsections A and B, =hall be six
times the area of the sending lot, minus any existing gross floor are
on the sending lot, excluding any exemptions permitted by the regula-
tions of Section 23.49.98.

when development rights are transferred from a sending lot in DRC

zones, the amount of gross floor area which may then be built on. the
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sending lot shall be equal to the area of the Tot multiplied by the
! applicable FAR 1imit set in Section 23.49.98. minus the total of:
2 a. The existing gross floor area on the lot, less any exemptions pgr- .
3 mitted under Section 23.49.98C; plus . j
4. b. The amount of gross floor area which was transferred from the 1pt.
5 D.. Transfer of development rights agreements
6 1, The fee owners of sending and receiving lots shall execute a deed or|an
: 5 agreement which shall be recorded with the title to both lots.
l : 2. The agreement or deed shall be for a term which equals or exceeds the
® Tife of the project on the receiving lot for which the rights were-
9 transferred; :
10 3, For transfers from lots containing low income housing, the agreement
Tt shall provide for the maintenance of the low income housing for a migi-
12 mum of twenty years.
13 4, The agreement or deed shall state that the development rights trans-
i4 ' ferred from the sending lot to the receiving 1ot may not be reclaime
15 7 unless the project on the receiving lot, or that portion of the project
for which the rights were transferred, is demolished. The deed or
e agreement shall also provide that its covenants and conditions shall
7 run with the land and shall be specifically enforceable by any party
18 or by the City of Seattle.
19 23.49.104 Downtown Retail Core, Street Level Use Requirements
20 Street level uses listed in subsection A shall be required on all streets.
21 Required street level uses shall meet the standards of this Section.
25 A. Types of uses :
22 The following types of uses shall qualify as required street level uses:
- 1. Retail sales and service uses, except lodging;
24 2. Human service uses and day care centers;
25 3. Customer service offices; o3
26 : 4, Entertainment uses, including cinemas and theaters; and
27 5; Museums.
: 28
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B. General standards

1. A minimum of seventy-five percent of each street frontage to which

street level use requirements apply shall be occupied by uses listed|i

subsection A, except that no more than twenty percent of the total

street frontage of the lot may be occupied by human service uses, da

care centers, customer service offices, entertainment uses, or museufs.

The remaining twenty-five percent of the street frontage may contein
other permitted uses and/or pedestrian or vehicular entrances.

2. Required street level uses shall be located within ten feet of the
street property line. Where sidewalk widening is required by Sectio
23.49,22, the ten feet shall be measured to the Tine established by %
new sidewalk width, rather than the street property line. 8

3. Except for day care centers, pedestrian access to required street le
uses shall be provided directly from the street. Pedestrian entrancs
shall be located no more than three feet above or below sidewalk grad

23.49.106 Downtown Retail Core, Street Facade Requirements
Standards for the street facades of structures are established for the followj

elements:

Minimum and maximum facade heights Blank facade 1imits
Setback 1imits Screening of parking
Upper Tevel setbacks Street trees.

Facade transparency
These standards shall apply to each lot line of a lot which abuts a street.
A. Minimum facade height
Minimum facade height shall be thirty-five feet, Exhibit 49.106A, except
that this requirement shall not apply when all portions of the structure 3
lower than an elevation of thirty-five feet.
B. Maximum facade heights and upper level setbacks
1. As depicted in Exhibit 49,1068, upper level setbacks and maximum faca
heights shall be established for all structures greater than one

hundred twenty-five feet in height as follows:
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Setback From Street

£
i

Height of Property Line Above Max imum
Structure Maximum Street Facade Street Facade Height
126'-170" 7 15' 95'
- Structure
Greater than 125° - 2x

170!

Setback = Height - 125°
3

{where x = setback
in feet) )

2. The required upper level setback shall be at the elevation of the ma

mum street facade height, and shall continue for the full height of

structure, Exhibit 49.106B.

C. Facade setback 1imits

1. The facades of structures less than or equal to fifteen feet in heig

shall be located within two feet of the street property line.

2. Structures greater than fifteen feet in heightrghall be governed by ¢

following criteria:

a. No setback limits shall apply up to an elevation of fifteen feet

b.

above sidewalk grade.

Between the elevations of fifteen and thirty-five feet above

sidewalk grade, the facade shall be located within two feet of 1

street property line, except that setbacks between the elevatior

of fifteen and thirty-five feet above sidewalk grade at the

property line shall be permitted according to the following

standards, Exhibit 49,106C.

(1) The maximum setback shall be ten feet.

(2) The total area of a facade which is set back more than two

(3)

fifteen and thirty-five feet.

-87-

feet from the street property line shall not exceed forty

percent of the total facade area between the elevations of

No setback deeper than two feet shall be wider than twenty

feet, measured parallel to the street property line.
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3.

Facade transparency requirements

1.

2,

Blank facade limits

1.

2.

(84) The facade of the structure shall return to within two feef
of the street property line between each setback area for a
minimum of ten feet. Balcony railings and other nonstructur
features or walls shall not be considered the facade of ths
structure.
Wnen sidewalk widening is required by Section 23.49,22, setback stan-
dards shall be measured to the Tine established by the new sidewalk

width rather than the street property line.

Facade transparency requirements shall apply to the area of the facade

between two feet and eight feet above the sidewalk. Only clear or
lightly tinted glass in windows, doors, and display windows shall be
considerad transparent. Transparent areas shall allow views into the

structure or into display windows from the outside.

When the transparency requirements of this subsection are inconsistent

with the glazing limits in'the Energy Code, this subsection shall
apply. e

Blank facade 1imits shall apply to the area of the facade between two

feet and eight feet above the sidewalk.

Any portion of the facade which is not transparent shall be considerel

to be a blank facade.

Blank facades shall be limited to segments fifteen feet wide, except
for garage doors vhich may be wider than fifteen feet. Blank facade
width may be increased to thirty feet if the Director determines that
the facade is enhanced by architectural detailing, artwork, Tandscap-
ing, or similar features that have visual interest. The width of
garage doors shall be limited to the width of the driveway plus five

feet.
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23.49.116 Downtown Mixed Commercial, Permitted Uses

A.

23.49.118 Downtown Mixed Commercial, Prohibited Uses

The following uses shall be prohibited as both principal and accessory uses:

4. - Any blank segments of the the facade shall be separated by transpare
areas at Teast two feet wide.

5. The total of all blank facade segments, inctuding garage doors, shall
not exceed forty percent of the street facade of the. structure on eaq
street frontage. L -

Screening of parking

Parking located at or above street level in parking garages shall be

screened according to the following requirements:

1. Parking shall not be permitted at street level unless separated from

“the street by other uses, provided that garage doors need not be
separated.

2.  The perimeter of each floor of parking garages above street level shd
have an opague screen at lTeast three and one half feet high.

Street tree requirements

Street trees shall be required on all streets abutting a Tot. When areawdys

are located beneath the sidewalk, the street trees shall be planted in bel
grade containers with provisions for watering the trees. Street trees shd
be planted according to the City of Seaptlg Board of Public Works Tree
Planting Standards. e

Subchapter V: Downtown Mixed Commercial

PART I USE PROVISIONS

A11 uses shall be permitted outright except those specifically prohibited
Section 23.49.118, those permitted only as conditional uses by Section
23.49.122, and parking, which shall be regulated by Section 23.49.120.
A1 uses not prohibited shall be permitted as either principal or accessor

uses.
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Drive-in businesses, except gas stations located in parking garages;

Outdoor storage;

Adult motion picture theaters and adult panorams ;

A1l general manufacturing uses;

A1 salvage and recycling uses except recycling colléction stations;

A1l industrial uses.

23.49.120 Downtown Mixed Commercial, Principal and Accessory Parking

A. Principal use parking

1.

Principal use parking garages for long term parking in areas shown o
Map VA may be permitted conditional uses, pursuant to Section
23.49.122. Principal use parking garages for long term parking shall
be prohibited in other locations.

Principal use parking garages for short term parking shall either be
a. Permitted outright when the garage contains short term parking

' spaces for which additional floor area,is granted pursuant to

Section 23.49.126; or

rsuant to Section

b. Conditional uses in all other cases,

23.49,122.
Principal use surface parking areas shall be conditional uses in ared
shown on'Map VA, and shall be prohibited in other Tocations, except
that temporary principal use parking areas may be permitted as con-

ditional uses pursuant to Section 23.49.122,

Accessory parking

1.

Accessory parking garages for both long term and short term parking
shall be permitted outright, up to the maximum parking Vimit estab-
lished by Section 23.49.16, Parking Quantity Requirements.

Accessory surface parking areas shall either be:

a. Permitted outright when located in areas shown on Map VA and con

taining twenty or fewer parking spaces; or

Cs 19.2
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23.49,122 Downtown Mixed Commercial, Conditional Uses

A.

B.

c.

A1l conditional uses shall meet the following criteria:

1.

2,

Principal use parking garages for long term parking in areas designated on
Map YA, and for short term parking'at any location, except those permitted
outright by Section 23,49,116B2, may be permitted as administrative con-

ditional uses, if the Director finds that:

1,

Surface parking areas where permitted as a conditional use by Section
23.49.120, and temporary surface parking areas located on lots

vacant on or before January 1, 1985, or on lots which become vacant

..be Permitted as a conditional use when located in areas shown on Map

VA and containing more than twenty spaces; or
¢. Prohibited in areas not shown on Map VA, except that tem-
=, porary accessory surface parking areas may be permitted as a

conditional use pursuant to Section 23.49.122.

The use shall be determined not to be materially detrimental to the
public welfare or injurious to property in the zone or vicinity in
which the property is located. RS ‘

In authorizing a conditional use, adverse negative impacts may be miti-
gated by imposing requirements or conditions deemed necessary for the
protection of other properties in the zone or vicinity and the publig
interest. The Director or Council shall deny the conditional use, if
it is determined that the negative impacts cannot be mitigated satis}

factorily.

Traffic from the garage will not have substantial adverse effects on
peak hour traffic flow to and from Interstate 5, or on traffic cir-

culation in the area around the garage; and i

The vehicular entrances to the garage are located so that they will not
disrupt traffic or transit routes; and
The traffic generated by the garage will not have substantial adverse

effects on pedestrian circulation.
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A.

B.

as a result of a City-initiated abatement action, may be permitted as con

ditional uses according to the following standards:

1.  The standards stated for garages in subsection B are met; and

2. The lot is screened and landscaped according to the provisions of
Section 23.49.20, Screening and Landscaping of Surface Parking Areas
and

3, For temporary surface parking areas, the permit may be issued for a
maximum of two years and shall not be renewed.

City facilities and public projects which do not meet development standar

may be permitted by the Council pursuant to Chapter 23.80, Decisions Requfir-

ing Council Approval.
Rooftop features more than fifty feet above the roof of the structure on
which they are located may be authorized by the Council as a conditional
pursuant to Chapter 23.80, Decisions Requiring Council Approval, accordin
to the criteria of Section 23.49.08, Structure Height.
PART I1 DEVELOPMENT STANDARDS

23.49.124 Downtown Mixed Commercial, Floor Area Ratio (FAR)

General standards

1. ~The floor area ratio (FAR), as provided in subsection B, shall deter
mine the gross floor area permitted for all nonresidential uses.

2.  The maximum FAR established in subsection B may be achieved by pro-
viding public benefit features pursuant to Section 23.49.126, or by
transferring development rights pursuant tc Section 23.49,128.

Permitted FAR

Permitted -FAR shall be as follows:
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FLOOR AREA RATIO
Maximum With Bonus for
Public Benufit Features or

Base Transfer of Development Rights
65' Height District = 4 e 4
85' Height District 4.5 6
Height Districts 5 7

above 85'

C. Exemptions from FAR calculations
1. The Tollowing areas shall be exempt from base and maximum FAR

calculations: :

a. - All gross floor area in residential use, except on sending Tots
from which development rights are transferred, according to
Section 23.49.128.

b. Al gross floor area be!)w grade.

c. All gross floor area used for accessory-parking.

d. The gross floor area of public benefit features which satisfy th

-]

requirements of Section 23.49.126, Ratios for Public Benefit
Features, and satisfy the Public Berefit Features Rilz, whether
granted a floor area bonus or not, regardless of the maximum bogu-
sable area limitation,
2.. As an allowance for mechanical equipment, three and one-half percent|of
the gross floor area of a structure shall not he counted in gross flgor
area calculations. The allowance shall be calculated on the gross
floor area after all exempt space permitted under subsection C1 has
been deducted. HMechanical equipnent located on the roof of a struc-
ture, whether enclosed or not, shall be calculated.as part of the tofal
oross floor area of the structure.
23.49.126 Downtown Mixed Commercial, Ratios for Public Benefit Features

A. General provisions

~03.
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S 1.

3.

No fleor aree beyond the base FAR shall be granted for any project
which causes the destruction of any designated feature of a Landmark
structure, untess authorized by the lLandmarks Board.

The Director shall review the design of public benefit features 1ist

in subsection B to determine whether the feature, as proposed for a

'cific project, actually provides a public benefit and is consistent

with-the definitions in Chapter 23.84 and with the Public Benefit
Features Rule,

Except for human services and day care, all public benefit features
provided in return for a bonusrsha11 be Tocated on the same lot or
abutting public right-of-way as the project in which the bonus floor

area is used.

B.. Public benefit features

If the Director approves the design of public benefit featuras according {

subsection A, floor area bonuses shall be granted as follows:

PUBLIC BENEFIT

MAXIMUM AREA OF PUBLIC

BENEFIT FEATURE ELIGIBLE

ad

Spe-

o

FEATURE BONUS RATIO! FOR BONUS
Human Service Use in 66 10,000 square feet
New Structure
Human Service Use in 36 10,000 square feet
Existing Structure
Daycare in New Structure 116 10,000 square feetd
Daycare in Existing Structure 5.56 10,000 square feetd

}- 94 B
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Cinema 6 *5,000 square feet
Shopping Atrium in areas 6 or 82 .5,000 square feet
shown on Map VB
Shopping Corridor in arsas 6 or 7.53 7,200 square feet
shown on Map VB
Retail shopping in areas 2.5 0.5 times the area of the
shown on Map VB Tot not to exceed 15,000
square feet
Parcel Park 4 7,000 square feet
Street Park S b 1.0 times the area of the
SRR lot
Rooftop Garden, 2 20% of lot area
Street Accessible ~
Rooftop Garden, 1.5 30% of lot area
Interior Accessible i
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MAXIMUM AREA OF PUBLIC

which contain Landmark structures or low income housing, or from infill

lots in PSM zones, as provided below:
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PUBLIC BENEFIT BENEFIT FEATURE ELIGIBLE
FEATURE BONUS RATIOY B FOR BONUS
Hillclimb Assist in areas 1.0 FARY Not Applicable
shown on Map VB -
Hillside Terrace in areas 3 6,000 square feet
shown -on Map VB
Sidewalk widening if required 3 Area necessary to meet
by Section 23.49.22 required sidewalk width
‘Small Lot Development in 1.0 FARS Not applicable
View Corridors required by
Section 23.49.24
Ssmall Lot Development on Blocks .5 FARS No: applicable
with DOCI Zoning G
Overhead weather 3or 4.53 10 times the street
protection on Pedestrian I e frontage of the lot
~ streets designated on Map VD
Museum - 5 30,000 square feet
1 Ratio of additional square feet of floor area granted per-square foot of
public benefit feature provided,
2 Amount depends on he =« of shopping atrium.
3 Higher bonus is grant! .hen skylights are provided.
4 This is the amount of oonus granted when the public benefit f.ature is pro-
vided, regardless of its size.
5 Daycare space from 3001 to 10,000 square feet bonused at same ratio as humar
servica uses.
Human services and day care may be provided in another zone; in that case,
bonus ratio subject to Public Benefit Features Rule.
23.49.128 Downtown Mixed Commercial, Transfer of Development Rights
A.. Transfer of development rights within the same downtown block
1.  Development rights may be transferred to lots in DMC zones with height
1imits of eighty-five feec or greater from sending lots located on tHe
same Block which contain low income housing or Landmark structures on
from infill lots in PSM zones, as provided in subsection B.
2. Development rights way be transferred from Tots in DMC zones to receiyv-
ing lots in DOC1 and DOC2 zones located on the same downtown block,
B. Transfer of development rights between different downtown blocks
Development rights may be transferred to lots in DMC zones with height
Timits of eighty-five feet or greater from sending lots on different blocks
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Transfer from low income housing

a.

Transfers from Landmark structures or infill lots iii Pioneer Square

Mixed zones

a.

Lots containing low income housing from which development rightsg
are transferred may be located in DMC, DMR, IDM, IDR, or PSM 7
zZones.

Each structure on the sending lot shall have the greater of fiftly

percent of total gross floor area, or the gross floor area in use
as low income housing on January 1, 1983, committed to low incoj
housing use.

Sending Tots shall have gross flsor area equivalent to at least
one FAR in Tow income housing use,

Surface parking areas shall not be included in the area of the
sending lot for purposes of calculating the amount of development
rights which may be transferred.
The low income housing on the sending lot must be certified by the
Director of Community Development as satisfying the Public Benefjit
Features Rule.

The maximum FAR permitted on a receiving lot in DMC zones when
development rights are transferred from sending lots containiﬁg
Tow income'housing shall be six or seven,-in accerdance with

Section 23.49.124,

Landmark structures from which development rights may be trans-
ferred shall be located on lots in DMC zones located south of
Virginia Street. L

Landmark structures on sending Tots shall be restored and main-
tained as required by the Landmarks Board, according to the proce-

dures in the Public Benefit Features Rules
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C. Standards for sending lots
1. “The gross floor area that may be transferred from any sending lot to
receiving lot, subject to the. limitations in subsections A and B, shg

be-as follows:

:

o,
v

Lots proposed for infill development in PSM zones from which
development rights are transferred must have been vacant as of
January 1, 1984. For the purposes of this provision, structuref

with abatement orders as of January 1, 1984, and surface parking

areas, including minor structures accessory to parking operations,

shall be considered vacant.
The maximun FAR permitted on a receiving Tot in DMC zones when
development rights are transferred from Landmark structures or

infill lots shall be six or seven, in accordance with Section

23.49.124.

When the sending lot is located in a DRC, IDR or IDM zone; or a

DMC or DMR zone with a height 1imit of less than two hundred and

forty feet; the gross floor area that may be transferred shall He

six times the area of the sending lot, minus any existing gross

floor area on the sending lot, excluding any exemptions permitted

by the regulations of the zone.

When the. sending Tot is located in a DMC or DMR zone with a two

hundred and forty foot height 1imit, the gross floor area that may

be transferred shall be eight times the area of the sending 1ot |

minus any existing floor area on the sending Jot, excluding any

exemptions permitted by the regulations of the zone.

When the sending lot is located in a VSM zone, the gross floor

area that may be transferred shall be either:

(1) Six times the area of the sending lot, minus any existing
above grade gross floor area on the sending Tot, for trans-
fers from Tow income housing or within block transfers not

from infill development; or

-G97-
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2.

"b.

~

(2) The amount of gross floor area permitted by the development

standards of the PSM zone and the Pioneer Square Preservat
District, minus any above grade gross floor area to be bui
on the sending Tot, when the transfer is from proposed inf
development. :
When development rights are transferred from a sending lot in DMC
zones, the amount of gross floor area which may then be built on the
sending Tot shall be equal to the area of the Jot multiplied by the
applicable FAR Timit set in Section 23,49.124, minus the total of':
a. . The existing gross floor area on the lot, less any exemptions ps
mitted under Section 23.49.124; plus

The amount of gross floor area which was transferred from the 14

Transfer of development rights agreements

1.

2.

- The fee owners of sending and receiving lots shall execute a deed or

other agreement, which shall be recorded with the title to both lots
The agreement or deed shall be for a term which equals or exceeds thg
1ife of the project on the receiving lot for which the rights were .
transferred, ’

For transfers from lots containing low income housing, the agreement
shall provide for the maintenance of the Tow iﬁcome housing for a min
mum of twenty years. '

The agreement or deed shall state that the development rights trans-
ferred from the sending lot to the receiving Tot may not be reclaimed
unless the project on the receiving lot or that portion of the projec|
for which the rights were transferred is demolished., The deed or
agreement also shall provide that its covenants and conditions shall
run with the land and shall be specifically enforceable by any party
or by the City of Seattle. ' 7

-98-

Cs t9.2

—

1




Wil

10

i1

12

13

14

18

16

17

18

19

20

21

22

23

24

25

26

27

28

23.49,130 Combined Lot Development
In DMC zones, lots which have ot lines within four hundred feet of each othet
may be combined for the purpose of calculating the permitted gross floor area

when projects include affordable housing, according to the following provisio

A,

f
i
A

At least one of the lots shall be developed with a new or rehabilitated
structure that contains housing. Existing structures shall either be non
residential prior to rehabilitation, or if residential, shall have been
unoccupied since January 1, 1983. o e

When housing is provided in a new structure, at least half of the units
shali be affordable housing at initial sale or rental,

When an existing structure is rehabilitated, twenty-five percent of the

~units shall be low income housing as provided in the Public Benefit Features

Rule, untess the Director determines that the twenty-five percent Tow incjme
1

requirement is infeasible. A1l of the units in the structure that are no
low income shall be moderate income housing, at the time of initial sale dr
rental, )
‘The affordable housing shall be certified by the Director of Community
Development as satisfying the Public Benefit Features Rule.

The permitted gross floor area shall be calculated by multiplying thertotal
area of the Tots by the FAR permitted by Section 23;49.124, Floor Area
Ratio. The permitted gross floor area may be allocated between the Tots in
any manner, provided that the height 1imits and other development standards
of the DMC zone are met on each lot.

The fee owners of each of the combined lots shall execute a deed or other
agreement which shall be recorded with the titles to both 1ots, - In the
agreement or deed, the owners shall acknowledge that development on the
combined Tots shall not exceed the combined FAR 1imits for both Tots and,

should development on one lot exceed the FAR 1imit for that lot, then

development on the other lot shall be restricted by the amount of excess FAR
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used on the more developed lot, for the 1ife of the improvement on the mofre

developed lot.
and conditions shall run with the land and shall be specifically enforcea
by  the parties and by the City of Seattle.
25.49.132 Downtown Mixed Commercial, Street Level Use Requirements
Street level uses 1isted in. subsection A shall be required on the streets
designated on Map VA, Required street level uses shall meet the standards of
this Section. -
A.  Types of uses
The- following uses shall qualify as required-street level uses:
1. Retail sales and services, except Todging;
2,  Human service uses and day care centers:
3. Customer service offices;
4, Entertainment ‘uses, includirg cinemas: and theaters} and
5. Museums.

