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AN ORDINANCE relating to land use, zoning, and environmental
protection; amending Sections 3.-6.030, 23.60.154,
23.76.004, 23.76.006, 23.76.008, 23.76.012, 23.76.024
and 25.05.675. of the Seattle Municipal Code; repealing
Section 23.40.010, Design Departure; adding a new
Section 23.76.011; creating a new Chapter 23.41, in the
Land Use Code, Title 23, SMC, to establish an Early
Project Implementation and Design Review Process for new
multifamily and commercial structures; adopting Citywide
Design Guidelines: and setting the fee for Design
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ORDINANCE l Z é qag

AN ORDINARCE relating to land uss, zoning, and environmental
protection; amending Sections 3.06.030, 23.60.154,
23.76.004, 23.76.G06, 23.76.008, 23.76.012, 23.76.024
and 25.05.675., of the Seattle Municipal Code: repealing
Section 23,40.010, Design Departure; adding a new
Section 23.76.011; creating a new Chapter 23.41, in the
Land Use Code, Title 23, SMC, to establish an Early
Project Implementation and Design Review Process for new
multifamily and commercial structures; adopting Citywide
Design Guidelines; and setting the fee for Design
Review.

BE IT ORDAINED BY THE CITY OF SEATTLE AS FOLLOWS:

23.41 1is hereby added to Title 23, of the Seattle Municipal

Section 1. Effective April 15, 1994, a new Chapter
Code (SMC), as follows:

CHAPTER 23.41 EARLY PROJECT IMPLEMENTATION
Part T DESIGN REVIEW
23.41.002 Purpose and Intent

The pUrpose of this Chapter is to implement the. policies
coﬁtéined in Céuncil Resolution 28757, establishing Design
Review as the first element of the Early Project
Implementation Program. Design Review.is intended to:

A, Encourage ‘better design and site planning to help
ensure that new devélopment enhances the character of therr
city and sensitively fits into neighborhoods, while allowing
for diversity and creativity: and

B. Provide flexibility in the application of
development standards to better meet the intent of the Land
Use Code as established by City Policy, to meet neighborhood

objectives, and to provide for effective mitigation of a
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proposed p;ojectfs impact_and influence on a neighborhood;
and ’ ' '

C. Improve communication and mutual understanding
among “developers, neighborhocds, and the City early and

throughout the development review process.

23.41.004 Applicability and Phasing
A. Design Review Required
'15 Design review shall be required for all new
mﬁltifémily and commercial structures which exceed the
tﬁresholds for enVironmental réview estalilished in the State
EnVironmentgl Policy Act (SE?A) as adopted by tﬁé city of
Seattle and codified in Chapter '25.05, smc,rin all

Neighborhood Commercial 1, 2, .3 (NC1,2,3) zones, Lowrise 3

(L3). Lowrise 4 (L4), Midrise (MR) .and Highrise (HR) zones,

'according to the schedule in subsection B,

7 » 2. Design Réview»shallralso-be required for all
new multifamily and commercial structures which exceed SEPA
thfesholds in Commercial 1 and 2 {C1,C2) zones, when that.

development: abuts or is directly across a streef or alley

from any lot zoned Single Family.

3. "Design Review is optional for all new
multifamiiy‘and commercial structures not oﬁherwise subject
to this Chapter, in all multifamily and commercial zones.

é. Phasing.

The following development shall be subject to the
provisions of this Chapter:

1.-70n the effective date of this section - All
new structures described in subsection Al-2, that abut or are
directly across a street or alley from any lot zoned Single

Family;

cs19.2
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2, Beginning twelve months after the effective

date of this section - All new structures described in

_subsection Bi, and all new multifamily and commercial

structures which are located in a Neighborhood Commercial
zqhe (NC1, Ncé. NC3) and exceed the tﬁresholds for SEPA
categorical exemption;

3. Beginning eighteen months‘after the effective
date of this section - All new structuresras described in
subsection Al-2.

c. Exemptione
New structures located within Special Review

Districts as regulated by Chapter 23. 66, w1thin Landmark

'Districts as regulated by sMC Title 25, Env1ronmental

Protection and Hlstoric Preservation,,or which are required

eto undergo ShoreLine De51gn—Rev1ew as regulated by Chapter
,723160, shall be exempt from requirements for Design Review

under this Chapter.