B. General standards

1., A minimum of seventy-five percent of each street frontage to which

street Tevei use requirements apply shall be occupied by uses Tlisted]i

“subsection A. The remaining twenty-five percent may contain other P8
mitted uses and/or pedestrian or vehicular entﬁances. The frontage d

any exterior public open space which satisifes the Public Benefit

Features Rule, whether it receives a bonus or not, and any outdoor cqm-

mon recreation area required for residential uses shall not be counte
in-street frontage.

2.. Required street level uses shall be Tocated within ten feet of the
street property 1ine or shall abut a bonused pubiic open space. When
sidewalk widening is required by Section 23.49.22, the ten feet shall
be measured to the line established by the new sidéwa]k width rather

than the street property line.
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; fhé street on Map VD, and whether property line facades are required by - Map V(

5 A. Minimum facade height

3. Except for day care centers, pedestrian access to required street le
uses shall be provided directly from the sidewalk or an adjacent

bonused public open space. Pedestrian entrances shall be located no

more than three feet above or below sidewalk grade or shall be at the¢

same elevation as the abutting bonused public open space.
23.49.134 Downtown Mixed Commercial, Street Facade Requirements
Standards for the facades of structures are established for the following

elements:

Minimum facade heights Blank facade 1imits
Setback Timits Screening of parking
Facade transparency Street trees.

These standards shall apply to each lot line of a Tot which abuts a street
designated on Map VD as having a pedestrian classification. The standards foi

each street frontage shall vary according to the pedestrian classification of

1. Minimum facade height shall be described in the Chart below, Fxhibit
49.134A, but minimum facade heights shall not apply when all portions

of the structure are Tower than the elevation of the required minimuq

facade height 1isted below.

A1l Streets Where Class I Pedestrian

Property Line Facades Streets and Street Class II Pedestrian
Are Required Parks ‘ Streets = -
Minimum facadel Minimum Tacadel Hinimum facadel
~ height height ____height
35 feet - 25 feet 15 feet

1Except as modified by view corridor requirements.,

2. On designated view corridors described in Section 23.49,24, the minim
facade height shall be the required elevation of the setback when it

tess than the minimum facade height required in subsection Al,
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B. Facade setback limits

1.

Setback 1imits for property 1ine facades

The following setback 1imits shall apply to all streets designated o

Map VC és requiring property lina facades.

a, - The facades of structures fifteen feet or less in height shall

located within two feet of the street property line.

b. Structures greater than fifteen feet in height shall be governe

by the following criteria:

(1) No-setback 1imits shall apply up to an elevation of fifteey

feet above sidewalk grade.

(2) Between the elevations of fifteen and thirty-five feet abo

sidewalk grade, the facade shall be located within .wo feef

of the street property 1ine, except that:

i.

ii.

Any exterior public open space which satisfies the
Public Benefit Features Rule, whether it receives a
bonus or not, and any outdoor common: recreation area
required for residential uses, shall not be considered
part of a setback.

Setbacks between the elevations of fifteen and thirty
five feet above sidewalk grade at the property line
shall be permitted according to the following standard
Exhibit 49,1348:

- The maximum setback shall -be ten feet.

- The total area of a facade which is set back more
than two feet from the street property line shall
not exceed forty percent of the total facade area
betweén the e]evations of,fjfteencand thirty-five

feet.
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- No setback deeper than two feet shall ba wider th
twenty feet, measured parallel to the street pro-
perty line.

- The facade of the structure shall return to withi
two feet of the street property line between each

setback area for a mininun of ten feet, Balcony

railings and other nonstructural features or walls

shall not be considered the facade of the structu
c. When sidewalk widening is required by Section 23.49,22, setback
standards shall be measured to the 1ine established by the new
sidewalk width rather than the street property line.
General setback Timits

The following setback 1imits shall apply on streets not requiring pr

perty line facades, as shown on:Map VC. Except when the entire strud-

ture is fifteen feet or less in height, the setback 1imits shall appl

to the facade between an elevation of‘fifteen feet above sidewalk

grade and the minimum facade height established in subsection A,

Exhibit 49.134C. When the structure is fifteen feet or less in

height, the setback limits shall apply to entire street facade.

a. The maximum area of all setbacks between the Tot line and facade
along each street frontage of a lot shall not exceed the area
determined by multiplying the averaging factor by the width of 1
street frontage of the structure along the street, Exhibit
49.134D. The averaging factor shall be five on Class I pedestri
streets and ten on Class II pedestrian streets and streetrparks
Parking shg]l not be Tlocated between the facade and the street ]

line.
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b.  The maximum width, measured along the street property 1ine, of

setback area exceeding a depth of fifteen feet from the street

property Tine shall not euceed eighty feet, or thirty parcent of

the 1ot frontage on that street, whichever is less, Exhibit
49.134D, :

c. The maximum sethack of the facade from the street property lines
at intersections shall be ten feet. The minimum distance the
facade must conform to this limit shall be twenty feet along eaqg
street, Exhibit 49,134F.

d. Any exterior public open space which satisfies the Public Beiefi
Features Rule, whether it receives a bonus or not and any outdod
common recreation area required Tr residential uses, shall not
considered part of a setback, Exnibit 49.134cC.

e. When sidewalk widening is required by section 23.49.22, setback
standards shall be measured to the line established by the new

sidewalk width rathe’ than the street-property line.

Facade transparency requirements

1.

2.

Facade transparency requirements shall apply to the area of the facad
between two feet and eight feet above the sidewalk. Only clear or
Tightly tinted glass in windows, doors, and di§p1ay windows shail be
considered transparent. Transparent areas shall -allow views into the
structure or into display windows from the outside,

Facade transparency requirements shall not apply to portions of struc
tures in residential use.

When: the transparency requirements of this subsection are inconsisten
with the glazing requirements of the Energy Code, this subsection sha
apply. :

Transparency requirements shall be as follows: -

. Class I pedestrian streets and street parks: A minimum of sixty

percent of the street level facade shall beﬁtransparent.
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£

Class II pedestrian streets: A minimum of thirty percant of th
street level facade shall be trun-parent.

When the slope of the street frontage of the facade exceeds
seven and one half percent, the required amount of transparency
shall be reduced to forty-five percent on Class I pedestrian
streets and street parks, and twenty-two percent on Class II

pedestrian streets,

Biank facade limits

1.

2.

a.

~ General provisions

Blank facade 1imits shall apply to the area of the facade betweg
two feet and eight feet above the sidewalk,
Any pertion of a facade which is not transparent shall be con-

sidered to be a blank facade.

Blank facade 1imits shall not apply to portions of structures in

residential use.

Biank facade 1iinits for Class ] pedestrian streets and street parks:

a.

Blank facades shall be 1imited to segments fifteen feet wide,
except for garage doors which may exceed fifteen feet. Blank
facade width may be increased to thirty feet if the Director
determines that the fa.ade is enhanced by'architectural detailin
artwork, landscaping, or similar features that have visual
interest. The width of garage doors shall be limited tc the wid
of the driveway plus five feet,

Any blank segments of the the facade shall be separated by
transparent areas at least two feet wide.

The total of all blank facade segments, including garage doors,
shall not exceed forty percent of the street facade of the struc
ture on each street frontage; or fifty-five parcent if the slope
¢f the street frontage of the facade exceeds seven and one-half

percent.
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3.

Blank facade 1imits for Class I! pedestrian streets:

a.

Blank facades snhall be no more than thirty feet wide, except fo

h

garage doors which may exceed thirty feet. Blank facade width pay

be increased to sixty feet if the Girectcr determines that the
facade is enhanced by architectural detailing, artwork, landsca
ing, or similar features that have visual interest. The width
garage doors shall be 1imited to the width of the driveway plus
five feet.

Any blank segments of the facade shall be separated by transparé
areas at least two feet wide.

The total of all blank facade segments including garage doors,
shall not exceed seventy percent of the street facade of the
Structure on each street frontage; or seventy-eight percent if 1
slope of the street frontage of the facade exceeds -seven and ond

half percent.

Screening of parking

1.

Parking tocated at or above street level in a garage shall be screend

according to the following requirements:

a.

On Class I pedestrian streets and street parks, parking shall ii
be permitted at street level unless separéted from the street by
other uses, provided that garage doors need not be separated.

On Class II pedestrian streets purking shall be permitted at
street level when at least thirty percent of the street frontage
of the parking area, excluding that portion of the frontage

occupied by garage doors, is separated from the street by other

uses. The facade of the separating uses shall be subject to thel

transparency and blank wall standards for Class I pedestrian
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streets in subsections C and D. The remaining parking shall be
screened from view at street level and the street facade shall he
enhanced by architectural detailing, artwork, landscaping, or
similar visual interest features.
¢. The perimeter of each floor of parking garages above street levél
shall have an opaque screen at least three and one half feet high.
2. . Surface parking areas shall -be screened and landscaped pursuant to
Section 23.49.20, Screening and lLandscaping of Surface Parking Areas
F. ' Street tree requirements
Street trees shall be required on all streets abutting a lot. When areawdys
are -Tocated beneath the sidewalk, the street trees shall be planted in below
grade containers with provisions for watering the trees. ‘Street trees shall
be planted according to the City of Seattle Board of Public Works Tree
Planting Standards. :
23;49.136 Downtown Mixed Commercial, Upper Level Development Standards
The regulations in this Section shall apply to all structures in which any flgor
above an elevation of one hundred twenty-five feet abdve the adjacent sidewalk
exceeds fifteen thousand square feet.
A. Coverage limits
On streets designated on Map VD as having a pedestrfan classification, a
coverage 1imit area shall be established as follows:
1. .Above an elevation of one hundred twenty-five feet above the adjacent]
sidewalk the area within twenty feet of each street property line and
sixty feet of intersecting street property lines, Exhibit 49,1364,
shall be established as the coverage limit area,
2.  The percent of the coverage 1imit area which may bergovered by .a por-

tion of a structure shall be as fell
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o Lots With One Lots With Two or More
Elevation Street Frontage Street Frontages
Lots 40,000 Lots greater
square feet than 40,000
or Tess in square feet
size in size

Greater than
125° 60% 40% 20%

3. - To qualify as uncovered area, at least half the area required to be
" uncovered shall be contiguous and shall have a minimum depth of fiftg
feet.

4, To meet the coverage limits, a lot may be combined with one or more

abutting lots, whether occupied by existing structures or not, provig

that:

-a. The coverage of all structures on the Tots meets the limits set|i

this subsection A; and
b. The fee owners of the abutting lot(s) shall execute a deed or
7 other agreement, which shall be recorded with the title to the
lots, which restricts future development so that in combination
_ with the other Tots, the coverage Timits shall not be exceeded.
Maximum facade lengths
A maximum length shalil be estab]ished for facades above an elevation of on
hundred twenty-five feet above the adjacent sidewalk. This maximum length
shall be measured parallel to each street property line of streets desig-~
nated on Map VD as having a pedestrian classification, and shall apply to
any portion of a facade, including projections such as baiconies, which is
located within fifteen feet of street property lines,
1.  The maximum Tength of facades above an elevation of one hundred itwent
five feet shall be one hundred twenty feet. '
2. To be considered a separate facade for the purposes of determining th
maximum facade length established in subsection B1, any portion of a

facade above an elevation of one hundred twenty-five feet, which is
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less than fifteen feet from a street property 1ine, shall be separated
! from any similar portion of the facade by at least sixty feet.
2 C. When a lot in a DMC zone is across a street from the Pike Market Historic -
3 District, Map VE, a continuous upper level setback of fifteen feet shall be
4 provided on all street frontages across from the Historic District at a
s ~maximum height of eighty-five feet. The fifteen foot setback Tine shall be
6 considered the street property line for the application of the provisions|of
subsections A and B.
7 Subchapter VI: Downtown Mixed Residential
b 23.49.140 General Provisions
o A1l property zoned Downtown Mixed Residential (DMR) shall be designated as
10 either Downtown Mixed Residential/Residential (DMR/R) or Downtown Mixed
11 Residential/Commercial (DMR/C) on the Official Land Use Map, Chapter 23.32.
12
PART 1 USE PROVISIONS
‘ 13 23.49.142 Downtown Mixed Residential, Permitted Uses
14 AV. A1l uses shall be permitted outright except those specificaily prohibited |by
15 VSection 23.49.144, and those permitted only as conditional uses by Section
16 23.49.148, and parking, which shall be regulated by Section 23.49.146.
17 B. All uses not prohibited shall be perrnitted as either principal or accessony
18 gses. . 7
o 23.49.144 Downtown Mixed Residential, Prohibited Uses
' The following uses shall be prohibited as both principal and accessory uses:
20 A. Drive-in businessgs, except gas stations located in parking garages;
21 B. Outdoor storage;
22 C. Adult motion picture theaters and adult panorams;
23 D. Light manufacturing uses in OMR/R areas;
24 E. All general manufacturing uses;
25 F. Al1 salvage and recycling uses, except recycling collection Wsrtations; o4
26 G. Al1 industrial uses,
27
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- 23.49.146 Downtown Mixed Residential, Principal and Accessory Parckirig

A.  Principal use parking
1. Principal use parking garages for long term and short term parking
shall be prohibited, except thosergarages permitted as conditional uses
pursuant to Section 23.49.148. )
2, Principal use surface parking areas shall be prohibited, except that

temporary principal use surface parking areas may be permitted as cor

ditional uses pursuant to Section 23.49,148,
B. Aﬁcessory parking

1.  Accessory parking garages for both long term and short term parking
shall be permitted outright, up to the maximum parking limit estab-
lished by Section 23.49.16, Parking Quantity Requirements.

2.  Accessory surface parking areas shall be:
a. Prohibited in DMR/R areas;
b. . Permitted outright in DMR/C areas when containing twenty or fewdr

parking spaces; or

€. Permitted as a conditional use in DMR/C areas when containing mgre

than twenty parking spaces, pursuant to Section 23.49,148;

d.  Permitted as a conditional use in DMR/C areas on a temporary badis

pursuant to Section 23.49,148,
23.49.148 Downtown Mixed Residential, Conditicnal Uses
A. AT conditional uses shall meet the following criteria:
1. The use shall be determined not to be materially detrimental to the
public welfare or injurious to property in the zone or vicinity in
which the property is located. f?,i"” :

2. In authorizing a conditional use, adverse negative impacts may be mitlj-

gated by imposing requirements or conditions deemed necessary for the
E protection of other properties in the zone or vicinity and the public
interest. The Director or Council shall deny the conditional use, 1ifl
it is determined that the negative impacts cannot be mitigated satis-

factorily.

-111-

CS 18.2

«f



10
11
12
13
14
15
16
17
18
19
20
21
22
23
24
25
26
27

28

B.

c.

Principal use parking garages serving residential uses may be permitted ap

conditional uses, if the Director finds that:

1.

Surface parking areas where permitted as a conditional use by Section
23.49,146 and temporary surface parking areas located on lots vacant on or
before January 1, 1985, or on lots which become vacant .as a result of a
City-initiated abatement action, may be permitted as conditional uses in

DMR/C areas if the Director finds that:

1.

circulation in the surrounding area; and

Unserved parking demand associated with existing or forecast future

residential development within one thousand feet of the proposed

parking facility is sufficient to warrant construction of the facility;

and
The garage will be operated in a manner such that substantial traffig

associated with uses not located within the DMR zone will not be

generated; and

The vehicular entrances to the garage are located so that they will not

disrupt traffic or transit routes; and

The traffic generated by the garage will not have substantial adverss

effects on pedestrian circulation.

Traffic from the parking area will not have substantial adverse effedts

The vehicular entrances to the parking area are located so that they
will not disrupt traffic or transit routes; and
The traffic generated by the parking area will not have substantial

adverse effects on pedestrian circulation; and

The parking area is screened and landscaped according to the provisidns

of Section 23.49.20, Screening and Landscaping of Surface Parking
Areas; and : ' :
For temporary surface parking areas, the permit may be jssued for a

maximum of two years and shall not be renewed.
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City facilities and public projects which do not meet developméent standar
may be permitted by the Council pursuant to the provisions of Chapter 23.
Decisions Requiring Council Approval.

Rooftop features more than fifty feet above the roof of the structure on
which ‘they are located may be authorized by the Council as a conditional
pursuant to Chapter 23.80, Decisions Requiring Council Approval, accordin

to the criteria of Section 23.49.08, Structure Height.

PART 2 DEVELOPMENT STANDARDS

23.49,.150 Downtown Mixed Residential, Floor Area Ratio (FAR)

A.

General standards

1. The floor area ratio (FAR}, as provided in subsection B, shall deier-
mine the gross floor area permitted for all nonresidential uses.

2.  The maximum FAR established in subsection B may be achieved by pro-
viding public benefit features pursuant to Section 23.49.152,

Permitted FAR

1., Permitted FAR shall be as follows in DMR/R areas:

FLOOR AREA RATIC
Maximum With PubTic Benefit

Base features, Including Housing
Bonus '
85/65 feet 1 Does not ‘apply
125/65 feet 1 2
-240/65 feet 1 ) 2
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2. Permitted FAR shall be as follows in DMR/C areas:

FLOOR AREA RATIO
Base Max imum With Maximum With
Bonus For Public Housing Bonus
Benefit Features
Other Than Housing

85/65 feet 1 2 4
125/65 feet 1 2 4
280/125 feet 2 3 5

3. There shall be no limit to nonresidential FAR within designated

Landmark structures, provided that:

a. The structure hr@ﬂomd,ifnme%aw,am a commitment made {
preserve the structure; and

b. After restofation, the structure contains at least as much resi
dential floor area as existed in the structure on January -1, 19
and

¢. The gross floor area in nonresidential use on the 1ot is Timiteg
to the total gross floor area of the structure prior to restorad

tion.

C. Exemptions from FAR Calculations

1. The following areas shall be exempt from base and maximum FAR
calculations:
a. All gross floor area in residential use, except on sending lots
from which development rights are-transferred, according to
Section 23,49.154,
b. Al1 gross floor area below grade;
c¢. Al gross floor area used for accessory parking located above

grade;
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2.

23.49.152 Downtown Mixed Residential,.Ratios for Public Benefit Features

A. General provisions

1.

As an allowance for mechanical equipment, three and one-half percent
the gross floor area of a structure shall not be counted in gross fl
area calculations. The allowance shall be calculated on the gross
floor area after all exempt space permitted under subsection €1 has
been deducted. Mechanical equipment located on the roof of a struc-
ture, whether enclosed or not, shall be calcu]a?ed as part of the tot

gross floor area of the structure.

No floor area beyond the base FAR shall be granted for any project
which causes:

a.

_ benefit features are provided on the project lot.

The gross floor area of public benefit features which satisfy the

requirements of Section 23.49.152, Ratios for Public Benefit Fep-

tures, and satisfy the Public Benefit Features Rule, whether
granted a floor area bonus or not, regardiess of maximum bonusa

area limitations.

The destruction of any designated feature of a Landmark structuy
unless authorized by the Landmarks Board; or

On Tots not located in DMR/R eighty-five foot height districts,
the demolition on the project lot of housfng which has been
occupied any time since January 1, 1974, if actions equivalent 4
total housing replacement, as defined by the Public Benefit
Features Rule, are not taken. Housing replacement in excess of
that required by the provisions of the Housing Preservation
Ordinance, not to exceed seventy-five percent of the gross f1oor
area of the replacement housing provided, may be used to qualify
for a housing bonus under the Public Benefit Features Rule, A

housing replacement bonus may be granted even if no other public
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B.

3.

Public Benefit Features

If the Director approves the design of public benefit features according tp

Subsection A, floor area bonuses shall be granted as follows:

BB £

Additional gross floor area may be permitted up to the maximum FAR with
housing bonus described in Section 23.49.150 when affordable housingiis
included in the development proposal and the following criteria are

met:

a. In DMR/C areas, except when a housing bonus is granted for repl

cement housing pursuant to subsection Alb, gross floor area
equivalent to the area of the lot shall be earned through the pro-
vision of public benefit features other than housing before a
housing bonus may be used.

b. The housing bonus shall be granted only for the direct productid

3

of affordable housing in a new structure; or in a rehabilitated
structure or portion of a rehabilitated structure which was not |in
residential use as of January 1, 1983,

c. The housing shall be located in a DMR zone.

d. The housing bonus shall be granted by the Director based on a
finding by the Director of Community Development. that the proposed
housing satisfies the requirements of the Public Benefit Features
Rule.

The Director shall review the design of any public benefit feature

listed in subsection B to determine whether the feature, as proposed

for a specific project, provides pubYic benefits and is consistent with
the definitions in Chapter 23.84 and the Public Benefit Features Rule|.

Except for housing, human services and day care, ali public benefit

features provided in return for a bonus shall be located on the éame

lot or abutting public right-of-way as- the project in which the bonus

fioor area is used,
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MAXIMUM AREA OF PUBLIC

PUBLIC BEMEFIT ) BENEFIT FEATURE
FEATURE BONUS RATIOL " ELIGIBLE FOR BONUS
Human Service Use in 4,55 10,000 square feet
New Structure -
Human Service Use in 2.5° 10,000 square feet
Existing Structure ]
Daycare in New Structure 8.05 10,000 square feet?
Daycare in Existing Structure 4,05 10,000 square feet#
Cinema . 4,5 15,000 square feet
Retail shopping in areas 3 - 0.5 FAR, not to exceed
shown on Map VIA 15,000 square feet
Residential Parcel Park 3 12,000 square feet
Street Park on streets 3 1.0 FAR
shown on Map VIA
Hillside Terrace in areas 3 6,000 square feet
shown on Map VIA
Sidewalk widening if required 3 Area necessary to meet
in Section 23,49.16 required sidewalk width
Small 1ot development 1.0 FARZ Not applicable
Overhead weather 3 or 4.53 10 times the street
protection on pedestrian I frontage of the lot
streets designated on Map VID
Voluntary Buildine Setback 3 10 times the frontage
on street garks shown on on the street park.
Map VIA.
Housing ia DMR/R areas Subject to the Subject to the Public
with heights above 125' Public Benefit Benefit Features Rule;
and all DMR/C areas Features Rule maximum amount of bonus

is 1 times the area of the
lot in DMR/R areas, and

2 times the area of lot

in DMR/C areas.

1 Ratic of additional square footage of floor area granted per square foot of
public benefit feature provided.

2 This is the amount of bonus granted when the public benefit feature is provi
regardless of its size.

3 Higher bonus is granted when skylights are provided.

Daycare space from 3001 to 10,000 square feet bonused at same ratio as human
service uses.

5 Human services and day care may be provided in another zone; in that case,
bonus ratio subject to Public Benefit Features Rule.
23.49.154 Downtown Mixed Residential, Transfer of Development Rights
A. Transfer of development rights within the same downtown block
1, Development rights snall not be transferred to lots in DMR zones from
lots located in the same downtown block. -
2. Development rights from sending lots in DMR zones may be transferred
receiving lots in DOC1 and DOC2 zones located on the same downtewn

block.
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3. Development rights may be tranferred from Tots in DMR zones containihg
1 Tow income housing to receiving lots in DMC zones located on the same
2 bleck in accordance with subsection B2, 1
3 B. Transfer of development rights between different downtown blocks
4 1, Development rights from a sending lot on a different downtown block
5 shall not be transferrad to receiving lots in Downtown Mixed
6 Residential zones.
2, Deve]opment rights from sending lots in Downtown Mixed Residential
7 zones which contain low income housing may be transferred to receiving
® Tots in DOC1, DOC2 and OMC.zones, as provided below:
° a. Each structure on the sending lot shall have the greater of fifty
io percent of total gross floor area, or the gross floor area in uge
11 23 low.income housing on January i, 1983, committed to Tow incoipe
12 housing use. T
13 b. - Sending lots shall have gross floor area equivalent to gt Teast
14 ' one FAR in low income housing use, -
i5 ¢. -Surface parking areas shall not be included in the area of the
sending lot purposes of calculating the amount of developuent
e rights which may be transferred.
17 d. - _The low income housing on the sending 1ot must be certified by the
18 Director of Community Development as satisfying the Pui:iic Benefit
19 Features Rule,
20 C. Standards for sending lots
21 1. The gross -floor area that may be transferred from any lot in a DMR zdne
22 with a height 1imit of less than two hundred and forty feet shall be
) six times the area of the sending lot, minus-any existing gross floon
a3 K area on the sending lot, excluding any exemptions permitted by subsec-
24 tion 23.49.150.C. ; |
25 2. The gross ficor area that may be transferred from lots in DMR zones with )
26 a two hundred and forty foot height Timit shall be eight times the arka
27 of the sending lot, minus any existing gross floor area on the sending
28 lTot, excluding exemptions permitied bv subsection 23.49,150C.
~118-
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b.

4,

5.

when development rights are transferred from a sending lot in DMR

zones, the amount of gross nonresidential floor area which may then

built on the sending lot shall be equal to the area of the lot

multiplied by the applicable FAR 1imit set in Section 23.49.152, mi

the total of: - &

a. The existing gross nonresidential floor area on the lot, less a
exemptions permitted under Section 23.49.150C; plus

b. The amount of gross floor area which was transferred from the 1

When development rights are transferred from a sending Tot in a DMR

zone with a height 1imit of less than two hundred and forty feet, th

amount of gross residential floor area which may then be built on the

sending lot shall be equal to the area of the lot multiplied by six,

minus the total of:

a. The existing gross floor area of the lot, less any exemptions pq
mitted under Section 23.49.150C; plus

b. The amount of gross floor area which was transferred from the 1

When development rights.are transferred from-a sending lot in a DMR

zone with a height 1imit of two hundred and forty feet, the amount of

gross residential floor area which may then be built on the sending 1
shall be equal to the area of the lot mu]tipliéd by -eight, minus the
totai of:

a. The existing gross floor area of the Tot, Tess any exemptions pd

mitted under Section 23.49.150C;

b. Tha amount of gross floor area which was transferred from the 1qt

Transfer of development rights agreements

1.

™Ny
B

The fee owners of the sending and receiving Tots shall execute a deed

or other agreement, which shall be recorded with the title to both

Tots.

The agreement or dead shall be for a term which equals or exceeds the

Jife of the project on the receiving lot for which the rights were

transferred.
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23.49.156 Downtown Mixed Residential, Minimum Lot Size

A.

3.

There shall be a minimum lot size of nineteen thousand square feet for any
structure over one hundred twenty five-feet high.

To meet the minimum ot size requirement, a lot may be combined with one ¢
more abutting lots, whether occupied by existing structures or not, providg

that:

1.

2.
3.

&
3

For transfers from lots containing low income housing, the agreement
shall provide for the maintenance of the low income housing on the
sending lot for a minimum of twenty years.

The agreement or deed shall state that the development rights trans-

ferred from the sending lot to the receiving lot may not be reclaime

unless the project on the receiving lot, or that portion of the projgct

for which the rights were transferred, is demolished. The deed or
agreement shall also provide that its covenants and conditions shall

run- with the land and shall be specifically enforceable by any party
or by the City of Seattle. '

=

The total area of the combined lots meets the minimum 1ot size
requirement;

A1l lots have frontage on the same Avenue;

Any existing structure does not exceed a height of one hundred. twenty

five feet;

The coverage of both the proposed and any existing structures meets the

coverage 1imits established in Section 23.49.158; and
The fee owners of the abutting lot(s) shall execute a deed or other

agreement, which shall be recorded with the title to the lots, which

restricts future development to a maximum height of one hundred twently-

five feet for the 1ife of the proposed structure; and which preciudeg
the use of the lot(s) in combination with any abutting lots for pur-

poses of meeting the minimum lot size requirements of this Section.
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23.49.158 Downtown Mixed Residential, Coverage and Floor Size Limits

A

Coverage

1.  Except on lots located in the DMR/R eighty-five foot height district
portions of structures above an elevation of sixty-five feet shall m
the following coverage Timits:

Percent of Coverage Permitted

by Lot Size
Lot Size

Elevation of 0-19,000 19,001~ 25,001 - Greater
Portion of Square 25,000 38,000 Than 38,000
Structure Feet Square Square ~Square
(in feet) Feet Feet Feet
0-65 100% 100% 100% 100%
66-85 75% 65% 55% 45%
86-125 65% 55% 50% 40%
126-240 Not 45% 40% 35%

N ) applicable ]

2. In order to meet the coverage limits, a lot may be combined with one
more abutting lots, whether occupied by existing structures or not,

provided that:

a. The coverage of all structures on the lots meets the limits set|i

this subsection A; and
b. The fee owners of the abutting lot(s) shall execute a deed or
other agreement, which shall be recorded Qith the title to the
lots, which restricts future development so that in combination
with the other lots, the coverage 1imits shall not be exceeded.
B. Floor Size : 5
Each floor in portions of structures above an e]évation of one hundred
twenty-five feet shall have a maximum gross floor area of eight thousand
square feet. 7
23,49.160 Downtown Mixed Residential, Street Level Use Requirements

Street level uses listed in subsection A shall be required on the streets

designated on Map VIB. Required street level uses shall meet the standards of

this Section.
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A. Types of Uses

The following uses shall qualify as required street level uses:

1.
2.
3.
4.
5.

B. -General standards

1.

2.

3.

23.49.162 Downtown Mixed Residential, Street Facade Requirements

Standards for the facades of structures are established for the following

O N

Retail sales and services, except lodging;

Human service uses and day care centers;

Customer service offices;

Entertainment uses, including cinemas and theaters: and

Museums .,

A minimum of seventy-five percent of each street frontage to which
street level use requirements apply shall be occupied by uses listed
in subsection A, The remaining twenty-five percent may contain othe
permitted uses and/or pedestrian or vehicular entrances, The frontag
of any exterior public open space which satifies the Public Benefit
Features Rule, whether it receives a bonus or not, and any- outdoor ¢
mon recreation area required- for residential uses, shall not be count
in street frontage.

Required street level uses shall be Tocated within ten feet of the
street property line or shall abut a public open space. When sidewal
widening is required by Section 23.49,22, thé ten feet shall be:’
measured to the Tine established by the new sidewalk width rather tha
the street property line.

Except for day care centers, pedestrian access to required street ley
uses shall be provided directly from the street or a bonused pubiic
open space. Pedestrian entrances shall be Tocated no more than thred
feet above or below sidewalk grade or shall be at the same elevation

the abutting bonused public open space.
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Pm?
elements:
Minimun facade heights Blank facade Timits
Sethack limits Screening of parking
Facade transparency Landscaping.

These standards shall apply to each 1ot line of a lot which abuts a street
designated on Map VID as having a pedestrian classification. The standards of
each street frontage shall vary according to the pedestrian classification of
the street on Map VID, and whether property line facades are required by Map
VIC, .

A: Minimum facade height

1. Minimum facade height shall be as described in the chart below, Exhibi

49.162A, but minimum facade heights shall not apply when all portion
of the structure are lTower than the elevation of the required minimuq

facade height listed below.

A1l Streets Where Class 1 Class II
Property Line Facades Pedestrian Streets Pedestrian
Are Required and Street Parks Streets
Minimun facadel Minimum facadel Minimum facadel
height height height
35 feet 25 feet 15 feet

lExcept as modified by view corridor requirements.

2. On'designated view corridors, Section 23.49.24, the minimum facade

height shall be the required elevation of the setback, when it is legs

than the minimum facade height required in subsection ‘Al,
B. Facade setback 1imits
1. Setback Tlimits for property 1ine facades
The following setback 1imits shall apply to all streets designated

on Map VIC as requiring property Tine facades.

as The facades of structures fifteen feet or less in height shall ble

located within two feet of the street property line.
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b.

Structures greater than fifteen feet in height shall be governeg

by the following criteria:

(1)

(2)

G £

No setback 1imits shall apply up t6 an elevation of fifteer

feat above sidewalk grade.

Between-the elevations of fifteen and thirty-five feet aboy

sidewalk grade, the facade shall be located within two feet

of the street property line, except that:

i. Any exterior public open space which satisfies the
Public Benefit Features Rule, whether it receives a
bonus or not, and any outdoor common recreation area
required for residential uses, shall not be considered
part of a setback.

ii. Setbacks between the elevations of fifteen and thirty
five feet ‘above sidewalk grade at the property 1ine
shall be permitted according to the following standard
txhibit 49,1628:

The maximum setback shall be ten feet,

The total area of a facade which is set back more than two

feet from the street property 1ine shall not exceed forty

percent of the total facade area between the elevations of
fifteen and thirty-five feet.

No setback deeper than two feet shall be wider than twenty

feet, measured parallel to the street property line.

The facade of the structure shall return -to within two feet]

of the street property line between each setback area for a

minimun of ten feet. Balcony railings and other nonstruc-

tural features or walls shall not be considered the facade bf

the structure.
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2.

c. MHhen sidewalk widening is required by Section 23.49,22, setback
standards shall be measured to the 1ine established by the new
sidewalk width rather than the street property line.

General setback 1imits

The following setback 1imits shail apply on streets not requiring pr

perty line facades as shown on Map VIC. Except when the entire stru

ture ‘is fifteen feet or less in height, the setback 1imits shall apply
to the facade between an elevation of fifteen feet above sidewalk
grade and the minimum facade height established in subsection A,
Exhibit 49.162C. When the structure is fifteen feet or less in height,
the setback Timits shall apply to the entire street facade.
a. The maximum area of all setbacks between the Tot line and facade
shall be limited according to an averaging technique. The maximum
area of all setbacks along each street frontage of a lot shall not
exceed the area determined by multipliying the averaging factor
by the width of the street frontage of the structure along
that street, Exhibit 49.162D. The averaging factor shall be five
on Class I pedestrian streets, twenty on Class II pedestrian
streets, and thirty on street parks. Parking shall not be locafed
between the facade and the street Tot line.
b. The maximum width, measured along the strzet property line, of dny
setback area exceeding a depth of fifteen feet from the street
property line shall not exceed eighty feet, or thirty percent of

the Tot fron

e on_that street, whichever is less, Exhibit

49.162D.
¢c. The maximum setback of the facade from the street property line |at
intersections shall be ten feet. The minimum distance the facade
must conform to this limit shall be twenty feet along each streqt,

Exhibit 49.162E.
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Facade transparency requirements

1.

2.

4.

d. Any exterior public open space which satisfies the Public Benefit

Features Rule, whether it receives a bonus or not, and any outdgor

common recreativn area required for residential uses, shall not|be !

considered part of a setback, Exhibit 49.162C.
e. When sidewalk widening is required by Section 23.49.22, setback
standards shall be measured to the 1ine established by the new

sidewalk width rather than the street property line;

Facade transparency requirements shall apply to the area of the facade

between two feet and eight feet above the sidewalk. Only clear or
Tightly tinted glass in windows, doors, and display windows shall be
considered transparent. Transparent areas shall allow views into the

structure or into display windows from the outside,

Facade transparency requirements shall- not apply to portions of struq-

tures in residential use.

When the transparency requirements of this subsection are inconsistent

with the glazing limits in the Energy Code, this subsection shall
apply.

Transparency requirements shall be as follows:

a. Class I pedestrian streets: A minimum of sixty percent of the

street level facade shall be transparent.

b. Class II Pedestrian streets and street parks: A minimum of thinty

percent of the street level facade shall be transparent,
c.  When the slope of the street frontage of the facade exceeds
seven and one half percent, the required amount of transparency

shall be reduced to forty-five percent on Class I pedestrian

streets and twenty-two percent on Class II pedestrian streets and

street parks.
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D.

Blank facade limits
1.  General provisions 7
a. Blank facade limits shall apply to the ares of the facade betwsén
two feet and eight feet above the sidewalk,
b. Any portion of a facade which is not transparent shall be con-
sidered to be a blank facade.
¢. Blank facade 1imits shall not apply to portions of structures in
residential use.
2. Blank facade 1imits for Class I pedestrian streets:
a. Blank facades shall be limited to segments fifteen feet wide,
except for garage doors which may exceed fifteen feet. Blank

facade width may be increased to thirty feet if the Director

determines that the facade is enhanced by architectural detailing,

artwork, landscaping, or similar features that have visual

interest. The width of garage doors shall be limited to the width

of the driveway plus five feet.

b. Any blank segments of the facade shall be separated by
‘transparent areas at least two feet wide,

c. The total of all blank facade segments, including garage doors,

shall not exceed forty percent of the street facade of the -strud

ture on each street frontage; or fifty-five percent if the slopg
of the street frontage of the facade exceeds seven and one half

percent.
3. Blank facade limits for Class II pedestrian streets and street -parks:
a. Blank facades shall be limited to segments thirty feet wide,
except for garage doors which may exceed thirty feet., Blank

facade width may be increased- to sixty feet if the Director detep-
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1.

2.

3.

E. Screening of parking
Parking located at or above street level in a garage shall be screened

according to the following requirements:

mines that the facade is enhanced by architectural detailing, apt-
work, landscaping, or similar features that have visual interest
The width of garage doors shall be limited to the width of the
driveway plus five feet,

b. Any blank segments of the facade shall be separated by transparent
areas at least two feet wide. -

c. The total of all blank facade segments including garage doors,
shall not exceed seventy percent of the street facade of the
structure on each street frontage; or seventy-eight percent if-{
slope of the street frontage of the facade exceeds. sevan and oné

half percent.

On Class I pedestrian streets and street parks, parking shall not
be permitted at street level unless separated from the street by
other uses provided, that garage doors need not be separated.

On Class II pedestrian streets and street parks, parking shall be pgr-
mitted at street level when at least thirty percent of the street
frontage of the parking area, excluding that pdrtion of the frontage
occupied by garage doors, is separated from the street by other uses
The facade of the separating uses shall be subject to the transparendy
and btank wall standards for Class I pedestrian streets in subsection
D2. The remaining parking shall be screened from view at street Tlevdl
and the street facade shall be enhanced by architectural detailing,
artwork, landscaping, or similar visual interest features.

The perimeter of each floor of parking garages above street level shalll

have an opaque screen at least three and one half feet high,
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F.

Landscaping requirements

1.

2.

Street tree requirements

Street trees shall be required on all streets abutting a lot. When

areaways are located beneath the sidewalk, the street trees shall be

planted in below grade containers with provisions for watering the
trees. Street trees shall be planted according to the City of Seattt

Board of Public Works Tree Planting Standards.

Landscaping in the street right-of-way

All new development shall provide landscaping in the sidewalk area of

the street right-of-way. The square feet of landscaped area providec

shall be at least one and one-half times the length of the street prg
perty line. The following standards shall apply to the required
tandscaped area:

a. The landscaped area shall be at least eighteen inchas wide and
shall be Tocated in the public right-of-way along the entire
tength of the street property line.

b.  Exceptions shall be allowed for building entrénces, vehicular
access or other connections between the sidewalk and.the lot, by
in no case shall exceptions exceed fifty percent of the total
Tength of the street property line(s). '

c. . As alternative to locating the tandscaping at the street propert
line, all or a portion of the required landscaped area may be pr
vided in the sidewalk within five feet of the curbline.

d. landscaping provided within five feet of the curbline shall be
tocated and designed. in relation to the required street tree

planting and take into consideration use of the curb lane for

parking and Toading.
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3.

%,
&
~

A minimum unobstructed sidewalk width of five feet on east/west
streets and eight feet on Avenues shall be provided.

A1 plant material shall be planted directly in the ground. A
minimum of fifty percent of the plant material shall be perenni
Where the required landscaping is on a street park or street wif
urban design and/or landscaping guidelines promulgated by the
Engineering Department, the planting shall be in conformance wit

those provisions.

Landscaping in setbacks

da

Twenty percent of areas on the street property line that are nof
covered by a structure, which have a depth of ten feet or more
from the street property line and are larger than three It vdred
square feet, shall be landscaped. Any area under canopies or
marquees shall ke considered uncovered. Any setback provided. tg
meat the minimum sidewalk widths =stablished by Section 23.49, 2
shall be exempt from the calculation of the area to be Tandscapd
A1l plant material shall be planted directly in the ground or ir
permanently installed planters, . A minimum of fifty percent of {
plant material shall be perennial and shall include trees when 4

setback exceeds six hundred square feet.

23.49.164 Downtown Mixed Residential, Maximum Wall Dimensions

Except on lots located in the DMR/R eighty-five foot height district, a
maximum length shall be established for portions of structures above an
elevation of sixty-five feet, This maximum length shall be measured

parallel to the street property 1ine, and shall be as follows:

Maximum Length by Lot Size
Greater Than

Elevation of Portion 0-19,000 19,000 Square
of Structure (in. feet) Square Feet Feet
6€- 85 120" 120°
86-125 : 120° 120"
126-240 Not : 100’
applicable )
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23.49.166 Downtown Mixed Residential, Side Setback and Street Park Setback
Requirements

A. Side setbacks
Except on lots Tocated in the DMR/R eighty-five foot height district, set

b. . "all be required from side Tot 1lines that are not street side lot

Tines. The setback shall occur above an elevation of sixty-five feet. The

amount of the setback shall be determined by the Tength of the frontage of

the Tot on Avenues, as follows:

Required Sethack

Frontage on Avenue Above 65 Feet
120 feet or less Not required
121 feet to 179 feet 20 feet
180 feet or more 40 feet.

B. Street park setbacks

Except on lots located in DMR/R eighty-five foot height districts, a sethack

from the street property line shall be required on-street parks designated

on Map VID at an elevation of forty feet. The setback shall be as followg:

Elevation of

Portion of

Structure Required Setback
40'to 85' 10'
86 to 240!  (H-85') x 2 410

where H = jotal structure height in feet,

Subchapter Vil Pioneer Square Mixed

A]T property located within the Pioneer Square Mixed (PSM) zone shall be subjdct

to the ‘use and development standards of the Piorneer Square Preservation: Dis-

trict, Chapter 23,66, in addition to the use and development standards containjed

in this Chapter. In the event that there is a conflict between the use and
development standards of this Chapter and the provisions of the Pioneer Square
Preservation District, Chapter 23,66, Subchapter II, the provisions of Chapter

23.66 shall apply. -
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23.49,170 Pioneer Square Mixed, Permitted Uses
The Overlay District reglations of the Pioneer Square Preservation District,

Chapter 23.66, contain the use provisions for the PSM zone.

23.49,178 Pioneer Square Mixed, Structure Height

A.

C.

D.

F.

PART 1 USE PROVISIONS

PART 2 DEVELOPMENT STANDARDS

Maximum structure height shall be as designated on the Official Land Use
Map, Chapter 23.32. 7

Minimum height

No structure shall be erected or permanent addition added to an existing
structure which would result in the height of the new structure totaling
less than fifty feet., Height of the structure shall be measured from mear
street level fronting on the property to the mean roof 1ine of the struc-
ture.

Rooftop features may be permitted according to the provisions of Section
23.66,140.

In the one hundred foot height district, no structure shé]] exceed by morg
than fifteen feet the height of the tallest structure on the block or the
adjacent block front(s), to a maximum of one hundred feet,.

In the one hundred to one hundred twerity foot height district, structure
height over one hundred feet to a maximum of one hundred twenty feet shall
be péfmitted if a minimum of seventy-five percent of the gross floor area
the structure is in residential use.

In the eighty-five to one hundred twenty foot height district, structure
height over eighty-five feet to a maximum of one hundred twenty feet shall
be permitted if a minimum of seventy-five percent of the gross floor area

of the structure is in residential use.
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23.49.180 Pioneer Square Mixed, Transfer of Development Rights

A,

B.

Transfer of development rights within the same downtown block

1.

3.

Transfer of development rights between different downtown blocks

1.

2.

Development rights shall not be transferred to receiving lots in PSM
zones from lots located on the same downtown block.

Development rights may be transferred from lots in PSM zones to
receiving lots in DOC1 and DOC2 zones located on the same downtown
block. : 7

Development rights may be transferred from lots in PSM zones contain
Tow income housing or infill development to lots in DMC zones locate

on the same block in accordance with subsection B.

Development rights shall not be transferred to receiving iots in PSM

zones from lots on different downtown blocks.

Development rights may be transferred from sending lots in PSM zones

receiving lots in DOC1, DOCZ and DMC zones located on a different blg

when the sending 1ot contains low income housing.

a. Each structure on the sending lot shall have the greater of fift
percent of total gross floor area or the gross floor area in usd
as low income housing on January 1, 1983, committed to low incon
housing use.

b. Sending lots shall have gross floor area equivalent to at least
one FAR in low income housing use.

c. Surface parking areas shall not be included in the area of the
sending lot for purposes of calcutating the amount of developmen
rights which may be transferred.

d. The Tow income housing on the sending lot shall be certified by
the Director of Community Deye]opment as satisfying the Public

Benefit Features Rule.
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C. ﬁnount transferable from sending lots

1.

‘Development rights may be transferred from sending Tots in the PSM z
to receiving lots Tocated on different downtown blocks in the DOC1,
DOC2 and DMC zones from a sending lot which is proposed for infill

development and was vacant as of January 1, 1984.

a.

The gross floor area that may be transferred from any lot. in a PSM
zone, subject to the limitations in subsections A and B, shall be as

follows:

a.