23.41.006 Design Review Map

For the purposes of'Design Review, the city shall~be
divided into five (5) geographlc areas, and ‘further lelded
into twelve (12) ‘subareas, as depicted on the Des1gn Rev1ew'

Map, Exhibit 23.41.006A.

23;41;000 Design Review Board
A Role of the Design Review Board )
The Design Review Board shall bé convened for the’
purpese of reviewing all development subject to Design
Review. To accomplish this purpose, the Design Review Board

shall:

cs19.2
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Exhibit 23.41.006A
Design Review Map
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1. Synthesize community input on design concerns

and ptovide pre-design guidance to the development team and

‘community;  and

2. Recommend to the Director specific conditions
of approval which are consistent with the design guidelines
applicable to the development; and

3. Ensure fair and consistent application of
Citywide or Neighborhood-specific Design Gu.delines.

B.  Membership of the Design Review Board

1. Design Review Board Membership Criteria:
a. Members-shall,reside in Seattle; and
b. Members should possess exXperience in

neighbo;hood land use issues and demonstrate, by their

experience,‘sensitiv1ty in understandlng the effect’ of design

'decis1ons on. nelghborhoods and the development process, and

c. Members should possess a- familiarity with

~land- use processes and standards as applied in Seattle: and

d. Con51stent with the city's Code of

EtLh:. SMC 4.16.070, no member of the Design Review Board

'shua :ave a - financial or other private 1nterest dlrect or
,-im‘,-':t, personally or through a member of hls or her

immeasrate family, in a project under rev1ew by the Design
Review Board on which that member sits.
2. Design Review Board Composition
a. The Design Review Board shall be composed

of six (6) memberS»representing development-related fields,

'six (6) members representing general residential community

interests; and six (6) members representing the design
professions, who shall be appointed by the Mayor and
confirmed by City Council; and

b. The Design Review Board shall also

include-one member representing local residential community

cs192
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' 1 Zinterests and one member representing local busingss
2 ‘interests from each of the twelve (12) subareas shown oﬁ the
_Design Review Map, Exhibit 23.41.006A. These members shall
3 ‘be nominated by local community and business interest groups,
4 ‘respéctively. of the subareas described in Secﬁidn 23;41.006,
5 - and shall be jointly appointed by ‘the Mayor and City Council.
6 c;~¢ Design Review Board Assignmeﬁt
2 1. Projects subject to Design Review should be
8 reviewed by five (5) Design Review Boardrmemberé to be
o determined on the basis of the project’s location, as
' follows:
10
a. At-large members representing:
" development-related fields, general residential community
2 interests, and the design'éfofeésions. will each be atsigied
i3 t to one of the five (5),geogréphic areas, such that one member -
14 7; "0of each of the three (351interest groups will review prqjecté
18 in each of tﬁé five (5) "areas, énd one member of eéchrdf,the
;6' ‘ Ehree:{3) ihterest groupé wiil~remain unassigned; in
17 addition, | ,
» b.  Members. representing local residential %
?8 community interests and local business j.nterests ,shail %
19 .pafticipate in review of,projects,subiect to Design Review -as » §
20 they océurrin their subarea,:SUChvthat'each project wiii be —.ﬁ
21 reviewed by 6ne‘member representing local residential
22 f ‘community interests and one member representingrlocal
23 : business intefests.
24 c. Three Design Review Board members shall
be a quorum.
25 S
-2... The five (5):Design Review Board members
?6 - assigned to eééh project as described in Section Cl1 shall be .
27 known;éollectively as the Design Review Board. .- All members
28 of the Design Review Board shall be voting members.
i B
5
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3. In the event that, in one of the five (5)
geogtaphic areas, more projects are undergoing simultareous
Design Review- than the Design Review Board members assigned to
that area can review in a timely manner, the unassigned at-

‘large Design Review Board members described in Section Cla may

. serve. If an individual at-large member is unable ro serve,

the Director’may appoint a member of the unassigned at-large .

‘Design Review Board to serve in his or her absence, provided

that each at~large interest group is represented by one

member. 1In addirion, a Design Review Board may review

rprojects outside of its designated geographic subarea to

expedite'review, provided that the local community

repreaentatr"e and local business representative shall review

’development only within thelr subarea.

4. Tm the event that a Design: Review Board member
is unable to serve, substltutlons for the three at-larqe
interest qroups may be made as described in Section C3.

n. HMeetings of the Design Review Board
1. Project-specific pre-design public'meetings

shall be ‘held as required in Section 23.41. 014B at ‘a location

Vin the same general nexghborhood as the proposed project.

Halled notice and placards for the pre-desiqn public meeting’
shall be provided as described in Chapter 23.76, Master Use
Permlts and Council Land Use Decisions.

2. Regularly scheduled meetings of the Design

:'Review Board shall be held ‘in the evening in a location whlch
. is acce551ble and conveniently located in the area of the city
“to which the Board is assigned. Public notice for the

: regularly scheduled Design Review Board meetings shall be’

' posted in the Department and published in the general mailed

release.
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3.i "All meetings of the Design Review Board are .

: ,opsn to the general public, and: the actions of the Board are

not quasi-judicial in nature.
55.41.010 Design Review Guidelines

The adopted Citywide Design Guidelines provide the basis
for Design Review Board recommendations and City Design Review
decisions.  Neighborhoods may develop design guidelines

speéific to a,neighborhood's individua1 character.

!ﬂeighhorhaoé Design Guidelines may amend or supersede the

Citywide Design Guidelines and provide the basis for Design

'Reviéw'decisions in that neighborhood, to ‘the extent provided
: ~by'£he City Council in'adopting'the Neighborhood Design

Guidelines. }
23.41.012 Davelopmgntisgandard Departurss

A. Departure from Land Use Code requirements may be

- permitted for new multifamily,énd commercial deVelopment'as
:part of ‘the Design Review pchess.r Departures may,he'allowed
if an applicant Qemonstrates ﬁhat departures from Land7Use
;bbde standards would result in.a develbpment ﬁhich hettéf

“meets the intent of the adopted Design Guidelines.

B.  The following development standard departures may be
permitted: through Design Review:
1.  Structure width and deﬁth limits
2. Setback requirements
3. Hodnlation requirements
4. Design, location and access to parking
' regquirements

5. Open :space- requirements

Cs19.2
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6. Lot coverage limits
7. Screening and landscaping requirements
8. Standards for the location and -design of

nonresidential uses in mixed-use buildings,
“Cs . Other development standards may be added to the
1ist;6f permitted development standard,departﬁres in
subsection B, through neighborhood-specifi=z design guidelines.

which are adopted by City Council..

123;41.014 . Design Review Process

Al A pre-application conference is*required for all

projects subject to Design Review, unless waived by the

Director, as described at Section 23.76.003.
B. Pre-design Dublic Meeting.
il; Following a pre4épplication conference, - and

site visits by Design Review Board memkers. assigned to review

‘a'propdsed proiect, a pre-design publiC'méeting with thé

Design Review Board shall be held.