When development rights are transferred from a sending lot in PSM

zones, the following provisions shall apply:

a.

) -
¥ ced

Lots with structures subject to abatement orders on or before
danuary 1, 1984, and surface parking areas, including lots with
minor structures accessory to parking operations, shall be con-
sidered vacant for the purpose of this section.

The transfer of development rights may not occur until a
Certificate of Occupancy has been issued for the project proposs

on the vacant lot,

The amount of gross floor area permitted by the development starn
dards of the PSM zone and the Pioneer Square Preservation

District, minus any above grade gross fldor area to be built on
the sending lot, when the transfer is from proposed infiil deve-
Topment .

Six times the area of the sending lot, minus any existing above

grade gross floor area on the sending lot, for transfers from 1dw

income housing or within block transfers not from infiil develop

ment .

If all the available gross floor area permitted by the developme
standards of the PSM zone and the Pioneer Square Preservation
District has been transferred, no additions to gross floor area

shall be made to the sending lot.
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b. If gross floor area is still available for use on the sending 1ot,
! the Tot may be developed up to the remaining gross floor area
B K 2 . : allowed by the development standards of the PSM zone -and the 7
3 Pioneer Square Preservation District.
a D. Transfer of devel opment rights agreements
5 1. The fee owners of the sending and receiving lots shall execute a deaq
6 or other agreement which shall be recorded with the title to both lots.
5 2. The agreement or deed shall be for a term which equals or exceeds the
life of the project on the receiving lot for which the rights were
° transferred.
° 3. For transfers from lots containing low income housing, the agreement
10 shall provide for the maintenance of the Tow income housing on the
n sending Tot for a minimum of twenty years.
'127 4,  The agreement or deed shall state that the development rights trans-
13 ferred from the sending lot to the receiving lot may not be reclaimed
14 unless the project on the receiving tot, or that portion of the projdct
‘s for which the rights were transferred, is demolished. The deed or
R agreement shall also provide that its covenants or conditions shall dun
716 with the land and shall be specifically enforceable by any party.or by
7 tﬁe City of Seattle. '
8 Subchapter VIII International District Mixed
19 AT property located in the International District Mixed (IDM) zone shall be
20 subject to the use and development standards of the International District
21 Special Review District, Chapter 23.66, in addition to the use and development|
P standards contained in this Chapter. In the event that there is a conflict belt-
a ween the use and development standards of this Chapter and the provisions of the
n International District Special Review District, the provisions of Chapter 23,66
: 4 shall apply. -
- 25 7 ot
26 %
27
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PART 1 USE PROVISIONS
1 23.49,200 International District Mixed, Permitted Uses
2 The Overlay District regulations of the International Special Review District)
3 Chapter 23.66, contain the use provisions for the IDM zone. 7 7
a
PART 2 DEVELOPMENT STANDARDS

5 23.49.208 International District Mixed, Structure Height
6 A, Maximﬁm structure height shall be as designated on the Official Land Use
7 Map, Chapter 23.32. '
8 B. In the seventy-five to eighty-five foot height district, structures '1'n7
o excess of seventy-five feet, to a maximum of eighty-five feet, shall be per-
10 mitted only if fifty percent or more of the gross floor area is in residef-
i tial use.

L C. In the the one hundred to one hundred twenty foot height district, struc-
12 tures in excess of one hundred feet, to a maximum of one hundred twenty

13 feet, shall be permitted if seventy-five percent or more of the gross flogr
14 area is in residential use, or may be permitted as part of a planned com-
15 munity development, pursuant to Section 23.49.36, Planned Community

16 Developments.

17 D. In the sixty-five to one hundred twenty foot height district, structures in
i8 excess of sixty-five feet, to a maximum of one hundred twenty feet, may bd
‘o permitted only as a part of a planned community development, pyrsuant to

Section 23.66.36, Planned Community Developments.

20 23.49,210 International District Mixed, Floor Area Rat_io (FAR)

21 A. General standards :

22 1. The floor area ratio (FAR), as provided in subsection B, shall deterd
23 . mine the gross foor area permitted for all nonresidential uses.,

24 2. - Hotel uses in excess of three FAR are subject to special review by the
25 Special Review Board according to the Overlay District Regulations of
26 the International District Spgcia] Review District, Ch«?pter 7723.66. -
27
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B. Permitted FAR

Permitted FAR shall -be.as follows:

FLOOR AREA RATIO

Use FAR
A1l nonresidential
uses except hotels 3
Hotel 6

C. Exemptions from FAR Calculations

1.~ The following areas shall be exempt from base and maximum FAR
calculations:

a. 7 Al gross floor area in residential -use, except on sending Tots
from which development rights are transferred aécording to
Section 23.49.212. '

b. All gross floor area below grade.

c. All.gross floor area used for accessory parking.

d. When required by the regulations of the International District
Special Review District, Chapter 23.66, required street level us
shall be -exempt to a maximum of one-half FAR, not to exceed fi f-
teen thousand square feet.

2. As an allowarce for mechanical equipment, three and one half percent
fhe gross floor. area of a structure shall not be counted in gross
floor area calculations. The allowance shall be calculated on the

' gross floor area after all exenpt space permitted under Section .C1 hd
been deducted. Mechanical equipment located on the roof of a struc
ture, whether enclosed or not, shall be calculated as part of the

total gross floor area of the structure.
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23.49.212 International District Mixed, Transfer of Development Rights

A.

B.

Transfer of development rights within the same downtown block

1.

2.

3.

Transfer of development rights between lots on different blocks

1.

2.

Development rights shall not be transferred to lots in IDM zones from

tots tocated in the same block.

Development rights may be transferred from lots in IDM zones to
receiving lots in NDOC1 and DOC2 zones located on the same downtown
block.

Development rights may be transferred frem lots in IDM zones containi
Tow income housing to receiving lots in DHMC areas located on the samg

downtown block in accordance with subsection B2.

Development rights shall not be transferred to receiving lots in IDM

zones from lots on different downtown blocks.

Bevelopment rights may be transferred from sending lots in IDM zones

receiving Tots in DOC1, DOC2, and DMC zones when the sending lot con-

tains low income housing.

a. Each structure on the sending lot shall have the greater of fify
percent of the total gross floor area, or the gross floor area i
use as low income housing on January 1, 1983, committed to low
income housing use.

b. Sending lots shall have gross floor area equivalent to at least
one FAR in Tow income housing use.

c. Surface parking areas shall not be included in the area of the
sending lot for purposes of calculating the amount of developmen
rights which may be transferred.

d. The Tow income housing on the sending lot must be certified by t

he

Director of Community Development as satisfying the Public Beneflit

Features Rule.
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c.

D.

Standards for sending lots

1.

2.

Transfer of development rights agreements

1.

3.

4.

~Tife of the projact on the receiving lot for which the rights were

The gross floor area that may be transferred from any sending lot in
IDM. zone, subject to the limitations in subsections A and B, shall %Hs
six times the area of the sending lot, minus any existing above grads
gross floor area on the sending Tot, excluding exemptions permitted
under Section 23,49,210, e
When development rights are transferred from a sending lot in IDM
zones, the amount of gross floor area which may then be built on the
sending Tot shall be equal to the area of the Tot multiplied by the
applicable FAR 1imit set in Section 23.49.210, minus the total of:
a. The existing gross floor area on the lot, Tess any exemptions pe
mitted under Section 23.49.210; plus

b. The amount of gross floor area which was transferred from the 14

The fee owners of the sending and receiving lots shall execute a deed
or other agreement which shall be recorded with the title to both. lof

The agreement or deed shall be for a term which equals or exceeds thd

transferred.

For transfers from lots containing low income Housing, the agreement
shall provide for the maintenance of the low income housing on the
sending 1ot for a minimum of twenty years,

The agreement or deed shall state that the development rights trans-

ferred from the sending lot to the receiving Tot may not be reclaimed

unless the project on the receiving lot, or that portion of the pronct

for which the rights were transferred, is demolished. The deed or
agreement shall also provide that its covenants or conditions shall n
with the Tand and shall be specifically enforceable by any party or b
the City of Seattle. o :
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23.49.214 Combined Lot Development

In IDM zones, lots that have 1ot lines within four hundred feet of each other

may be combined for the purpose of calculating the permitted gross floor area

when projects include affordable housing, according to the following provisio

A,

C.

At Teast one of the lots shall be developed with a new or rehabilitated
structure that contains housing. Existing structures shall either be
nonresidential prior to rehabilitation, or if residential shall have been
unoccupied since January 1, 1983,

When housing is provided in a new structure, at least half of the units
shall be affordable housing at initial sale or rental.

When an existing structure is rehabilitated, twenty-five percent of the
units shall be low income housing as provided in the Public Benefit Featur
Rule, unless the Director-determines that the twenty-five percent low incd
requirement is infeasible. A1l of the units in the structure fhat are not
Tow income shall be moderate income housing at the time of initial sale of
rental.

The affordable housing shall be certified by the Director of Community
Development as satisfying the Public Benefit Features Rule.

The permitted gross floor area shall be calculated by multiplying the tota
area of the lots by the FAR permitted by Section 23;49.210, Floor Area
Ratio. The permitted gross floor area may be allocated between the Tots i
any manner, provided that the height 1imits and other development standard
of the IDM zone and the International District Special Review District ard
met on each lot,

The fee owners of each of the combined lots shall execute a deed or other

agreement which shall be recorded with the titles to hoth lots. In the

agreement or deed, the owners shall acknowledge that development on the con-

bined lots shall not exceed the combined FAR Timits for both lots and,

should development on one Jot exceed the FAR Timit for that Tot, then
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development on the other Tot shall be restricted by the amount of excess

used on the more developed lot, for the Tife of the improvement on the mo
developed lot. The deed or agreement shall also provide that its covenant
and conditions shall run with the Tand and shall be specifically enforceal

by the parties and by the City of Seattle.

Subchapter IX International District Residential
Al1 property located in the International District Residential (IDR) zone shal
be subject to the use and development standards of the International District
Special Review District, Chapter 23.66, in addition to the use and development
standards contained in this Chapter. In the event that there is a conflict bd
ween the use and development standards of this Chapter and the provisions of
International District Special Review District, the provisions of Chapter 23.4§

shall apply.

PART 1 USE PROVISIONS
23.49,226 International District Residential, Permitted Uses
The Overlay District regulations of the International Special Review District

Chapter 23.66, contain use provisions for IDR zones.

PART 2 DEVELOPMENT STANDARDS
23.49.236 - International District Residential, Structure Height
Maximum structure heignt shall be as designated on the Official Land Use Map,

Chapter 23.32.

23.49,238 International District Residential, Floor Area Ratio (FAR)
A. General standarids
1. The floor area ratio (FAR), as provided in subsection B, shall deter-
mine the gross floor area permitted for all nonresidential uses.
2. The maximum FAR established in subsection B may be achieved by com-
mitting at least fifty percent of the total gross floor area of the

project to-residential use.
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c.

Permitted FAR
Permitted FAR shall be as follows:

FLOOR AREA RATIQ
Maximum When At least Fifty
Percent of the Total Gross
Floor Area of the Projact

Use Base Is in Residential Use’
All non-
residential uses 1 ) 2

Exemptions from FAR Calculations

1. The following areas shall be exempted from base and maximum FAR
calculations:

a. All gross floor area in residential use, except on sending lots
from which development rights are transferred according to
Section 23.49,240.-

b. All gross floor area below grade.

¢. All gross floor area used for accessory parking.

d. When required by the regulations of the Interpational District
Special Review District, Chapter 23.66, required street ievel ug
shall be exempt to a maximuﬁ of one half FAR, not to exceed fif4
teen thousand square feet,

e. Floor area in Landmark structures, provided that:

(1) A commitment is made to restore and preserve the structure
and

(2) - After restoration, the structure shall contain at least as
much residential floor area as existed in the structure on
January 1, 1984; and

(3). The gross floor area of the restored structure in nonresidd
tial use does not exceed the total floor area of the struc-

ture prior to restoration.
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23.49.240 International District Residential, Transfer of Development

A.'waﬁrofdwdommm rights within the same block

1.

Transfer of development rights between different downtown blocks

1.

2.

As an allowance for mechanical equipment, three and one-half percent
the gross floor area of a structure shall not be counted in gross fl
area calculations. The allowance shall be calculated on the gross
floor area after all exempt space permitted under subsection C1 has
been deducted. Mechanical equipment Tocated on the roof of a struc-
ture, whether enclosed or not, shall be calculated as part of the

total gross floor area of the structure.

Rights

Development rights shall not be transferred to lots in IDR zones from
lots located in the same block.

Development rights may be transferred from sending lots in IDR zones
receiving lots in DOC1 and DOC2 zones located on the same downtown
block.

Development rights may be transferred from lots in the IDR zone con-
taining low income housing to receiving lots in DMC zonas .Jocated on

the same block in accordance with subsection B2.

Development rights shall not be transferred to receiving lots in IDR
zones from lots on different downtown blocks.
Development rights may be transferred from sending lots in IDR zones
receiving lots in the DOC1, DOC2, and DMC zones, when the sending lot
contains Tow income housing.
a. Each structure on the sending lot shall have the greater of fift
' percent of the total gross floor area, or the gross floor area i
use as low income housing on January 1, 1983, commited to low
income housing use.
b. Sending lots shall have gross floor area equivalent to at least

one FAR in Tow income housing use.

-143-

Cs 19.2

ito

4




i i

10

11

12

13

14

15

16

17

18

19

20

21

22

23

24

25

26

27

28

c.

Standards for sending lots

1.

2.

3.

c¢. Surface parking areas shall not be included in the area of the
sending lot for purposes of culculating the amount of developme
rights which may be transferred.

d. The low income housing on the sending lot must be certified hy {
Director of Community Development as meeting the guidelines of 1

Public Benefit Features Rule,

The gross floor area that may be transferred from any lot in an IDR
zone, subject to the 1imitations in subsections A and B, shall be siy
times the area of the sending Tot, minus any existing above grade gr
floor area on the sending lot excluding exemptions permitted under
Section 23.49,238.
When development rights are transferred from a sending lot in IDR
zones, the amount of gross nonresidential floor area which may then b
built onr the sending Tot shall be equal to the area of the lot
multiplied by the applicable FAR limit set in Section 23.49,238, miny
the total of:
a. The existing gross nonresidential floor area on the lot, less an
exemptions permitted under Section 23.49.238; plus
b. The am;ﬁnt of gross floor area which.was transferred from the 1d
When development rights are transferred from a sending lot in the IDR
zone, the amount of gross residential floor area which may then be
built on the sending lot shall be equal to the area of the lot
multiplied by six, minus the total of:
a. The existing gross floor area of the Tot, less any exemptions pe
mitted under Section 23,49,238C; plus

b. The amount of gross floor area which was transferred from the 1o
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D.- Transfer of development rights agreements
1. ~The fee owners of sending and receiving lots shall execute a deed or
! other agreement which shall be recorded with the title to both lots.
2 2. The agreement or deed shall be for a term which equals or exceeds the
3 1ife of the project on the receiving lot for which the development
4 - rights were transferred. i
5 . 3. For transfers from lots containing low income housing, the agreement
6 shall provide for the maintenance of the low income housing on the
! - sending lot for a minimum of twenty years.
& 4,  The agreement or deed shall state that the development rights trans-
ferred from the sending lot to the receiving Tot may not be reclaimed
° unless the project on the receiving lot, or that portion of the project
10 for which the rights were transferred, is demolished. The deed or
H agreement shall also provide that its covenants or conditions shall run
12 with the Tand and shall be specifically enforceable by any party or by
13 the City of Seattle.
14 -§23.49.242 International District Residential, Minimum Lot Size
15 A. There shall be a minimum Tot size of nineteen thousand square feet for any
16 structure over one hundred twenty-five feet high.
B. To meet the minimum lot size requirement, a lot may be combined with one of
7 more abutting lots whether occupied by existing structures or not, provided
18 that:
19 1. The total area of the combined lots meets the minimum lot size
20 - requirement;
21 2. A1l lots have frontage on the same street;
722 1 3. Any existing structure does not exceed a height 6f one hundred twentyp
23 five feet; -
24 4, The coverage of both the proposed and any existing structures meets the
G coverage limits established in Section 23.49.244; and
25 e
26
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5. The fee owners of the abutting lot(s) shall execute a deed or other
agreement, which shall bLe recorded with the title to the lots, which
restricts future development to a maximum height of one hundred'twen:y-
five feet for the 1ife of the proposed structure; and which precludep
the use of the lot(s) in combination with any abutting lots for pur-
poses of meeting the minimum Tot size requirements of this Section.

23.49,.244 International District Residential, Coverage and Floor Size Limits
A. Coverage
1. Portions of structures above a height of sixty-five feet shall meet the

following coverage limits:

Percent of Coverage Permitted

by Lot Size
Lot Size
Elevation of 0-19,000 19,001~ 25,001~ Greater
Portion of square 25,000 38,000 than
Structure feet square square 38,000
{in feet) feet feet  square feet
0-65 100% 100% 100% 100%

66-85 75% 65% 55% 45%

86-125 65% 55% 50% 40%

126-150 Not 45% 40% 35%
o applicable

2. In order to meet the coverage limits, a Tot may be combined with one |or
more abutting lots, whether occupied by -existing structures or not,
provided that: 7
a. The coverage of all structures on the lots meets the 1imits set [in
this subsection A; and

b. The fee owners of the abutting lot(s) shall execute a deed or
other agreement, which shall be recorded with the title to ther
lots, which restricts future development so that in combination

with the other lots, the coverage limits shall not be exceeded.
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B, Floor Size
1
Each floor-in portions of structures above an elevation of one hundred
2 twenty-five feet shall have a maximum gross floor area of eight thousand
3 square feet.
4 23.49.246 International District Residential, Maximum Wall Dimensions
5 A maximum length shall be established for portions of structures above an ele
6 tion of sixty-five feet. This maximum length shall be measured paraliel to t
street property line, and shall be as follows:
: 7
8 __Maximum Length by Lot Size
Greater than
o Elevation of Portion 0-19,000 19,000 square
of Structure (in feet) square feet feet
10 65- 85 120" 120
86-125 120" 100'
11 : - :126-150 Not 100"
] ) ) applicable
12
13 23.49.248 International District Residential, Side Setback and:Street Park
Setback Requirements -
14 A. Side Setbacks
15 Setbacks shall be required from side lot 1ines that are not street side 14
16 lines. The setback shall occur above an elevation of sixty-five feet., Th
17 amount of the setback shall be determined by the length of the frontage of
18 the 1ot on Avenues, as follows:
; 19 Required Setback
! - Frontage on Avenue at 65 feet
20
120 feet or less Not required
21 121 feet to 179 feet 20 feet
180 feet or more 40 feet.
22
23
24
25
26
27
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B. Street Park Setbacks

A setback from the street property line shall be required on street

parks, Map IXA, at an elevation of forty feet, The setback shall be as

follows:

Elevation of

Portion of )

Structure Required Setback
40' to 85' 10'
86' to 240' {H-85"

X .2 + 10'
= Total structure height in feet,

where &
Subchapter X: Downtown Harborfront 1
PART 1 USE PROVISIONS
23.49.300 Downtown Harborfront 1, Uses
Uses that shall be permitted or prohibited in Downtown Harborfront 1 are deter

mined by the Seattle Shoreline Master Program.

PART 2 DEVELOPMENT STANDARDS

23.49.302 Downtown Harborfront 1, General Provisions

A1l uses snall meet the development standards of the Seattle Shoreline Master

Prograh.

23.49.304 Downtown Harborfront 1, Transfer of Development Rights

Development rights may not be transferred to or from lots in DH1 zones.

23.49.304 Downtown Harborfront 1, Parking

Parking located at or above grade shall be screened according to the following

requirements:

A.  Parking where permitted on.dry land at street level shall be screened
according to the provisions of Section 23.49.20, Screening and Landscaping
of Parking Areas.

B. The perimeter of each floor of parking garages above street level shall ha
an'opaque screen at least three and one half feet high.

Subchapter XI: Downtown Harborfront 2
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23.49.318 Downtown Harborfront 2, Permitted Uses

A.

23.49,320 Dovntown Harborfront 2, Prohibited Uses

The following uses shall be prohibited as both principal and accessory uses:

A.
B.

F.

23.49,322  Downtown Harborfront 2, Principal and Accessory Parking

A.

PART 1. USE PROVISIONS

A1l uses shall be permitted outright except those which are specifically
prohibited in Section 23.49,320, those which are permitted only as con-
ditional uses by Section 23.49.324, and parking, which shall be regulatediby
Section 23.49,322, Additionally, uses may be further restricted by the
Seattle Shoreline Master Program.

A1l uses not specifically prohibited shall be permitted as either principal

or accessory uses.

Drive-in businesses, except gas stations located in parking garages;
Outdoor storage, except when accessory to watér-dependent or -water-related
uses located in Downtown Harborfront 1 or Downtown Harborfront 2;

Adult motion picture theaters and adult panorams;

A1l general manufacturing uses;

A1l salvage and recycling uses except recycling collection stations; and

A1l industrial uses.

Principal use parking
1. Principal use parking garages for both long term and short term parking
shall be conditional uses, according to Section 23.49.324,
2. Principal use surface parking areas shall be conditional uses in areas
shown on Map XIA, and shall be prohibited in other Tlocations, except
that temporary principal use surface parking areas may be permitted as
conditional uses pursuant to Section 23.49,324,

Accessory parking

1. Accessory parking garages for both Tong term and short term parking

shall be permitted outright.
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2. Accessory surface parking areas shall either be:

a., Permitted outright when located in areas shown on Map XIA and ¢

=1

taining twenty or fewer parking spaces; or
b. Permitted as a conditional use when located in areas shown on Map
XIA and containing more than twenty spaces; or
¢. Prohibited in areas not shown on Map XIA, except that temporary

accessory surface parking areas may be permitted as a conditiona

—

use pursuant to Section 23.49.324.
23,49.324 Downtown Harborfront 2, Conditional Uses
A. All conditional uses shall meet the following criteria:

1.  The use shall be determined not to be materially detrimental to the
public welfare or injurious to property in the -zone or vicinity in
which the broperty is located.

2. In authorizing a conditional use, adverse negative impacts may be mitli-
gated by imposing requirements or conditions deemed necessary for the
protection of other properties in the zone or vicinity and the publig
interest. The Director or Council shall deny the conditional use, if]
it is determined that the negative impacts cannot be mitigated satis-
factorily.