2. The purpose of the pre-design public meeting

SHall be to identify concerns: about the site and the proposed

'development program, review the design guidelines appiicable

to the site; determine neighborhood priorities -among the
designgguidelines, and explore design options.
- 3. At the pre-design public meeting, the project
proponent shall preseht the following information:
a. . An initial site analysis addréssing site

opportunities and constraints, the use of all adjacent

~buildings, and the zoning of the site and adiacent

properties; and
b. A drawing of existing site conditions,

indicating topography of the sitce and the location of

CS§19.2
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structures ‘and prominent landscape elements on or abutting
the site; and

c. Photos showing the facades of adjacent

,development, general streetscape character and territorial or

- other views from the site, if any; and :

d. A zoning envelope study which includes a
perspective drawing; and

e. A description of the proponent‘s

-objectives with regard to'site development .

, -5, The proponent ie encouraged . but notvrequired
to brlng one or more development concepts or alternatives to
1ndicate pos51ble de51gn options for the 51te

C. Gu;deline Priorities

1. Based on- the concerns expressed at the pre-

'de51gn public meetlng or in wr1t1ng to the -Design Review

Board, the Board shall identlfy any gu1de11nes'which may,not
be applicable to the site and 1dent1fy those guldellnes of
hlghest prlority to the nelghborhood TherBoardIshall
incorporate anY’commuLity consensus expressed at the meeting
into itsiguideline priorities, to the extent the consensus is
'consisteht with~the Desigc Guidelines and reasonable in lioht
of the facts of the proposed development.

2. The Director shall distribute a copy of: the
guldellne priorities applicable to the development to all
those who attended the pre-design public meeting, -to those
who sent in comments or otherwise requested notification; and
to the project proponent.

3. The project proponent is encouraged to meet
with the Board and the public for early resolutlon of design
issues, and may hold additional optlonal meetings with the
public or the Design Review Board prior to filing a Master

Use Permit application.
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D. Application for Master Use Permit
1. Following the pre-design public meeting,
distribution of the guideline priorities, and any additional

optional meetings that the project proponent chooses to hold

‘with the public and the Design Review Board the proponent

nay apply for a Master Use ?ermit.

2, The Master Use Permit (MUP) application

'submittal ‘shall include a supportlng site analysis and an

explanation of how the proposal addresses the applicable

De51gn Guidelines. in addition to standard MUP submittal

requ1rements as provided in Chapter 23 76 Master Use Permlts

-and ‘Council Land Use Decisions.

3. Notice of applleation for a development
subject to Design Review shall be provided according to
Chapter 23.76, Master Use Permits and Council Land Use
beeisionsg

E. 'Desiganeviekaoard Recommendation
1. VDurino a regularly scheduled evening meeting
of the Design Review Board, the Board shall review the reeord
of ‘public comments on the project’s desién, the design's
conformance to therguideline priorities applicable to the
proposed project, and the staff’'s review of the project’s
design and its application of the Design Gnidelines.

2. At the meeting of the Design Review Board, a

.determinatlon shall be made by the Design Rev1ew Board that

the proposed design submitted by the project proponent does
or does not comply with applicable Design Guidelines. The

DeSign Review Board shall recommend to the Director whether
to approve or conditionally approve the proposed project

based»on;therDesign Guidelines.
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10

~INIWN000 ML 40 ALII¥NO 3ML O 300 SI I

30LLON STHL NYHL Wv3T) ST S 3vdd STHL NI INIWNOOO 3H)




S

e

14
15
16

1‘7 o

20

21
22
23,_ 
24
25

26

27

28

F. Director’s Decision
1; A decision on. an application for a permit
éubject to Design Review shall be made by the Director.
2. Projects subject to Design Review must meet

all codes. and regulatory requirements applicable to the

sSubject site, except asrbfovided in Section 23.41.012.

3. The Director’s Design Review decisioh sha;l be
made'as part of'the overall Master Use Permit decision for
the project. The Director’s decision shall consider ther
recommendatlon of . the Des1gn Rev1ew Board, ' provided that, if

four members of the De51gn Review. Board are 1n agreement in

: ftheir recommendation to the Director, the Director shall
‘issue a decision which incorporates the full substance of the .