B. Principal use parking garages for long term or short term parking may be
permitted as conditional uses, if the Director finds that:

1. Traffic from the garage will not have substantial adverse effects on
traffic circulation in the area around the garage; and

2. Tﬁe entrances to the garages are located so that they will not disrupt
traffic or transit routes; and

3. The traffic generated by the garage will not have substantial adverse

effacts on pedestrian circu]ation.r;{
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C. Surface parking areas where permitted as a conditional use by Section

E.

23.49.322, and temporary surface parking-areas located on lots vacant on
befqre January 1, 1985, or on lots which become vacant as a result of a
City-initiated abatement action, may be permitted as conditional uses
according to the following standards:
1. The standards stated for garages in subsection B are met; and
2. The Tot is screened and landscaped according to the provisions of
Section 23.49.20, Screening and Landscaping of -Surface Parking Areas
and
3; For temporary surface parking areas, the permit may be issued for a
maximum of two years and shall not be renewed.
City facilities and public projects which do not meet development standard
of this subchapter but do meet the development standards of the Seattle
Shoreline Master Program, where applicable, may be permitted by the Counci
pursuant to Chapter 23.80, Decisions Requiring Council Approval.
Rooftop features more than fifty feet above the roof of the structure on
which they are located may be authorized by the Council as a conditional d
pursuant to Chapter 23.80, Decisions Requiring Council Approval, according
to the criteria of Section 23.49.08, Structure Height.
PART 2 DEVELOPMENT STANDARDS

23.49.326 Downtown Harboffront 2, General Provisions

When a Tot is in the Shoreline District, maximum height and Tot coverage shall

be regulated by the Seattle Shoreline Master Program, but may be reduced by th

standards below.

23.49.328 Downtown Harborfront 2, Floor Area Ratio {FAR)

A.

General standards

1. The floor area ratio (FAR), as providedrin subsection B, shall deter-
mine the gross floor area permitted for all types of uses.

2. The maximum FAR established in subsection B may be reached by providi

public benefit features according to Section 23.49.330, -
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B. -Permitted FAR

Permitted FAR shall be as follows:

FLOOR AREA RATIO
o ~ Maximum with Bonus for
Base FAR Public Benefit Features

2.5 Development Standards
Regulate Maximum FAR

C. -Exemptions from FAR calculations 7 7

1.. . The following areas shall be exempted from base and maximum FAR

calculations:

a. All gross floor area below grade.

b. All gross floor area used for accessory parking iocated above
grade.

2. As an allowance for mechanical equipment, three and one half percent
the gross floor area of a structure shall not be counted in gross fldg
area calculations. The allowance shall be calculated on the grass
floor area after all exempt space permitted under subsection C1 has
been deducted. Mechanical equipment located on the roof of a struc-
ture, whether enclosed or not, shall be calculated as part of the
total gross floor area of the structure.

23.49.330 Downtown Harborfront 2, Ratios for Public Benefit Features
A. General provisions
1. No floor area beyond the base FAR shall be granted for any project
7 which causes the destruction of a designated feature of a Landmark
structure.

2. The Director shall review the design of any public benefit features
listed in subsection B and determine whether these features, as
proposed for specific prejects, provide a public benefit and are con-
sistent with the definitions in Chapter 23.84 and the Public Benefit

Features Rule.
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B.

A1l public benefit features provided in return for a bonus shall eit

be located on the same 1ot as the project in which the bonus floor ar

is used, or shall be provided off-site consistent with a Harborfront

Taprovement Pian which has been approved by the City Council.,

Public Benafit Features
1f the Director approves the design of public benefit features, floor arez
bonuses shall be granted as follows:
MAXIMUM AREA OF PUBLIC
PUBLIC BENEFIT BENEFIT FEATURE ELIGIBLE
FEATURE BRONUS RATIO FOR ‘BONUS
3 square feet of floor 30% of lot area

Open space on the
project lot . open space

area per 1 square foot

Harborfront open space Subject to Public
or improvements Benefit Features Rule by height and developms

Up to maximum permitted

standards

23.49.331 Downtown Harborfront 2, Transfer of Development Rights

Development rights may not be transfzrred £o or from lots in DH2 zones.
23.49.332 Downtown Harborfront 2, Street Facade Requirements

Standards for the facades of structures at street level are established for th

following elements:

Minimum facade heights
Setback Timits Screening of parking
Facade transparency Street trees.

Facade setback Yimits

1.

Blank Facade limits

Except when the entire structure is less than or equal to fifteen fee
in height, the setback limits shall apply to the facade between an el
vation of fifteen feet above sidewalk grade and the minimum facade

height established in subsection A, Exhibit 49.3328. When the struc-
ture is Tess than or equal to fifteen feet in height, the setback

1imits shall apply to the entire streei facade.
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3.

4.

5.

6.

Facude transparency requirements

2.

between two feet and eight fect above the sidewalk. Only clear or

considered transparent. Transparent areas shall allow views into the

tures in residential use.

The maximum area of all setbacks between the lot line and facade alofg
each street frontage of a 1ot shall not exceed the area determined b

multiplying the averaging factor times by the width of the street fron-

[x]

tage of the lot along that street, ixhibit 49.332C. The averaging f3
tor shall be thirty on both Class !I pedestrian streets and street

parks.  Parking shall not be located between the facade and the stre&f
lot Tine. '
The maximum width, measured along the street propérty line, of any sét-
back area exceeding a depth of fifteen feet from the street property

Tine shall not exceed eighty feet, or thirty percent of the lot front

age on that street, whichever is less, Exhibit 49.332C.
The maximum setback of the facade from the street property line at

intersections shall be ten feet. The minimum distance the facade mus

o

conform to this iimit shall be twenty feet along each street, Exhibit
49.332p.

Any exterior public open space which satisfies the Public Benefit
Features Rule, whether it receives a bonus or not, and any ocutdoor cgm-
mon recrcation area required for residential uses, shall not be con-
sidered part of a setback, Exhibit 49.3328.

When sidewaik widening is required by Section 23.49.22, setback stan
dardé shall ‘be measured to the jine established by the new sidewalk

width rather than the street property line.
Facade transparency requirements shall apply to the area of the facade
Tightly tinted glass in windows, doors, and display windows shall be

structure or into display windows from the outside.

Facade transparency requirements shall not apply to portions of strud-
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D.

When

with

the transparency requirements of this subsection are inconsiste

the glazing limits in the Energy Code, this subsection shall

apply.

Transparency requirements shall be as follows:

Q.

Class II pedestrian streets and street parks: A minimum of
thirty percent of the street level facade shall be transparent.
When the slope of the street frontage of the facade exceeds
seven and one half percent, the required amount of transparency

shall be reduced to twenty-two percent.

Biank facade limits

1.

2,

General provisions

a.

Blank facade 1imits shall apply to the area of the facade betwee
two feet and eight feet above the sidewalk.
Any portion of a facade which is not transparent shall be con-

sidered to be a blank facade.

Blank facade 1imits shall not apply to portions of structures i

residential use.

Blank facade 1imits for Class II pedestrian streets and street parks

a.

Blank facades shall be Timited to segments thirty feet wide,
except for garage doors which may exceed thirty feet. Blank

facade width may be increased to sixty feet if the Director dete

mines that the facade is enhanced by architectural detailing, ant-

work, landscaping, or similar features that have visual interest
The width of garage doors shall be limited to the width of the

driveway plus five feet.

‘Any blank segments of the facade shall be separated by transparent

areas at least twe Toet wide.

-155-

cs 19.2 :

't

3

re




b

10

11

12

14
15
16
17
18
19
20
21
22
23
24
25
26
27

28

E.

Ay

The total of all blank facade segments, including garage doors,
shall not exceed seventy percent of the street facade of the

structure on each street frontage; or seventy-eight percent if {

' slope of the street frontage of the facade exceeds seven and ond

half percent.

Screening of parking

1. Parking located at or above street level in a garage shall be screen

according to the following requirements:

a.

On Class II Pedestrian Streets, parking shall be permitted at
street level when at least thirty percent of the street frontage
of the parking area, excluding that portion of the frontage
occupied by garage doors, is separated from the street by other
uses. The facade of the separating uses shall be subject to the
transparency and blank wall standards for Class I Pedestrian
Streets in subsections C and D. The remaining parking shall be
screened from view at street level and the street facade shall N
enhanced by architectural detailing, artwork, landscaping, or
similar visual interest features,

On. street parks, parking'shall not be permitted at street level
unless separated from the street hy other uses provided that

garage doors need not be separated.

Tae perimeter of each floor of parking garages above street Tevel

shall have an opaque screen at least three and one half feet hig

2. Surface parking areas shall be screened and landscaped pursuant to

Section 23.49.20, Screening and Landscaping of Surface Parking Areas.

Street Tree Requirements

Street  trees shall be required on all streets abutting a lTot. When areawa

are located: beneath the sidewalk,,the:§treet trees- shall be planted in bel
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23.49.336: Pike Market Mixed, Permitted Uses

A.

c.

23.49.338 Pike Market Mixed, Prohibited Uses

A.

to the Pike Market Historical District Ordinance, Chapter 25.14, Seattle

‘The following uses are prohibited as both principal and accessory uses in

3, Adult motion picture theaters and adult panorams;

B L £ ‘\

grade containers with provisions for watering the trees. Street trees shall

be planted according to the City of Seattle Board of Pub]ic Works Tree
Planting Standards. b
' Subchapter XIT: Pike Market Mixed
PART 1 USE PROVISIONS

Permitted uses within the Pike Market Historic District, shown on Map XII

shall be determined by the Piks Place Market Historical Commission pursua

Municipal Code,

In areas outside of the Pike Market Historic District in the Pike Market
Mixed (PMM) zone, as shown on Map XIIA, all uses are permitted outright
except those specifically prohibited by Section 23.49.338.

A1l uses nct prohibited are permitted as either principal or accessory usg

areas outside of the Pike Place Market Historic District, Map XIIA;
1. Drive—in businesses, except gas stations located in parking garages;

2. Outdoor storage;

4. Transportation facilities;
5. Communication utilities;
6. A1l general manufacturing uses;

7. Al salvage and recycling uses, except recycling collection stations;

and
8. All industrial uses.
Within the Pike Place Market Historical District, Map XIIA, uses may be pn
hibited by the Pike Market Historical Commission pursuant to the Pike Mark

Historical District Ordinance.
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1 23.49.342 Pike Market Mixed, Floor Area Ratio

Sy

p

PART 2 DEVELOPMENT STANDARDS

A. General standards

The floor area ratio (FAR), as provided in subsection B, shall determine t

gross floor area permitted for all uses.
B. Permitted FAR

The permitted FAR shall be seven.
C. Exemptions from FAR calculations

Al floor area below grade shall be exempt from FAR calculations.
23.49.344 Pike Market Mixed, Transfer of Development Rights
Development rights may not be transferred to or from lots in Pike Market Mixed
zones’s

Section 4. Section 23.54.24 of The Seattle Municipal Code is hereby
repealed., 7

Section 5. Section 23.54.30 is hereby amended to. read as follows:

* % %

E. Curb cuts

Curb cut requirements shall be defermined by whether the parking served by

the curb cut is for residential and nonresidential use. When a curb cut i

used for both residential and nonresidential parking, it shall meet the sf

dards for nonresidential uses described in subsection E2.

1. -~Residential uses

a. For lots not located on an arterial with more than fifteen

thousand vehicle trips per day according to Engineering -Departme
data, the number of curb cuts permitted shall be according to th

following chart:

Street or Easw ient i Number of Curb
Frontage of the Lot : Cuts Permitted
0 - 80 feet 17
Bl - 160 feet A
161 - 240 feet 3
241 - 320 feet 4

For lots with frontage in excess of three hundred twenty feet, t

pattern established in the chart shall be continued.
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Nonresidential uses

a,.

Curb cuts shall not exceed a maximum width of ten feet except that

one curb cut greater than ten feet but in no case greater than
twenty feet in width may be substituted for each two curb cuts
permitted by subsection Ela and except as specifically permitte
by the development standards in a zone.

For lots on arterials with more than fifteen thousand average
vehicle trips per day, according to Engineering Department data

curb cuts of a maximum width of twenty-three feet shall be per-

w

mited according to the foliowing chart. A 1ist of such arterial

shall be maintained by the Department.

Street Frontage Number of Curb
of the Lot Cuts Permitted
0 - 150 feet . 1
161 - 320 feet ) 2
321 ~ 480 feet 3

For Tots with street frontage in excess of four hundred eighty
feet, the pattern est#Dhlished in the chart shall be continued.
There shall be at least thirty feet between any two curb cuts
located on a lot.

A curb cut may be less than the maximum width permiftted but shall
be at least as wide as the minimum required width of the driveway

it serves.

Where two adjoining lots share a common driveway according to tHe

provisions of Section 23.54.30D1, the combined frontage of the fwe

Tots shall be considered one in determining the maximum number qf

permitted curb cuts.

Number of curb cuts ,

(1) For major institutional uses, a maximum of two éurb cuts atf
least thirty feet apart for one-way traffic, or one curb cut
for two-way traffic, shall be permitted for each two hundrqd

feet of street or easement frontage.
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3.

Section 6. Section 23.66.122 of The Seattle Municipal Code is amended to

Curb cut flare
A flare with a maximum width of two and one-~half feet shall be per-

mitted on either side of curb cuts in any zone.

(2)

Curb
(1)

(2)

The entrances to all garages accessory to nonresidential uses a
the entrances to all principal use parking garages shall be at

Teast six feet nine inches high.

read as follows:

23.66.122 Prohibited Uses

A

1.

The following uses. are prohibited in the entire District as both prin

cipal and accessory uses:. .

Retail ice dispensaries
Plant nurseries

Frozen food lockers
Veterinary clinics

_lots with steep slopes or other special conditions, the

In ({interim) downtown zones, a maximum of two curb cuts for

one-way traffic at least forty feet apart, or one curb cut

for two-way traffic, shall be permitted on each street front

where access is permitted by Section (4z3~491L¢¥) 23.49.18

No curb cut shall be located within forty feet of an inter

section. These standards may be modified by the Director on

minimum necessary to provide vehicular and pedestrian safegy -

and facilitate a smooth flow of traffic, in accordance wit}

the Downtown Land Use Policies.

cut widths

The minimum width of curb cuts for one-way traffic shall bg
twelve feet, and the maximum width shall be fifteen feet,
The minimum width of curb cuts for two-way traffic shall b¢
twenty-two feet, and the maximum width shall be twenty-fivé

feet, except that the maximum width may be increased to’

thirty feet when truck and auto access are combined.

* Kk &
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2.

A1l general manufacturing uses, salvage and recycling uses except recyclin
collection stations, and all industrial uses are prohibited both as prin-
cipal and as accessory uses,

Discouraged street level uses

1.

Automotive retail sales and service, except gas stations Tocated in
((accessory $0)) parking garages

Marine sales and service

Fuel sales

Construction ((equ;pment-neta;l—sales)) and ((-renrtal)) building main
tenance services

Sale and rental of commercial ((Fzs -and—4ndustn;al)) equipment

retail salas]) and construc-.ion materials ((service))

((Heawy)) cCommercial ((services,) Twundry

Adult motion picture theatres

Adult panorams

Kennels

Bowling alleys

Skating rinks

Communication({s)) utilities

Billboards and off-premise directional signs

Transportation facilities, except passenger terminals

Qutdoor storage.

Commercial uses which are vehicle-oriented shall be prohibited in the

area of the District identified on Map B. Such uses include, but ard

not Timited to the following:

Drive-in businesses, except gas stations accessory to parking
garages

Principal and accessory surface parking areas not in existence

prior to August 10, 1981
Motels.

The following uses are discouraged at street level in the area
designated on Map D: 7

a. MAny use occupying more than fifty percent of any block frontagej
b. Retail sales and services over three thousand square feet and al

other uses over ten thousand square feet;

c. ((Rrofessional services establishments or)) Administrative offices

and medical services which comprise more than twenty percent of

any block frontage;

d. Parking garages which are not accessory to preferred uses,

Discouraged uses may be approved by the Communiity Development Directglp

after review and recommendation by the Preservation Board if an appli
cant demonstrates that the proposed use is compatible with uses pre-
ferred at street level,
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D.

) T ey

Approved street level uses in the area designated on Map D shall be subje

to ‘the following conditions:

1. No use may occupy more than fifty percent of the street Tevel fronta
of a block that is twenty thousand square feet or more in area;

2.  Human service uses and personal service establishments, such as hair
cutting and tanning salons, may not exceed twenty-five percent of th
total street level frontage of any block front.

The following uses shall be prohibited at street level in the area

designated on Map D: -

'VWholesaling, storage and distribution uses

Vocational and fine arts schools
((Research -and

Radio and television studios

Taxidermy shops

Appliance repair shops

Upholstery establishments

Other similar uses.

The street level location of entrances and exits of all vehicular-orienteq

uses, where permitted, shall be approved by the Community Development

Director after review and recommendation by the Preservation Board. Viewd

obscuring screening may be required as needed to reduce adverse visua}

impacts on the immediate area.

Section 7. Sectior 23.66.140 of The Seattle Municipal Code is amended to

read as follows:

23.66.140 MHeight

A.

Maximum height

Maximum structure height shall be as designated on the Official Land Use

Map, Chapter 23.32. =
Minimum height

No structure shall be erected or permanent addition added to an existing
structure which would resul. in the height of the new structure totaling

Tess than the minimum height established by Map G ((£ifty feet)). Height]

of the structure is to be measured from mean street level fronting on the

property to the mean roof line of the structure.
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c.

Rooftop features

The height Timits established for the rooftop featurées described in this
subsection may be increased by the average height of the existing street
parapet or a historically substantiated reconstructed parapet on the
building on which the rooftop feature is proposed. The setbacks required
for rooftop features may be modified ((4ﬂepea§éé)) by the Community
Development Director, after a sight line review by the Preservation Board
insure that the features are minimally visible from pub]i§:§treets and pa

within three hundred feet of the structure.

1.

4,

A

Radio and television receiving aerials excluding dishes, religious

symbols such as belfries or spires and that portion of the roof which
supports them, smokestacks, and flagpoles may extend up to fifty feet
above the roof of the structure or the maximum height 1imit, whichevar
is Tess, except as regulated in Chapter 23.64 of this Land Use Code,

provided that they are a minimum of ten feet from all ot lines,

Open railings, planters, clerestories, skylights, play equipment, pana-

pets and firewalls may extend up to four feet above the roof of the
structure or the maximum height 1imit, whichever. is Tess, with
unlimited rooftop coverage. B

Solar collectors, excluding greenhouses, may extend up to seven feet

above thae roof of the structure or the maximum height 1imit, whichevdr

is less, with unlimited rooftop coverage, provided they are a minimuﬂ
of ten feet from all lot lines.

The foliowing rooftop features may extend up to eight feet above the

roof or maximum height Timit, whichever is less, when they are set back

a minimm of fifteen fect from the street and three feet from an ali
They may extend up to twelve feet above the roof when set back a mini-
mum of thirty feet from ths sireet. A setback may not be required at
common wall 1ines subject to review by the Preservation Board and

approval by the Community Development Director. The combined coveragp
of the following Tisted features shall not exceed fifteen percent of

the roof area:
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5.  Residential and office penthouses

a.

Section 8.
read as follows:
23.66.322 Prohibited Uses
A. The following uses shall be prohibited as both principa] and accessory use$

in the entire International Snecial Review District:

Adult
Adult

All general manufacturing uses

A1l in
All sa

Automotive retail sales and service :

Bowlin
Commun

Solar collectors, excluding greenhouses o
Stair and elevator penthouses

Mechanical equipment

Dish antennae.

Residential penthouses may cover a maximum of fifty percent of the

total roof surface and may extend up to eight feet above the rodf

when set back a minimum of fifteen feet from the street property
line, or twelve feet above the roof when set back a minimum of
thirty feet from the street property line.

Office penthouses shall be permitted only when the footprint of
the existing structure is greater than ten thousand square .feet
and the structure is at Teast sixty feet .in height. When per-

mitted, office penthouses shall be set hack a minimum of fifteen

feet from all property 1ines and may cover. a maximum of fifty peL-

cent of the total roof surface. Office penthouses may extend up
to twelve feet above the roof of the structure and shall be funck
tionally integrated into the existing structure,

The combined height of the structure and a residential penthouse

or office penthouse, where permitted, shall not exceed the maximbm

height Timit for that area of the District in which the structurg

is located,

Section 23.66.322 of The Seattle Municipal Code is amended to

motion picture theaters
panorams

dustrial uses

1vage and recycling uses, except recycling
collection stations

g ((anes)) alleys
ication utilJties
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B.

CV

read as follows:

23.66.324 Uses Subject to Special Review

A.

B.

Construction ((equipéent)) and building maintenance services
((materials -sales and-sariice))

Sales and rental of commercial equipment and construction materiais
Drive-in businesses
Frozen foed.lockers

)) cCommercial laundries (L,_baby—
diaper seryicas .
4eKennels ((1—ané—eontpaetap—s-stgnage—yapds))

Marine retail sales and service
Medical testing laboratories
Mortuaries

Motels -

Outdoor ((Open)) storage

Plant nurseries

Retail ice dispensaries
Shooting galieries

Skating rinks

Trailer parks

Transportation facilities except passenger terminals
Veterinary c11n1cs.

In addition to the prohibited uses 1isted in subsection A, 1ight manufac-
turing uses that occupy more than ten thousand square feet are prohibited jin
that partion of the International Special Review District west of the
Interstate 5 Fraeway.

A1l 1ight manufacturing uses are prohibited in that portion of the District
in ((££e~L;))IDR zones,

Section 9. Section 23.66.324 of The Seattie Municipal Code is amended to

The. following use: -"all be subject to special review by the Board s «-

Fast food restaurants

Hotels

Planned Community Developments.

Principal use parking garages

Street level uses subject to special review as provided in
Section 23.66.326C.

Nature of review

1. - The evaluation of applications for uses subject to special review sha

—

be based upon the proposal's impacts on the cultural, economic, socia
historical and related characteristics of the International District,
particulariy those characteristics derived from its Asian heritage;
existing and potential residential uses; the pedestrian environment ;

traffic and parking in the District; noise and light and glare.
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2. In reviewing applications for principal use parking garages, the Boar

shall consider the potential of the proposal to serve the particular

parking needs of the International District., The Board shall encourdge

participation in an area-wide merchants' parking association.
The -Board may recommend to the Director that an application. for special
review be approved, approved with conditions, or denied.

Section 10.. Section 23.65.326 of The Seattle Municipal Code is amended to

read as fo]]ows:'

23.66.326 Street Level Uses

A.

c.

To retain and strengthen the King Street business core as a pedestrian-
oriented retail shopping district, street Tevel uses shall be.required on
streets designated on Man B, The International District Retail Core.
Required street level uses shall ‘satisfy the standards of this Section.
Preference shall be given to pedestrian-oriented retail shopping and servi
busineés uses that are highly visible or prominently display merchandise. i
a manner that contributes color and activity to the streetscape, including
but not Timited to:

Apparet shops

Bakeries

Banks

Barbecue shops

Bookstores

Coffee shops

Floral chops

Groceries

Museums((~))

Oriental crafts shops
Personal services such. as.beauty and barber shops

Restaurants

Sidewalk cafes

Travel agencies

Variety stores.
The Board may, following a special review of potential impacts, including,
but not limited to, traffic, parking, noise and the scale and character of
the pedestrian environment, recommend to the Community Development Directo
that the foliowing uses at street level be approved when the impacts of su

uses are not significantly adverse:
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Appliance repair shops-

Experimental ((er-testing)) laboratories

Radio and televison studios

Residential uses

Taxidermy shops

Upholstery establishments

Vocational or fine arts schools

Warehouses or wholesale showrooms, especially when inciuding storage jpf
jewelry, optical or photographic goods, pharmaceuticals, cosmetics,
and other similar high value, Tow bulk articles,

The Board may recommend, and the Director may impose, conditions to mitigate the

impacts of approved uses.

D. Standards for required street level uses:

1. Street level uses designated on Map B, Retail Core, shall not exceed
fifty feet of street frontage per use when located within the interiop
portion of a block, or one hundred and forty-five feet of street fronr—
age per. use when located on a corner.

2. Street level uses shall comply with exterior building finish require-
ments of Section 23.66.336 of this Land Use Code.

E. Non-pedestrian-oriented uses and businesses which are not typically visiblp
from the sidewalk shall not exceed twenty-five feet of street frontage per
use when located within the interior portion of a block, or one hundred
forty-five feet of street frontage per use when located on a corner,
Exaﬁples of non-pedestrian-oriented uses include but are not limited to:

Community clubs and zenters :

Family associations

Human service uses

Nonprofit community service organizations
Places of public assembly.

Section 11, Section 23.84,02 "A" of The Seattle Municipal Code is amended

to read as follows:

Accessory Parking

See Parking, Accessory.
( (Arterials principal
A street so designated in the Seattle Municipal Codes

Qhap%ep-LLTH;r-Juﬁaéipal4#1@#1&18-ape-ehanaetepized‘by-heavy
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* * %

Administrative ({5 pwf-ess-:-ena-l- and contractorts)) offices

Mn office use in which services are provided fo customers primarily Hy

phone or mail, on the premises by appointment, or by going to the
customer's home or picce of business. Examples of such services
include but are not limited to insurance, general contracting, Jani-

torial services, legal, architectural, (4-1-3»»T architecture plumbq—ng-,

eonsu—l—t—mg-;}) communication, (-éenga-neer—mgﬁ-) and data processmg(-(—,—))_j_

(—éempl—oyment-,- mmpmen}) and personnel agencies, administrative

offices of businesses, unions or charitable organizations, and wholesh-

" lers and manufacturer's representatives. Administrative (-(-,—ppé—
%es-sien&]-andeontnaete-r&s-}) offices may include accessory storage, but
not the storage of building materials, contractor's or building main-|
tenance equipment, or items, other than samples, for wholesale sale.

* * %

Affordable Housing

Areaway

See Housing, Affordable.

A sunken space or court, either covered or uncovered, which

affords room, access or 1ight to a structure.

* ok K
Avenue 7
The following public rights-of-way when located in a
((én—i-ntepim)) downtown zone: Elliott, Western, First, Second,
“Third, Fourth, Fifth, Sixth, Seventh, Eighth, ((M)) Ninth,

Terry, Boren, Minor and Yale Avenues and Occidental and Maynard

Avenue S.
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Section 12. Section 23.84.04 "B" of The Seattle Municipal Code is amended

to add a subsection as follows:

Business support services

A non-household sales and service use in which services are provided

primarily for businesses, institutions, and/or government agencies,

rather than for households, in a setting other than an office. Ex-

amples include but are not Timited to commercial photography studios,

blueprint companies, commercial and medical testing laboratories,

assaying services, and microfiiming and copying service,

Section 13. Section 23.84.06 "C" of The Seattle Municipal Code is amended
to add new subsections to read as follows:
Cargo terminals o

A transportation facility in which quantities of goods or container

cargo are transferred to other carriers or stored outdoors in order ip

transfer them to other locations. Cargo terminals may include

accessory warehouses, storage yards, and offices.

* k %

Commercial laundry

A non-household sales and service use in which items such as clothes

and Tinens are cleaned. This definition includes cleaning for hospi-

tals, restaurants, hotels, and diaper cleaning services, as well as rlig

and dry cleaning plants where on-premise retail services to individua

households are incidental to the operation of the plant.

* * %
Community club
((See community center,)) An institution used for athletic, social,

civic or recreational purposes operated by a nonprofit organization,

membership to which is open to the general public on an equal basis.
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* k %

Construction and building maintenance services

A non-household sales and service use in which contracting services,

such as the processing of building materials such as concrete or

ce

asphalt, are provided; or in which construction or building maintenan

equipment or materials are stored, either in conjunction with an

office, or as a separate use.
* X *

Curbline

The Tine at the face of the curb nearest fo the street or roadway.

In the absence of a curb, the curbline shall be established by the

Director of Engineering.

" Section 14, Section 23.84.12 "F" of The Seattle Municipal Code is amended

to read as follows:

FAR

See Floor area ratio

Floor Area Ratio
A ratio expressing the relationship between the amount of ((-@abl—e))
gross floor area permitted in a structure and the area of the 1ot on
which the structure is located as depicted in Exhibit 84.12A.

* % %

Fuel sales-

A non-household sales and service use in which heating fuel, such as

wood, oil, or coal, is sold,

Section 15 Section 23.84.16 "H' of The Seattle Minicipal Code is amended

to read as follows:

Heliport

A transportation facility in which an area on a roof or on the ground

Js used for the fake-off and landing of helicopters or other steep gr
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dient aircraft, and one or more of the following services are provided:

cargo facilities, maintenance and overhaul , fueling service, tie-down

space, hangars and other accessory buildings and open spaces,

Helistop

A transportation facility in which an area on a roof or on the ground

is used for the take-off and landing of helicopters or steep gradient|

aircraft, but not including fueling services, hangars, maintenance,

overhaul or tie-down space for more than one aircraft.

Hillclimb assist

A public benefit feature consisting OF a pedestrian corridor that

incorporates a mechanical device or combination of mechanicai and noni-
mechanical features to connect ((parna-u-él)) Avenues across lots with
slopes of ten percent or more to aid pedestrian movement up and down
the slopes.

Hillside terrace

A public benefit feature consisting Of an-({Ar)) extension of the

public sidewalk on lots-with slopes of ten percent or more, which
through design features provides pubTic street space, helps integrate
street level uses along the sidewalk, and makes pedestrian movement up
and down steep slopes easier and more pleasant.
* k %
Hotel
A lodging use, Tocated in a structure in which access to individual

units is predominantly by means of common interior hallways((~)), and

in which a majority of the rooms are provided to transients for a fee

on a daily or short ferm basis.

Housing, Affordable

‘Low or moderate income housing
Human service use

Public or nonprofit agencies ((Services)) organized and operated

exclusively for charitable purposes, which ((ﬁ’uah-ﬁy-ﬁonta*exempt
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Revenue Lodey and which)) provides at least one of the following ser-

vices: emergency food, medical or shelter services; health care, men
tal health care, alcohol or drug abuse services; information and
referral services for housing, employment or education; or day care
services for adults (-éopeh—i-lépe#}). Human service uses shall provid
at least one of the listed services directly to a client group on the
Ee.@ rather than serve only administrative functions,

Section 16. Section 23.84.25 "M' of The Seattle Municipal Code is amended

to add a subsection to read as follows:
‘ * % %
Hotel
A lodging use, located in a structure in which access to individual
units is predominantly by means of common exterior corridors, ((and./.é
mmmﬁmggmmhumumgmw
handling 45 done by guastsr)) and in which a majority of roons are

provided to transients on a daily or short term basis, and in which

off-street surface parking 1s provided on the Tot.

Section 17. Section 23.84.26 "N' of The Seattle Municipal Code is amended
to add a new section to read as follows:

* k%

Non-household sales and services

One of the following commercial uses:

Business support services

Sales and rental of commercial equipment and construction materials
Construction and buiTding maintenance services

Commercial Taundries T ]

Fuel saTes, except fuel for boats or automobiles.

Section 18. Section 23.84,28 "0" of The Municipal Code s amended to add 4

new section to read as follows:

Outdoor storage

A wholasaling, storage and distribution use, in which an irenclosed

area is used for the long term (more than seventy-two hours) retention
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of materials and/or equipment, whether such materials or equipment ar

to be bought, sold, repaired, stored, incinerated, recycled, or dis-

carded. The public does not have free access to outdoor storage ared

jo-

1

equipment, Outdoor parking areas for two or more fleet vehicles of

more than ten thousand pounds gross vehicle weight shall also be con-

sidered outdoor storage. Temporary outdoor storage of construction

equipment and materials associated with an active permit shall not be

considered outdoor storage.

Section 19. Section 23.84.30 "P" of The Seattle Municipal Code is amended

to read as follows:

Parcel park
A public benefit feature consisting of a small open space which is

accessible to the public ((twenty-four hours a day)) and which provid

downtown pedestrians an opportunity to rest and relax in a developed

urban environment through such amenities as seating, landscaping, and

artwork.

* k %

Parking, accessory, surface area or garage

One or more parking spaces which are either reserved or required for |

particular use or structure,

* Kk *

parking, principal use, surface area or garage

A commercial use in which an open area or garage is provided for the

parking of vehicles by the public, and is not reserved or required to

accommodate occupants, clients, customers, or employees of a particul

ar

establishment or premises.

Parking space, Tong term
A parking space which will be occupied by the same motor vehicle for
six hours or more and generally used by persons who commute to work b)

private motor vehicle.
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Parking space, short term
A parking space occupied by individual motor vehicles for Tess than dix
hours and generally used intermittently by shoppers, virsitors, or out-

patients,

Passenger terminal

A transportation facility located on a sea or land transportation 11 g

where people transfer from one mode of vehicular transportation to

another or between carriers within the same mode. Terminals may

include ticket counters, waiting areas, management offices, baggage

handling facilities, and shops and restaurants. Metro street bus. stops

are not included in this definition.

* * %

Planned community develoment (PCD)

A zoning process which authorizes exceptions from certain development

standards for structures on large tracts of land in certain downtown

zones, A PCD is developed as a single entity through a public procesp,

and requires Council approval.

* k *
Plaza, urban

A public benefit feature consisting of a public open space in the most

intensely developed ((effice e&#e)) areas of downtown which is locatelf
to (-(-deneteanampe#t—aatplaeem—thmdew&tevm,—)-) create a focus for
surrounding development, increase light and air at street level , and
insure adequate space at transit stations and major transfer points t

increase the convenience and comfort of transit riders,

((Principal artepial
See Arterialy principal.))
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Public atrium

A public benefit feature consisting of an ({An)) indoor public open

space which provides opportunities for passive recreational activiti
and events, and for public gatherings, in an area protected from the

weather, and including such amenities as seat1ng, landscaping and art

work.

Public benefit feature

Amenities, uses, and other features of benefit to the publi¢

In Downtown zones, which are provided by a developer and

which can qualify for an increase in floor area. Examples include

public open space, pedestrian improvements, housing, and provision of

human services,

Public display space

See museum.,

Section 20. Section 23.84.32 "R" of The Seattle Municipal Code is amended

to delete a subsection, add a subsection and to read as follows:

Recreational area, common

An open space of appropriate size, shape, Tocation and topographic

siting to provide landscaping, pedestrian access or opportunity for

recreational activity, either in or out of doors, for all the

((eseupant,)) residents of a structure containing dwelling units.

Parking areas and driveways are not common recreational areas.

((Reéeanai4§uidevelopment

* K &

Amgmmm@%m@wmmmoﬁmmm
activities, 4nehﬂtquJakopatepy-peseapeb develoment of naw pro-
duetsT manuﬁaetup4ng and-sh;ppq;u} 4yui4xxunﬂiqng-and-ma¢ket4n§

ape~eenduetedf))
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Single family dwellings

Multi-family structures

Special residences

Hotels containing a preponderance of rooms rented for periods of one
month or longer.

Retail sales and services
A commercial use in which services are provided or goods are rented ar
sold at retail to the general public for direct consumption and not flor

resale, or in which services are provided. Mechandise may be bought las

well as sold and may be processed as long as the items processed are
sold only on the premises, and production is incidential or subordinafte
to the selling, rental, or repair of goods. ((-Ithsdeﬁm-t-wn-shaJ-l
Fnclude medical and veterinar' sepvices, and lodging uses.))

Retail shopping

A public benefit feature consisting of uses provided at street level

which contribute to pedestrian activity and interest.

* k% %
Rooftop garden - interior accessible

A public benefit feature consisting of an ((An)) open space located oh

the roof of a ((bu—!—lé:—ng)) structure which is accessible to the .publit
from the lobby of the building ((d—um-ng ;hestpuetum—smma-l opepa,t-
-mghou-ns—;)) and which is ({located)) no ({highar)) more than two
hundred. forty feet above grade, and which provides such amenities as
landscaping, seating, and artwork. e

Rooftop garden - street accessible

A public benefit feature consisting of an ((#»)) open space located oh

the roof of a ((building)) structure which is accessible to the publi¢
from the street or a plaza ((dunmgi:hemmalopenai;mghounsaﬁthe
building)), and is ({lecated)) no more than ten feet above the eleva-
tion where public access is provided, and provides such amenities as

landscaping, seating, and artwork.
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Section 21. Section 23.84.32 "S" of The Seattle Municipal Code is amended
to read as follows:

Sales and rental of commercial equipment and construction materials

A non-household sales and service use in which commercial equipment riot

used in offices, such as building construction, farm, restaurant, or

industrial equipment, is rented or sold; and/or in which building

materials, farm supplies or industrial supplies are sold. Generally

these uses carry a wide variety of one type of product, rather than 4

wide variety of products. Sales may either be retail or wholesale, and
dsl.

are generally made to businesses rather than to individual household
((Sales—retail “
MM%M@M@M%MMW

WWWW@W%@@&M%—&MM%

4o abbr aett—hegenem—l-pu-b—l—;e%ebuy Mepehandq-semaybebeughtas

wel—l-a-s-se—l-d andmaybe-pnesessedaslsngas—sushpmessingu%-

d-en%alan-subepdq-nai,a-totbe—sa-le ))

Salvage and recycling

A use in which discarded or salvaged materials are collected, stored,

transferred, sold, or reused.

* % *
Sculptured building top

A public benefit feature consisting of the ((The)) treatment of the

upper ((#wen%y parcent)) portion of a building as an architectural
feature which adds -interest to the building by stepping back in a
series of steps or by some other arrangement which gives a scul ptural
definition or aesthetic value to the top of a structure.

Kk ok ok

((SeMees

S" tnclud ]ﬁ.b"']l; and i s X

a5 well as health, educabional, Jegaly and professional assistance on
care, Such services may be for individuals, business, government.,
-government and/or other organizations.))
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Section 22. Section 23.84.38 "T" of The Seattle Municipal Code is amended

to read as follows:

Transit station access easement

pedestrian route or connection to provide direct access from  Street

level to transit tunnel stations and concourses.
Transit ((umnel)) station access, grads level

A public benefit feature consisting of a pedestrian ((sorridor))

connection which provides direct access from street level to
transit tunnel stétions or. concourses at. approximately the same
level as the station mezzanine.

Transit ((%éﬁné#)) station access, mechanical

A publi¢ benefit feature consisting of a pedestrian ((eorridor))

connection that incorporates a mechanical -device, such as an
escalator, to provide direct access from street level to %ransit

tunnel stations and concourses.

Section 23. Section 23.84.48 "Z" of The Seattle Municipal Code is amended| -

as follows:

Zone, ((dnterim)) downtown

The following zones regulated by Title 23: ((4—DOCL,J—DOQZT-L43M;5

1-DC)) DOC-1, DOC-2, DRC, DMC, DMR, IDM, IDR, PSM, PMM, DH1, and DH2|

Zone, residential
The following zones regulated by Title 23: SF9600, SF7200, SF5000, L
L2, L3, MR, 'R, DMR, and IDR; and the fuilowing zones regulated by
Title 24: RD7200, RD5000, RM800, RMV150, and RMV200.

Section 24. Section 23.86,06 of The Seattle Municipal Code is amended to

read as follows:

|
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Shopping atrium

A public benefit feature consisting of a large enclosed space which i

accessible to the public, ((ai J-éé-st inem I a-.m-r 1o mdm-ght 43-1'-1@)
and which provides a combination of retail stores and passive
recreational space in a weather-protected, convenient, and attractive
atmosphere for shoppers that also contributes to the activity and
visual interest at street level.

* Kk %

Sidewalk widening

A public benefit feature consisting of an extension of the surface of!

sidewalk, generally onto private property, which is free of ali per-

manent obstructions.

Sign, under marguee
A 1ighted or unlighted ((display)) sign attached to the underside of
marquee,

Small lot development

A public benefit feature through which additional gross floor area is

granted for development of small lots in certain downtown zones.

* * *
Street park
A street designated as a street park on the Pedestrian Street Classif
cation Map for the ((4nterim)) downtown zone in which it is located,
and which is intended for enhanced pedestrian and open space use
through a variety of treatments, such as sidewalk widening, landscap-

ing, and traffic revisions,

Structure, enclosed

A roofed structure or portion of a structure having no openings other

R

than fixed windows and such exits as are required by law, and which i$

equipped with self-closing doors.

~178-

CcSs 19.2

im



it

10

11

12

13

14

15

16

17

18

20

21

23

- 24

25

26

27.

28

Section 23.86.06 Structure Height

D. Height measurement techniques in ((Interim)) Downtown zones

1.

2.

Determine the major street property line, which shall be the lot's
longest street property line. Uhen the Tot has two or more street lot
Tines of equal length, the applicant shall choose the major street
property line. 7 7

Determine the slope of the lot q]ong the entire Tength of the major
street property line. -

The maximum height shall be measured as follows:

a.

* Kk %

When the slope of the major street property line is less than or

equal to seven and one half percent, the elevation of maximum

height ‘shall be determined by adding the maximum permitted heighit

to the existing grade elevation at the midpoint of the major

street property line. On a through lot, the elevation of maximuf

height shall apply only to the half of the Tot nearest the major
street property line. On the other half of a through lot, the
elevation of maximum height shall be determined by the above
method using the street lot line opposite and parallel to the

major street property line as depicted in Exhibit 86.068.

When the slope of the major street property 1line exceeds seven ahd

one half percent, the major street property line shall be divide
into four or fewer equal segments no longer than one hundred
((%hipty)) Iwenty feet in length. The elevation of maximum heig
shall be determined by adding the maximum permitted height to th
existing grade elevation at the midpoint of each segment. On a
through lot, the elevation of maximum height shall apply only to
the half of the 1ot nearest the major street property line, On
the other half of a through lot, the elevation of maximum height
shall be détermined by the above method using the street lot 1ine
opposite and parallel to the major street property line, as

depicted in Exhibit 86.06C.
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¢. For lots with more than one street frontage, where there is no
street property Tine which is essentially parallel to the major
street property 1ine, when a measurement has been made for the
portion of the block containing the major street property line,
the next measurement shall be taken from the longest remaining
street lot 1ine.

4. No parts of the structure, other than those specifically exempted or
excepted under the provisions of the zone shall extend beyond the ele-
vation of maximum height. -

5. Underground portions of structures are not included in height calcula
tions. The height of structures shall be calculated from the point aL
which the sides meet the surface of the ground.

Section 25. Section 23.86.07 of The Seattle Municipal Code is amended to

read as foliows:

23.86.07 Floor Area Ratio in Downtown Zones

In Downtown zones, certain items are exempted from calculation of gross floor

area for purposes of determining the floor area ratio (FAR) of a structure.

When gross floor area below grade is exempted, the amount of below grade floor

area shalil be measured as follows:

A. The existing grade of the lot shall be established by the elevations of the

B. To determine the amount of gross floor area which is below grade, find the

point where the ceiling of each floor intersects the existing grade eleva-

tion. Draw a line perpendicular to the point of intersection. Al gross

floor area behind this iine shall be considered below grade, Exhibit 86,07A.

Section 26. Section 23.86.28 of The Seattle Municipal Code is amended to

read as follows:
Section 23.86.28 Blank Facades

In zones where blank facades are required to be Timited, the following provi-

sions shall be used to determine the percent and length of blank facades. {(Amy

portion of 2 facade which is not transparent shall be considered 4o be a blank
facades)) :
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A. Percent of blank facades

1. Blank facades shall be measurad in an area between two feet and eight
feet above the elevation of the property line at the sidewalk as
depicted in Exhibit 86.28A. Areaways, stairways, and other excavations
at the property 1ine shall not be considered in measuring the elevatijon
of the street property line. Uhen sidewalk widening is required
according to Section 23.49.22 ((231491i&)), the elevation of the 11ing]
establishing the new sidewalk width shall be used rather than the
street property line. '

2. When the blank facade is limited for facades which abut bonused publif
open spaces, the measurement of facade transparency shall be from the
elevation of the public open space. o

B. Length of biank facades .

The length of a blank facade located within the area established in sub-

section A of this section shall be measured between the closest points of

adjacent transparent areas, at five veet above the elevation of the property
line at the sidewalk. Garage doors shall not be counted in determining the
length of blank facades, as depicted in Exhibit 86.28A.

Section 27. Chapter 23.86 is hereby amended to add a new section 23.86.32

to read as follows:

23.86.32 Gross Floor Area in Residential Use

When a requirement is based on the percentage of a structure's gross floor area

which is i

residential use, residential area shall include the following:

A.  The gross floor area of all floors or portions of floors of a structure

which are devoted entirely to residential use.

B. The pro-rated portion share of a structure's common areas in the same pro-

Section 28. Section 23.80.20 of The Seattle Municipal Code is amended to
read as follows:

23.80.20 Planned Community Development

council conditional uses, Section 23.80.10.
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B. Approval of an application for a planned community development shall be by

-

ordinance. The ordinance shall also amend the Official Zoning Map to

indicate:

1.  The boundaries of the approved planned community development;

2.  The ordinance approving the preliminary pians for the planned

community development; and

3. The number of the Comptrolier's File containing the approved

preliminary plans.