:recommendation of the Design Review Board, unless the

Director concludes that the recommendatisn of the Design
Review Board:

a. Reflects inconsistent application of the

‘Design Review Guidelines: or

b. Exceeds the authority of the Design

'Review Board: or

c. Conflicts with SEPA conditions or other
reguiatory requirements applicable to the Site; or

d. Conflicts with the fequirements of state:

.or federal law.

G. Notice of Decision
Notice of the Diréctor's‘decision shali be as provided in
Chapter 23.76, Master Use Permits and Council Land Use
Decisions.
H. Appeals
Appeal procedures fbr Design: Review decisions are

as described in Chapter 23.76, Master Use Permits and Council

‘Land Use Decisions.

C519.2
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Section 2, Section 3.06.030 of the Seattle Municipal

Code is hereby amended as follows:

3.06.030 Director - Powers and duties
. R W
B. Procrzxing applications for construction permits,

for grading pesx’is, for use permits, forgsoning exceptions,

for subdivision and for other land use approvals, including

those‘related to shorelines management, but excluding those
related to ((design-review-and)) historic preserv:cion:
LR IS
G. Discharging such other responsibilities as may be
directed by ordinance.

1. The ‘Director shall consult on all matters of

‘structural strength and design with an assistant who is a

iicensed structural engineer or architect with at least five

~(5) years' experience in the practice of his/her profession,

unless the Director possesses such qualifications.

2. The Dirgctgf shall consult on &l) matters
concerning compliance with design quidelines with a qualified
architect or urban designer with at least five (5) vears of

experience in the practice of his/her profession, unless the
Director possesses such qualifications.

Section 3. Effective April 15, 1994, Section
23.40.010 .of the: Seattle Municipalchde, Design Departure, is

hereby repealed.

Section 4. Section 23.60.154 of the Seattle

Municipal Code is hereby amended as follows:
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23.60.154 Shoreline ((D))design review

The Director may require that any development by a
public agency or on public property which has not been
reviewed by the Design Commission be reviewed for visual
design quality by appropriate experts selected by mutual
agreement between the applicant and the Director prior to
approval of the development. - The shoreline degiqn review may
be conducted prior to an application for a substantial
development permit at the request of the applicant. The

costs of the ghoreline desiqn review shall be borne by the

: applicant.

Section 5. Effective April 15, 1994, Section
23.76.004 of the Seattle Municipal Code is amended to add

Design Review to Exhibit 23.76.004A as follows:

* ® &

" Exhiblt 23.76.004A
LAND USE DECISION FRAMEWORK

DIRECf ‘OR'S DECISIONS REQUIRING MASTER USE PERMITS

TYPEI| TYPE I i TYPE Il
(Nonappesieble) = - (Appesaiable to Hearing Examiner*) (Appesiatle to Councii)

* Uses psrmitted outright * Temporary uses, more than * The decision to approve,

» Temporary uses, three three weoks condition or deny a project
weeks or less "= Certain street uses based on the SEPA Policies

* Cortain street uses "« Variances pursuant to SMC 25.05.660,

« Lot boundary adjustments o Administrative conditional uses Rprovided that for projects

* Greanbelt presarve desig- + Shorelina decisions (*Appealable subiect fo Design Review,
nations ’ to Shorelines Hearings Beard a decision to aporove.

s Modifications of features along with ali related environ- condition or deny pursuant
bonused under Title 24 mantal appeals) : - 1o the SEPA Haight, Bulk

« Declarations of significance - » Short subdivisions : and Scale policy shallbe &
(EIS required) « Special exceptions - Type ll decision,

* Temporary uses, twelve ¢ Design

months or less, for reloca- * Northgate General Development Plan

tion of police and fire : » The foliowing environmental determinations:
: protection i 1. Declaration of nonsignificance
il . * Exemptions from right-of- {EIS not required) ’
‘ way improvement require- 2. Determination of final EIS adequacy
ments