If the Council approves the applicatien for a planned community

development it shall authorize the applicant fo prepare final plans

which, together with any required covenants, shall be filed with the

Director within one year of the date of Council authorization, unless a

the final plans conform substantially to the Council authorization, the

Director shall mail notice to all parties of record and to those who

request such a notice stating where plans and relevant information may be

inspected, and that a certificate of compliance will be issued to the applfi-

cant within twenty days unless an appeal is filed with the Hearing Examinef.

Any interested person may appeal the Director's decision issuing a cer-

tificate of compliance. If no appeal is filed within twenty days, the cerf

tificate of compliance shall be ic-. 4. If in the Director's judgment the

final plans do not conform to the Council’s authorization, the application

shall be denfed. The applicant may file an appeal of a denial with the

Hearing Examiner within twenty days of mailing of written notice of non-

compliance. No building or use permit shall be issued for a planned com-

munity development prior to issuance of a certificate of compliance by the

Director.

If an appeal is filed with the Hearing Examiner, the Hearing Examiner sha]

—

the appeal shall be mailed at least twenty days prior to the scheduled

hearing date to parties of record and those requesting notice of the specit

fic hearing. Notice shall also be included in a general mailed release.
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Hearing Examiner review shall be limited to matters of compliance with sti-

pulated conditions and conformance with the approved preliminary plans. ﬂ[\g
ous.,

Director's decision shall be reverséd or modified only if élearly errone

The Hearing Examiner may approve or deny the Director's certificate of

compliance, or may direct specific changes to the final plans ¢iting spe-

cific requirements of the Council authorization. If the Hearing Examiner

denies the certificate of compliance or requires changes in the final pianjs,

then the applicant may apply to the Council for modification of the relevafit

conditions following the procedures of Section 23.80.10. Otherwise the

Hearing Examiner's decision shall be final.

Section 29. Section 24.52.140 of The Seattle Municipal Code is amended to
readr as follows:
24.52,140 Building Height
No building shall exceed the height of sixty feet, ex;ept as modified in
Sections 24.62.030 and 24.62.040 and except for structures located on Tots

within one thousand eight hundred feet of any area shown on Map A ((a—CM-orGHE

Zone)), the gross floor area of which, excl uding floor area for accessory parkf
ing, shall not exceed four times the lot area; provided, that when such struc-
tures occupy less than one hundred percent of the Tot, the floor area ratio may

be increased proportionately as follows:

~ Percent Max imum
of Lot Coverage Floor Area Ratio
99 to 90% 4,0 to 4,2
90 to 80 4,2 to 4.4
80 to 70 4.4 to 4.7
70 to 60 E 4.7 to 5.0
60 to 50 5.0 to 5.5
50 to 40 : 5.5 to 6.0
40 to 30 H 6.0 to 6.5
30 or Tess 6.5

~-184-
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) (Te "¢ used for all Ordinances except Emerg”%,)

S

Section..30."This ordinance shall take effect and be in force thirty days from and after its passage and
approval, if approved by the Mayor; otherwise it shall take effect at the time it shall become a law under the
provisions of the city charter.

Passed by the City Council the Yo day of Juone , 1985,

and signed by me in open session in authentication of its passage i

dune 1995, A
th
Approved by me this. L3 day of........ .U”

e i
Filed by me this....| 2. day of ... o] AP0

(SEAL)

Published
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orommance” 112303

AN DRDINAKCE relating to zoning and 1and use; adding a new Chapter 23,49 to t
Seattle Municipal (Land Use) Code to establish 2oning regulations and
development standards for downtown Seattle; repealing the Interim Downtows
Zoning regulstions of existing Chapter 23.49 and Section 23.54,24; adding
new Section 23,86,32 to Chapter 23.86; emending Chapter 23.84 {Definition
emending Sections 23.04.10, 23.54,30, 23.66.140, 23.66.322, 23.65.324,
23.66,326, 23.86.06, 23.86.07, 23,86.28, 23.86.30, 23.80,20; and amending
Section 24.52.140 to conform with the new Chapter 23,49,

BE IT ORDAINED BY THE CITY OF SEATTLE AS FOLLOWS:

L4

—

o

Section 1. Chapter 23.49 of The Seattle Hunicipal {Land Use) Code, addp;t_,
in Ordinance 111926, 15 hereby repealed.
Section 2. Section 73.04.10 of The Seattle unicipal Code {s amended to

read as follows:
* & W

D. Special Transition Rule :
1. The following transition rule shall apply only to provisions of the
Land Use Code which are initiated by the City and become effective a

part of a defined phase during the transition from Title 24 to

Title 23({~)) and during the transition from interim Chapter 23.49 tg

per Chapter 23.49, Once such a phase of the Land Use Code is

adopted by the Council, eny &mendments to provisions fncluded in the

particular phase shall not invoke this transition rule.

2. Ay proposal which {s substantially underw2y on the date new Land Usg
Code provisions become effective shall be subject to efther the new
substantive provisions or to corresponding repealed or modified

substantive provisions of Title 24 or repesled Chapter 23,49, at the

discretion of the applicant, provided that:

2. The applicant may elect only one set of standards which shall
apply as appropriate to the entire proposal, except that the
applicant may elect to meet all the standards of Section 23.54.90
Parking Space Standards, end meet the standards of Title 24 for
the remsinder of the proposal.

b. ~ The election will be irrevocaple and shall be made in writing at
the time of appiication; and

€. The applicant thall have no election as to procedural require-

mentd NNOT ONIY
SNOYEY Y SN0
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J‘\ 3. A proposa: shall be considered < the Director to be substantially
H i B

underway if:

a. KA Master Use Permit application has heen compieted and filed; plo-
vided that 1€ an zpplicant has eiected under Section 23.76.108 to
file separate applications, only those specific approvals which
are sought prior to the effective date of applicable provisions
shall be subject to this rule; or - '

b. Abuilding permit applicatfon fncluding, 1f appropriate, an
enviroraental checklist, has been filad; or

c. Adraft Envirommental Impact Statement (EIS) has been approved by
the Director for publicatfon, ’

R
Section 3. There is added te Title 23 of The Seattle Municipal Oode:t:f;e
following chapter: 7

CHAPTER 23.49
DORNTOWN ZONING

23.89.02 Scope of Provisions
A. This Chapter details those authorized uses and their development standards

which are or may be permitted in downtown zones: Downtown Office Core 1

3

(D01}, Downtown Office Core 2 (DOC2), Downtown Retail Core (DRC), Downtod
¥ixed Commercial (DMC), Downtown Mixed Residential (DHR), Proneer Square
Mixed (PSM), International District Mixed (IDM), International District
Restdential {iDR), Downtown Harborfront 1 (DH1), Downtown Harborfront 2 :
{DHZ), and Pike Market Mixed (PMM).

B.‘ Property in the following special districts: Pike Place Market Urban
Renewal Area, Pike Place Market Kistoric District, Pionear Square Preserva-
tion District, International Special Review District, and the Shoreline
District, are subject to both the requircments of ihis Chapter and the regu-
Taticns of the district.

C. The requirements and guidelines for public benefit features are found in the
Publfc Benefit Features Rule. - T

Subchapter 1: General Standards

23.49,06 Scope of General Standards

Unless otherwise specified, the regulations of this subchapter shall apply to

a1l downtown zones.,

*

-2-
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City of Szattle

ORBINANCE 112303
Ah‘ ORDINAKCE relating to zoning and land use; adding a new Chapter 2 .49 to the
Szattle Hunicipal (Land Use) Code ta esubnsh 2ening regulations and
. development sstandards for downtown Seattles repealing the Interim Downtow
-"Zoning regulations of existing Chapter 23, 19 and Section 23,54,24; adding|a
new Sectfon 23,86.32 to Chapter 23.85; amending Chapter 23,84 (Deﬂniﬂon ]
amending Sections 23.04.10, 23,58,30, 23.66.140, 23.66.%2;, 23,66,324,
23,66.326, 23.85,06, 23.86.07, 23.85.28, 23,86, 30 23,80.20; and amending
Section 2l 52,140 to canfarm with the new Chapter 23,4%.

BE IT ORDAINED BY THE CITY.OF SEATTLE AS FOLLOWS:
Section 1. Chapter 23,49 of The Seattle Municipal (Land Use) Code, adopted
in Ordinance 111926, 1s -hereby repesled.

Section 2. Section 23.04.10 of The Seatt'e Municipal Code is amended to

\

5,

read a5 follows:

D.! Special Transition Rule
1.  Te iollovdng transition rule shall apply oaly to provisions of the
Land. !Jse Code which are initfated by the City and becone effective a:
part of 2 defined phase duﬂng the transition from Title 24 to
Title 23((~}) &nd during the transition from interim Chagter 23.49 td
penzanent Chipter 23.49. Once such a phase of the Land Use Code is
ado;ted by the Council, any anendments to provisions 1n:’|y_,1ded in the

particular phase shall not favoke this transitior rule.
2,

Ay proposal which {s substantially undefway on the date new Land Usq
Code provisions k;ecomg effactive shal be subject to either the new
substantive pfov!s!uns of to corresponding repealed cr modified
substantive provisions of Title 24 or repealed Chapter 23.43, at the
discretion of the apnlicant, provided that:

2. The applicant may elect cnly one set of standards which shall
apply as appropriate to the entire propu.- !, except that the
applicant may elect to aeet al) the standards of Section 23.54.30,
Parkirg Space Standards, and meet the standards of Title 24 for
the remainder of the proposai. ‘

The electl‘on will be irrevocaple and shall be made tn writing at]

the time of application; and

The applicant ‘shall have no election as to procedural require- -
ments,
3. . A proposas shall be considered by the Director to be substantially

uMeruay A7

. A Haster Use Permit spplication has bev= completea ond £1zd, o

vided that if an 2pplicant has elected vxder Section 23.76.108

fiie separate applications, enly those suecific appravals which
are sought prior to the effeziive date of applicable provisions
shall be subject to this rute; or

A dullding pemit spplication intluding, it appropriate, &n

environmental checkiist, has been f4lw

A draft Envirunmental Impact Statement {E1S) has been approved By
the Director for publication.

«we

Section 3, There is added to Title Z3 of The Seattle Municipal Code the

following chapters

CHAPTER 23,49
DOWNTOKK ZORING
23.49.02 Scope of Provisions

A This Chapter detalls those authorized uses and their develogmem. standard
¥hich are or mey be permitted in downtown zones: Downtown Office Core 1
{P0C1), Gowntown Office care 2 (Doc2)

Downtown Retatl Core (DRC), Downton
Hixed Commercial (DHC),

Downtown Hixed Restdent
Hized (PSM). Intarnational Bistrice wysan (AT

12l (DMR), Ploneer Square

P P

the bahs of public benefits provided, the possible impncts of. the

additional height, consistency with the City's land use pol(:'es. and

the following specific criteria: N

a. The feature shall be compatible with and not adversely afiesct th

downtown sky!ine, v ’

b, The feature shall sot have & sfgnificant adverse effec_t’ upon they

1ight, air, solar and visusl access of propertfes within a threg

te wdred foot radius:

The feature, supporting structure and structure beiow shall be

conpatible in design claseats such as bulk, profile, color nd

materials. .

Te feature shall not adversely affect the function of existing

transeission or recefving eqx;lment within & five afde vadivs,

e, The ncreased size is necessary for the ,su“essm physieat fun

ticn of the feature,

23,49,10 -Lighting and Glare R

A, Exterior Vighting shall be shielded and difected away frim adiacent. uses.

8. Interior ljghung in parking garages shall te shielded, to nininize pight

time glare ‘a"u!lng nearby uses.

23.49.12 Hoise Standards

A, AIl uses shal) meet the stendards of the Seattle Municipal Code, Chapter.

25.08, Moise cantrn]

< A1} food processing 'nr human’ consugs -, custom and eraft work iﬁvnivin-
the use of mechanical equlmenl and 1ight manufactering activities shail
conducted wholly within §u enclosed strusture.

€. .The following uses or devices shal)l be considered major nofss genzrators

1. Uight manufacturing uses;

2, Auto body, boat and aircraft repair shops.

0. Mhen a major noise generator is proposed, 2 report frak an acoustical con

suitant shall be required to describe the measures to be tsken by the applji-

cant in order to neet ncise standards for the area. Such measures may

include, for zxample. v -2 provision of buffers, reduction fn hours 4f opena-

tion, retocation of mechanical equipment, increased setbacks, ar use of

specified enmileuition techniques or buitding materfals, Measures to be

takes shadl be specified on the plans, . After 2 pemit has been 1ssued, an
neasyres shich ware required by the permit to I_(u!t noisz shall be main.
tained, - ;

E. When an existing major nofse generator *. to be éxpanded, a report from an)
acoustical consultant shall be provided which describes how the notse
generated by the expanston will meet the noise standards for ihe ”“'—

23.49.14 0Ddor Standards

A.. The venting of odors, fumes, vapors, smoke, cinders, dust, sad 9as shall b

a% least ten feet above finished grade, and directrd asay from residentfat
uses within fifty feet of the vent.

B. Major odor sources
1. Uses vhich enploy the following odor-emitting processes cr sctivitie:
shall be considered major odor sources:
thngruphic. ratogravere or flexographic printing
Fifm burn
F(berglassln
Selling of gasoline andfor storage of gasoline in tanks larger
than 260 gallons
Hand}ing of heated tars and asphalts
Incinersting {comercia)
Metal platim
Use of hollers (greater tiizn 106 British Themal Units pedé hour
10,000 pounds steam per heair, of 20 boiler horsepowar, 7
Other similar uses,
2.

Yses vhich employ the following processes shall be considered wajor

be:' -

P

-

A

requiresant fop- all. uses except 1
additional :arpr\ spaces’, vanpoo!

m-:ur;dhm td sibsection B3

Office

wtal) s3las
“and screice,

- axcept

fodging. :

Qther non-.
restdential

Lodging.

t2) @

* In-ieu of providing requied 188
Wede to the Tosntown Parking Fiid

subsztion BA:
For{the purpsscs of determining par

the accusory Nrkl G reguht -
Wen parl:lng ls pravmu on 4
vu!e for-which it is rgq-:ired
shall be responsible Ailor not i
use of the Yot for ’thg requ1
évent, the principal use aus
nee!(v{g ,:hé—r“ﬁ"a“ :
within thifty daye, or & va
fourtesn ‘days, Mad “subsequenc
:»,éram':r' of the perking s
the principa) . use, sad Ahe Vi
rgspdnsib!lit{es't‘w the . par
Zovﬁa}t md accn’fian,ﬁng 18
efpal use lot-acd tha Tot
Torated shel) be resorded
Records and Electfons-anc
uid parking lu}oms‘ihlll

Epptication for develomen

Chitst 460184 Parki
(txprassea |n parking spacess
uross floor ar

LnG-TER PARKin
IFFias with B

9%
Trlnslt kuA ( ____1

lhre- PN
stricted arl
tong F-
Tem peol Total

1 space per 4

hecarding to Map JA,

¢ither be:

| ueen_smo amiand 9330 2

Carpool- spaces prov!vded 1o adet
myﬂnlly 38t ls!da ard el

for.Yorg term parking, ex




H

Te e requirements and guidelinas for public benefit feztures are found in the
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23.49.02 Scope of Provistons
A, Tnis Chapter details those authorized Jses and their development standard
which are or may be permitted in downtown zones: Downtown OFffce Core 1
(D0C1), Downtown Office Core 2 (D0C2), Downtown Retail Core {DRC), Downtown
Mixed Coomercial (DMC), Downtown Mixed Pesidential {BHMR), Ploneer Square
Mixed {PSH}, Intsrnational District Mixed {I0%), Internatfonal District
Restdentfal (3R), Downtowh Harborfront 1 {OR1), Dowtown Harborfront 2
(0H2), 3ns Pike Xarket Kixed (PHH) .

B.’ Property in the fn‘:lmng spenial districtsy: Pike ;lacﬁ Harket Urban
“Rentwal Area, Pike Place Warket Historic District; Plonéer Squsre Preservy-

tion District, International Spacizl Review District, nnq tha Shoreline
+  District, are suiijnct £0 both. the re«;uirunents of this Chapter and the regu-

latfons of the district.

Public Benefit Features Rule. = °
Sdahapter 1
23.,49.05 " Scope of General Standards

General Standards

Unless otherwise specified. the regulations of this subchaptes shall apply.to
311 downtown -zones.
23.49.08 Stfucture Height
The following provisions regulating struzture hefght shall apply to all propefty
Vi downteam zones axcept the DHI, PSH,°I0M, and I0R zones.
A, Haximun sty ':éture height ‘shall be &5 designated on the Offizial Land e
Hap, Chapter 23.32,-excopt that:
1... e Counc) shail detemine the saximm peraitted height when 2 majol
retall store or parforming arts theater bonuy tc approved in Downtodd
Retaﬂ Core 2nes pursuant to Secunn 23.49.96; provided, shat such
hetght shall. not exceed four hundred feet.

2. .#ny property in the Pike Market Mixed zome that is subject to an urbyn
ineal covsaant may be'built no higher than the height rermitted by,
the covenant for the Vife of the covenant.

B. :In Dovntown Mixed. Residential (I4R) zones, haight shall be regulated as

C fellows: : )

1.7 Yo.structurs which contains only noarestdential uses, and no portionfo

E3

a mixed. use structure which contains nonresidential uses, may extend
beyont ine lower hefght Yihft established on the Offfcial Land Use Kip,
except for ruoftop features pzrmitted by subsestion C.
2. . Structures shich contatn orn‘y res{deatial uses, and portions of mixed
use structures which contaln only residential uses, suy extend to thi
higher height 1imit ‘establishad on the Offictal land Use Map.
€. Rooftop fersures -
1. Wef\_rﬂ”ngs, planters, clerestories, skylights, dish antennze, pla;
equipaent, parapets ang firawalls may extend up to four feet above the
maximum height 1imit with un)inited rooftop coverage.
2. Soiar collectors may extend up to. seven feet above the maxfmun height
1iait with unlinited roottop coverage.
3. The following rooftop features may extend up to fifteen feet above the

maximum height 11mit, as long as the corbined coverage of all featurds
Hsted in 2his subsection does not exceed twenty percent af the roof

area, or twenty-five percent 1f the total incluges stair or elevator

penthuses or scrée

red mechanical equipment:

Solar collectors;
Stair and Mevator penthouses;
Meciranical ejuipment; and
Play equipment and opeh mesh fenclng. as 1°ng as the fencing 1s|at
Teast rifteen feet from the roof edge.
4, Radio and television receiving aerials excluding dishes; retigfovs sym-
bols such as belfries or spires, and that portien of the ruof which
supports them; transmission towers; smckaostacks; and flagpoles may
extend up to fifty feet above the roof of the siructure on which they
are Jorated except as regulated in Chapter 23.64, Airport Meight
District, provided they are 8 mintmun of ten feet from all lot Vines
3. Counci) conditional use for rooftop faatures
The rouftoo features listed in subsection B4 may exceed the haight sge.
cified #n subsectios R4 4f authorized by 2 Couszil conditional use,

{hapter 23.80. The request for 2*ditional height shall be evaluzted fon

Fiberglassing

Setling of gesoline and/or storage of gasoldne in tanks larger |
than 260 gallons

Kendling of heated tars and asphalts

Incinerating {cowmercial) :

Metal plating
Use of boilers (greater than 106 British Thermal Wnits rir hour
10,000 pounds steam per Mvr or 30 hofier horsepower, Y

Other similar uses,

2. kes vhich employ the foilowing processes shall be consfdered major
cder sourcas except when the tnure ect(vity 15 rorducted as part of
retaf] sales and seryice use:

Cooking of grains
Smoking of food or food pruducts
Fish or fishmeal processing
Cotyoe or nut roasting
Deep fat iving
Dry cleaning
Dther' sinitar uses,
€, Review of major odir sovrces

When an applfcation fs made for a use wiich s determined to be a major o4

sogrce, the Director, 1n consultation with the Puget Sound Air Pollutfom -

Control Agercy (PSAPCA}, shall determine the appropriate measures to be

tzken by the applicant in order to.significantly reduce potential odor

emisstons and afrborne pollutants.

cified on plans subnitted to the Director ‘and may be required as condition) 3

for the fssuance of any permit. After a permit has been Issucq. any

measures which were required by the permit sha)l be maintained.
23.49.16 Parking Quantity Requirements - .
The regulations in this Section shall not apply to Pike Market Wixed zomes,

A, General standards

1, long term parking requirements shall be estzblished for all new uses,|°

The measures to be Laken shall. be spe.| :

except as provided in subsection A2, The long temm requirement shall

be deternined by the accessibility of the ares to transit, accurdirg/to

Kap JA, Short ter;a parklng shall also be required for orficss and -

retal} sales and service uses 1n all areas, except as provided fn sui;

section A2,

2, Exceptions ‘o the parking requirement shall be peraitted as follows:
a. M parking shals I» required for naw usas to be Yocated in
existing struttures, or when existing structuras. are remodeled,

b. Ko parking shall be required for residentis! uses,

c. %o parking, either Tong term or short tem, shal) be. recuired for

the first thirty thousand square feet of retai] sales and servide

use on lots fn areas with high transit access, as identified on

Hap TA. R narking, either long term or short term, shall be

-

required for the first seven thousand five hundred square feet ¢f

retall sales and service use on lots i other areas.

d. Mo parking shall be required for the ﬂr‘st two thousand five hi
dred square feet of any nonrasidential use which is mst 3 reist
sates and service use. :

e, Mo parking shali be required me‘n an existing structure {s
expanded by up to two thuusar;d five hundred square fzet or less
provided that this exesption may be used only ence by any fadivls
dual structure.

f. Ko parking shall be requirailror any gross floor ares in human
service or day care use.

g. In Pioneer Square Mixed zones, the PMoneer Square Preservation
Board may waive or reduce required parking zccording to the proyi.
slons of Section 23.66.170, Parking and Access,

h. . In Internstional District Mixed and International District Resi.
dential zones, the ln:arnit!onal District Special Review Distrk

Board may watve or reduce required parking according to the prij.

sions of Section 23.66,342, Parking and Access.
In these zones, the parking requirements for restaurants, moth

picture theaters, and other entertainment uses and places of

public assembly shall be established pursuant to the requir;:;,

of Sectlon 23.66,342, rather than the provisions of this Sectsf,

3. Location of required parking N
a. Required parking w.y be provided on the tot.and/or within 'elp‘x

hundrad feet of the Yot on which the use {s located, providg

that: )
(1) The parking is located in & Downtow z0m2 in canformaniy y,

T 3.

o1 1ne and/or storage of gasotine

Y

ns
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2 Carpool . [ comarcial
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either be:
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theaters, and other entertaiment uses and places of:

assenbly shall be established pursuant to the requires
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shiith the use is located, prov{d&
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for'the first seven thousand five hundred square feet ¢

2,

SR 'popl& Required carpoo) spaces not used by carpool vehicles byl

3

5.

- €. A fifteen percent reduction in the inrestricted long term parki

pccording to Map IA.
Carpool spaces provided to mest the requircments of subsaction B1 sh
either be:
a. Physfcally set aside and designated for exclusive carpeol use b:
weeh 6:00 2.2, and 9:30 2., and shall not be leased. to temants

for long term parking, except as parking for carpoals and van-

9:30 2.y shall be used as public shart term parking with appro.

priate signage provided; or N

b. Subsidized, provided that the g@s}dy shall be equal to st Yeas

- thirty percent of the monthly market rate charged ‘the g‘encrnl
public for a parting space. "Subsidired spaces shat), b provided
ot the rate that carposls are forsed.

The followlap substitution rates shall be used to rp&nce the \ong te

p:rkins reqiirement for all nonrfestdential uses, except Yodging:

4, One vanpoal myy be substituted for six parking spues; The unr
stricted long term parking requirement may be reduced no more t
tén percent for vanpool ‘substitutions. . If the proponent elects
ure the vanpool option, the necessary nusber of vans meeting th
standards of the Comuter Paot division of Fetro shal} be ac~
quired, or a3 surety fnstrument acceptabla to tha Director shall
postgd; and, vanpools shall be orgenized for eaployees 1n the

. structyre. Bafore a Certificate of Cccupancy may be isruad,
detaile of the vanpo?l program shall be spelled cul In a Heaora
dun of Agreement executed between the proponent, his or her Tran
poriation Coordinator, the Director, and the Seattle Rideshare
office,

b,- - Each carpool space In excess ui those required by subsection 81,

which is physically reserved or subsidized :ceording 2o the prod

slons of subsectfon B2, may be substituted for one and nire tenths

parkisg spaces. #o more than fifty parcent of the total number
long term parking spaces provided shall be set aside or discoim{

for carpools.

requiressent may be achieved by providing free transit passes to
21! employees in the structure for at least Flve years.
In Yteu of providing long term parking spaces oa the lot or yﬂhin .

aight hundred feet of the lot, Tong term spaces may be provided by &
vayment %0 the Downtown Parking fund, if the Director detemmines tha

to

e

s—

O

of

the parking fmpacts of tne development can be met by other means.

The Director’s determinetion shal) be based on any relevant factors

including but not 1imited to the following:

2. :Proximity of the site to pubisc parkings

b, The level of transit service to the lot.

£. . Proposals by the appticant to encourage building teaants to use

altermatives to single occupancy vehiclies.

The following requiremeits shall apply to 211 structures containing

more than ten theusand square feet of nonresidential use:

2, A Transportation Coordinator pasition shail be established and
meintained within the proposed structure to devise and fmplement
alternstive means for employse comuting. e coordinator shal
$2 tralned by the Seattle Rideshsre office or by an alternaiive
organizatics with ridesharing experience, and shall work with tl
Seattle Rideshare officc, Metro Commuter Poal staff, building
tenants, and other bullding lessors. Te coordinator shall dis
minate ridesharing fnformetion to building occupents to encourag
use of publfc transit, carpools, van pools and fiextine; adainig
ter the in-house ridesharing progren; and afd in evatuation and
aonitoring of the ridesharing program, The transporistion coor-
dinztor in additfon shal) suryey 81} eiployees once 3 year to
determine commute mode percentages.

b. The Seattle Rideshare office, in conf

tion Coordinator, shall monitar the effectiveness of the ride-

junction with the Transporty-

sharing/transit incentive progran on & quarterly basis. The ow]

er

2.

B. Curbeut width and munber
Curbeut w_ldLn and the number of ¢urbeuts shal) satisfy the provistons of
Section 23.54.30, Parking Space Standards.
23.49.20 Screeaing and Landscapling gl Surface Parking Areas .
Screening and Tandicaping, as required by this Sectian, shall_ be provided whe
surface prrking areas are permftted. 7 :
A, Scresning
Surface parking areas for more than (ive vehfcies shall. ke ’s'creenéd 1"

accordance with the following requiresents:

1.
2.

3

B. landscaping

Curbeut canvcrols on_street parks shall be evaluated on 2 casé by case‘
basls.-but generclly actess from street parks shall not be allowed.
The Direstar wnd the Director of Engineering sha)) also detamine
whether the location of the access will. exnedite the movement of
vehicles, faciiitate 2 ‘smooth fiow of traffic, svotd the on-street
quauing of vehicles, enhl;w! nhl:u!ar safety anc padestrian comfort

and will nnt create & hazard,

Screen!ng shall be required 2Vong each street lot Vine,
Screening shall consist of a lnndscapﬁ berm, or 2 vie: obscuring ferdce
or wall a3 12ast thres feet in hélght. .
Wien 3 fence or wall fs used 1af screening, there shatl be a landscaged
strip on the street side of tha fence or wall, a’n average of three feat
from the property 1ine, but “at no point less than ona and me-ha"
feet ddz. Each landscaped strip shall be p'lanted with sufficient
shrubs, grass and/or avergreen groundcover in & manner that the entipe
strip; excluding drivexays, will be covered in three years.
Sight, triangles shall be previded §n accordance with Section 23,58.3d,
Parking Spu:e Standards.

Surface parking 2reas for twenty or more vehicles shall be 1aMsiawd

according to the foltowing requirements:

N

23.49.22 Hinfmum Sidewalk Width

humt‘of landscaped area. required

Total number of
Facking spaces

20 to 50 spaces

Required landscaped ares

18 squars fect per garking space
51 to 92 spaces 25 square foet pur park!ng sg:n
100 or more spaces 35 square feat per parking space,

The ainimun. size of ru;u!r:d landscaped area -shall be one hundred
square feet. Berms provided to mest the screening standards fn subsec-
tion A2 may be counted as part of a landscaped ares, Mo part of a
1ansstaped area shall be less than four feet n 2ny dinension extert
those dimeasfons reduced by turning radté or angles of parking spacet.
fo parking stall shall be more than stxty feet from & required tand-
scaped area. .
One tree per every five parking spaces shall be required.

Each tree shall be at least three fest from any curb of a Yandscaped
area or gdge of _!he parking ares, Penunentr curbs or ’atl;uciural
barriers shali <aclose landscaped aress: )

Sufficient hardy evergreen groundcover shall be planted to cover eacl
Vandscaped ares completely within three years. Trees shall be selected
from the Seattlé Engineering Department’s recotwended Vst for parkidg

ares planting.

Tha regqulations fn this Section shall not apply to P, PSH, IDH, and IDR zonds.

Nintau: <idesalk widths are established for certain streets by Map IC. When

new structure is proposed on lots abutting these sl;ze!s, sidewalks shall. be

widened, 4f necessary, to meew the minfaun Qtandmi. The sfdewatk msy be

widened 1nto the right.of-way if approves iy the Director of Engineering,

23.49.24 View Corridor Requirements

A. Uppsr level setbacks shal] be required for the following view camridors,
fdentified on Hap j0:

1.

2

6rond, Clay, Vine, Wall, Battery and 2a1} Streets west of First Avene;
and
{niversity, Seneca, Spring, ¥dison and Marion Streets west of Third

Avenue.

I
B. Upper leval sethacks for view carcidors 1isted in sudsectfon Al shall be

provided as follows, Exhibits £9,23A and 49,248:
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Affidavit of Publication

STATE OF WASHINGTON
KING COUNTY—SS.

The undersigned, on oath states that ke is an
authorized representative of The Daily Journal of Cominerce,
a daily newspaper, which newspaper is a legal newspaper
of general circulation and it is now and has been for more
than six months prior to the date of publication hereinafter
refered to, published in the English language continuously
as a daily newspaper in Sesttle, King County, Washington,
and it is now and during uil of said time was printed in an
office maintained at the aforesaid place of publication of
this newspaper. The Daily Journal of Commerce was on the
12th day of June, 1941, approved as a legal newspaper by
the Supesrior Court of King County. :

The notice in the exact form annexed, was published in
regular issues of The Daily Journal of Commerce, which was
regularly distributed 1o its subscribers during the below

stated period. The annexed notice, a ...
Ordinance No. 112303

was published on ...JU1y.. 18, 1985

fp/- g

Subsdribed and sworn to. before me on

Jyly 18, 1985

Notery Public for the State of Washington,
residing in Seattle.
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LLAW DEPARTMENT C%T\I’ Cf‘ qf

MUNICIPAL BUILDING . SEATTLE, WASHINGTON 98104

'THE CITY OF SEATTLE

AREA CODE 206 TELEPHONE 6252402 s JA 30 M LS

DOUGLAS N. JEWETT., CITY ATTORNEY Bt TRAl f F fen it A ey
- SOMPTROLLER £50 CITY CLERR
January 29, 1986 )

£
p

Gregory Dudiak

Book Publishing Company
201 Westlake Avenue North
Seattle, WA 98109

Re: BSeattle Municipal Code
Dear Gregory:

This letter is in response to your letter of January 24,
1986.

1. (a) Please correct the typographical error appearing in
: Ordinance 112303, page 30, line 24/25. The reference
to "Section 49.04" should be "Section 4904."

(b) Please include editor's note after Section 23.49.040
stating that Section 4904 of the Seattle Building
Code is included in the document adopted in SMC
Section 22.100.010.

2. Please correct the typgraphical error of omitted language
appearing in Ordinance 112519, Section 12, page 16, line
19/20. Between the lines with the language "shown on
Map IIX B" and "Performing arts theatre", insert the
foliowing language:

Short term parking 2 200 parking spaces
below grade, in areas
shown on Map III B
Thank ydu for your attention to these matters.
Very truly vyours,

DOUGLAS N. JEWETT
ity Attorney

MAK :bb PY \un KELSON
cc: James Fearn Paralegal
Don Stout

Guy Fletcher
Dorothy McPFarlin-



nnnnn

2PN

HE22

|
]

i D .
20
[TH T
N\ 3
j -'d_ -
et
il

Areas with Kigh Transit Access
[ Areas with Moderate Transit Access
[l No Parking Required

Zonas




o

: e A
) |mmu‘ﬁ‘mnnu|ﬁ1 it
5

U, - S,
N

YESLERWAY '
S WASHINGTON ST

SMAINST " SMAINST

§ JACKSON ST

swNGsT ' . o i ' SKING ST,

S WELLER sT
. SLANEST .
"0% B ) S DEARBORN
H % 3 %3 3 -
S oot 3 %%
§ 78 3% %
z = -m L7 7Y o
F - T 2
s o CE. "
¥ Z
& - ,w,
S.ROVAL BROUGHAM ﬁ
aN ST T T e
mem Access Street

muma Class 1l Pedestrian Street / Minor Arterial
wmns Class Il Pedestrian Street / Principal Arterial
==-— Class | Pedestrian Street / Minor Arterial

«- Class | Pedestrian Street / Principal Arterial -
----- Principal Transit Street ' ) Map ! B
secess Street Park

-eeue Undeveloped Street Downtown
veloped Stree Zones

Street Classifications

|




<N

DENNY WAY
-
o
o
¢
X
o3
< .
5
3
o
s
o™
&
o
o <
\3‘?3\\ $\?~c"
o
& 8
al
o <
R
P
& 4
& &
%, «°
3
%
%,
YESLER WAY 2
S WASHINGTON ST
SMAINST SMAINST
.o . SJACKSONST S JAGKSON ST
SKING ST SKING ST
"SWELLER g
S LANE ST
%% S DEARBORN
- 9 'z .y @
E B KA SEE
a8 5 gt g
o] 2 v B
£z 8 I |
= m. 2 >
= o g <
~ ~ o
@ 2 @
S. ROVAL BROUGHAM o

3 Variable
— 12’

m= 15' ,
==} 18" (ihen on a one-way Map I C

% - street, only the side
7 with transit stops shall

be 18'; the other side
hall be 15'.) Downtown

Sidewalk Widths .

N



e

YESLER WAY

S WASHINGTON ST

 SMAINST: SVAINST

suacksonsT:: ’ o .5 JAGKSON ST
SKINGST" . SKING 87
SWELLER g7
SLANEST
: %‘b . o . ‘s pEARBORN
s, RS -G | =
58 . 3783 3
PREREN7 N 2 5 @45, .0 o
H et &= =] ] > B
H » a x x n
= < m « [%} <
: 0% z
A R M
E =
) ) e @
S.ROYAL BROUGHAM &
SCALL

AN e pmee

F= View Corridors

Map ID

Downtown
Zones

View Corridors

&




T e sl e e o TS N i e
) %, & o8 G 9 K Qq% T - ks -
o o Uy Ty Ty Sy o WO B Ry e, R
. &
T "%:% B R N N P T "NE N Ty s S )
Q(, '?4,4 . . s DENNY WAY
o 1
W
R
RN

o
O
O : o® .
Public Benefit Feature I TR . ‘ Tet &
.\;\“é\ (5“ 7@\ i § ".‘ x .50“6
A. Piaza ° s?"ﬁp &SNE, 1%&“15 ' ""(—ax"cﬁ?‘".
= Type ll ©
B. Shopping Plaza . YES'LW”T
WASHINGTON S’
U< Type § ‘smaiaT TSMAINST
& Types li S dAGKSON ST $ JACKSON §¥
C. Arcade SKING ST SKING ST
D. Shopping Arcade SWelLgrsy
& interior suanest’
+ Exterior %, S DEARBORN
, -~ Yy 3z 33
E. Voluntary Bullding Satback S 38 s g § 53
z 8 3:' » 8
@ z @
5.ROYAL BROUGHAM g
1. United Airlines Building A,C,E '11. First Interstate Center A,B,C,D,F =< Fa—trz.
2. Westin Bu1]ding A.C 12. Seattle First National Bank A,C AN
3. Plaza 600 Building C,E 13. Morthern Life Building ¢
g. éGOOUBeTI glaza A,C,E lg. 1111 Third Avenue Building B,C,D- -
. One Union Square A,E 15, Sixth & Columbia A,B,C,D
6. Park Place A, 16. Marathon Crown Center B,C,D Map | E
. Crowne Plaza Hotel A,C 17. Century Square Tower D
8. Madison Hotel A,C,D,E 18. Marsh & McClennan Buildina A Fb
9. Zegfér%tEEifth Avenue Plaza 19. Westin Hotel A,E
10. Colunbia Center A,8,C,D Downtown
Zones

Existing Public Benetit Featurés

r




Map lIA
lDowntown'

Office

== Street Level Uses Required

Scale (feet)

I

ng

Garages Permitted as Conditional

Uses

Principal Use Parking / Required Street Level Uses

g3 Principal Use Long Term Parki

300 600

0

Core~1




Scale (feet)

L - 1

] 300 600

Public Benefit Features

U771 Hillside Terrace
[@7 Hillclimb Assist

] Shopping Atrium and
Shopping Corridor

k=<3 Retail Shopping Bonus
€hort Term Parking
=3 Transit Station Access

Downtown
Office
Core-1




RDES
SRR




Scale (feet)

Class|
o 300 600 8 Class 1l

e

Pedestrian Street Classifications




\
=

" Scale (feet) E= Street Level Uses Required
L_J—'l_r———l Y71 Principal Use Long Term Parking Garages
0 - 600 i 41200 Permitted as Conditional Uses

‘Principal Use Long Term Parking Garages
Permitted as Conditionat Uses, Accessory

and Principal Use Surface Parking Areas
Permitted according to Section 23.49.64

‘Parking Location Restrictions / Required Street Level Uses

Map IHA

Downtown
Office
Core-2




Public Benefit Features

b2
$ v
- &
XS
V. " y %
: ' h
* 3

771 Hillside Terrace
[®7] Hillclimb Assist

R Shopping Atrium and
Shopping Corridor

E==3 Retail Shopping Bonus
Short Term Parking
=3 Transit Station Access

AN

il :
e

LA
00c

Map IlIB

Downtown
Office
Core-2



=8 Property Line Facades Required

Map HIC

Dovwntown
Office
Core—2

; Property Line Facades




—r— —;
Scale (feet)
: L 11 Classl - - Map D
' (o] 600 1200 i Class i ,
' © £ Stroet Park Downtown
) Office
Pedestrian Street Classifications Core—2







Scale (feet) @ @ Priority 1
E= Priority 1
0 300 800 Priority 2

Priority for Minimizing Impacts of HIB Priority 3
Performing Arté Theater Bonus and
Major Retail Store Bonus on Streets and Public Spaces

Map IVB

‘Dovmtown

Retail
Core




‘\\
WSt
RS
>

RS

SRS

SN
e

AR
NN
ol
ot
o ?’{.

Scale (feet)

0. 300 €00

]
H

Public Benefit Features

ER Shopping Atrium and
Shopping Corridor

Short Term Parking
=3 Transit Station Access

MapIVC

Downtown
Retail
Core

}

ed



O
UM

- CENTER

A

N

mmm

NETNNRSONR

N

SEATTLE

Al

Ay

LT UL

...... ‘§\

N % i\\\“ N
N N NN
9 N

< W

—_

—o
m—

L,g CIo uus’uﬁﬁﬁuwuuuu T
I DIOUULMEU
Z IR

R '\\“3\ ',\\.ﬁ?s ‘

\ 'Q

I D% )

|
i
i
!
{
12 A
;.

AR RO
PO

A
,HWHND@ o0

DL ANCEI
oo

Scale (feet)

o] 600 1200

B3 Street Lovel Uses Required

‘Principal Use Long Term Parking Garages
Permitied ag Conditional Uses, Principal Use
and Accessory Surface Parking Areas
Perniitted according to Seciion 23.49.120

. Parking Location Restiictions / ‘Required Street Level Uses

Map VA|

Downtown
Mixed
Commiercial

-~




U seaTiLe L/ Lo U U0 OO o LU ad i L

i a
T0 4000 DD O
0] ]

NS

e,

&7/ s
= __::‘ll\‘q‘:—]

[

N
o J/

, A ‘

RO AR
N Eéi§$@ﬂ%mm§ﬁ

A [jgjpimuﬁmmm

N - OO O D OONEC
Cuale (feet) 7Z] Hiliside Terrace '
L LTl C51 Hillclimb Assist MapVB
‘o 606 1200 59 Retail Shopping Bonus o
; L - Downtown
FER Shopping Atrium-and .
Shopping Corridor Mixed
Public Benefit Features Commercial




RN
i

AN

O 1 s 7 G GGG ELEELPY
JIO A UUUUDDDE%DUD{’i |
Zululnni D@mmgg
j e e V_A

i;
) |

e kN 5 i

MR

W
L0 (IC
ﬁ :SF )ED %LDDU NNEN

Scale {feet)
[i7i§ Property Line Facades Required
- perty Line equire MapVC
0 600 1200
Downtown
Mixed
. Property Line Facades Commercial




i L Lo s B

z

WM DIE
IHInE

 — — Y

I

'-':';;".'i:} ; '\“\ Ya
-'::‘\,.z 3 >
RS
W, H NI
J

e

FHI|
DT

RN
HEHINES

Scale (feet)

LI LT h Class i

o 600 1200 ’ Fid Class I}
E==3 Street Park

Pedestrian Street Classifications

Map VD

Dovwitown
Mixed
Commercial:







-

Scale (feet)
L. I L ]
0 600 1200

M ]
=5
i -]
U.-! M D2cc)
L §
— m
L
- K . m
— g E
B 5 e
| BED
/\%@w

. Public Benefit Features




Ji

- ©
S £ z
o Ev
=]’ @ $¢%
=t = asg

Streat Level Usos Required

L

Required Street Level Uses




mn_.lh

Vﬂw,mv

p..mmnm

8 $x7%

MDMR

m

[T

9

£

-l

3

.m.

(]

T

.
(/)]

_ o
]
Q
]

- w
®
£

o =S

3 £

i

2 )
Ty
o




7

-

m g s
el
v o %
o .mwd
S £33
= 0S¢
k4
™
[
— D
R
885
oo
s
.
o
.m
g
— 8 S
S %)
L
N °
®
i
L d
g ¢
= ¢ S
[] Tom
s ?
= 4
1 = 3
E 3
3 O
w . Jdo Du_,




1 3@‘ XN
Sh

% _YESLER WAY_

i WASHINGTON ST
| T ]
|
|
; o _MAIN k¥
- &
BE ||| N
N - Jo i Jg’:_' \
-
T I z JACKSON ST
| =4 ~
\ 3 7 ®
O _KING 5 ST E
Z 7
il
£ S WELLER ST ‘\
N i
Scale (feet) .
A I F==3 Strest Park Map IXA
0. 300 600 '
= AL International
District
> . Stréei Parki} Residential
L.




A
N

el
S

cale (feet) i Class Il .
L £ Street Park Map XIA|
0 300 600 " K - Principal Use Long Term

: Parking Garages Permitted Downtown

'~ Parking Location Restrictions and

Pedestrian Street Classifications

as Conditional Uses, Principa!
Use and Accesscry Surface
Parking Areas Permitted
according to Section

23.49.322

Harborfront-
2




MapXHA

Pike

Market
Mixed

Pike Market Historic District

< Scale (feet)

[ -
)




" SHORELINE MASTER PROGI
ORELNEAARTERPRO

i







s AT ATy ottt b

BELLEVUE

BOYLSTON -




T e TANEQI00
5|00TISd [3/008wSd |t O
oomwsd | [oorsa |

"IV 151
oowsy, | *jootwisd z
100TWSd | i jooTwsd m

$L0N NYNSYIY.

€0
“D,4m,,,
]
-
=
2 e 2
S Sy
N S Rt
S8 - [~2N
=2 S—
. 1 -
,w,oﬁ 54

DH}
45,
VUS/DW
us

| DMy 45¢

5




FAY U9 8 N Wil

s 7

0u-| o5
755

13
[BARa omN MULEMIRERHIC

L i"
=i
&

|

=

F ' =)

Cona B

m S ES S

] foswor | g3 ]2 R i Rl i =
' £l =] W2

? logmiar : |2

logTion

=

CUNNECTICUT

G

- KTLANTIE

AV WANIAI20 ¢




\\\ cG [ e CG\

oA TRV RN WAIOIESS q;cxst;u - sE

CRedical®il
I6-MR

> Centar.:

TEAST OUWAMISH -
‘GREENBELT : 1
RS