COUNCIL LAND USE DECISIONS
. TYPEV
(Quasi-Jud!clal) ' (Legleiative)
* Subdivisions (Preliminary Plats) ¢ Land Use and Zoning Code text amendments
* Land use and zohing map amendments * Rezones to implement new City policies
. (Rezones) - * Concept approval for City facilities
* Public project approvals « Major institution designations
o Major institution master plans
« Coungil cenditional uses
= Downtown planned community developments
¢ Planned Unit Developments i
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Section 6. Effective April 15, 1994, Section
23.76.006 of the Seattle Municipal Code is amended as

follows:

23.76.006 Master Use Permits required
L A N
C. The followiny are Type II decisions, which are
:subject to appeal to the Héaring Examiner (except shoreline
_decisions and related e1v1ronmgntai determinations which are .
appealablé-to the Shorelines Hearing Board):
1. Establishment or change of use for temporary
'uses'more than three (3) weeks not otherwise permitted in the
zone, except temporary relocation of police and fire stations
“for twelve (12) months or less;
2. : .Short subdivisions;
3. variances, provided that variances sought as
part of Type IV decision may  be granted‘by the Council
Vpursuant to Section 23;76;036:

4. Special exéeptibns. provided that. special-

'VexceptiOns sought as part of a Type IV decision may be

gfanted'by~the Council pursuaht to Section 23.76.036;

5. ((Besign-departures)): Desian review;

6. - The following street use decisions:
a. Sidewalk cafes,
b. Structural Building Overhangs,
c. Areaways;
7. Adninistrative conditional uses, provided .

administrative conditional uses soﬁght as part of a Type IV

decision may be approved by the Council pursuant to Section

| 23.76.036;

C519.2
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8. The following shoreline decisions;
(supplemental procedures for shoreline decisions are
established in SMC Sections 24,60.425 through 24.60.485):

a. Shoreline substantial development
permits,‘
ij. Shoreline variances,
c. Shoreline conditional uses;

9. The following environmental decisions for
Master Use Permits and for building, demolition, grading and
oﬁher construction permits (supplemental procedures for
environmental review are established in SMC Chapter 25.05,
SEPA Policies and Procedures):

a. Declarations of Nonsignificance (DNS’s) ;

including mitigated DNS'’s,

- b. Determination that a final Environmental:
Impact Statement (EIS) is adequate.
10. Northgate General Development Plan.

D.  .The following is a Type III decision, which is
subject to appeal to the Hearing Examiner and may be further
appealed to Council:‘The decision to approve, condition or
deny any Master Use Permit (othe: than for shoreline

decisions) based on the: City's SEPA policies pursuant to SMC
Section 25.05.660 ((s))i provided, that for projects subject

to Design Review a decision to approve, condition or deny

pursuant to the SEPA Height, Bulk and Scale policy, SMC
Section 25.05.675G, shall be a Type II decision.

Section 7. Section 23.76.008 of the Seattle

Municipal Code is amended as follows:

¢519.2
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23.76.008 Preapplication Conferences

' A, Prior to official filing with the Director of an
application for a Master Use Permit requiring a Type II or
IIX decision, the Director may require a pre-application
conference. The conference shzil be held in a timely manner
between a Department representative(s) and the applicant to
determine the appropriate procedures and review criteria for
the proposed project. Pre-application conferences may be
subject to fees as established in SMC Chapter 22.900, Permit

Fees, of the Seattle Municipal Code.

B;' Design Review
A pre-application conference between Dgggrtmgn;
repr n V 13l n licant for a r xr (o]

Degign Review, as provided in Chapter 23.41, shall be
required, The Director may waive this pre-application
conference .requirement if an applicant ggmgh§trg;g§, to the

Director's satisfaction, experience with Seattle’s Design

‘Review process which would render a pre-application

conference unnecessary.

Section 8. A new Section 23.76.011 is hereby added

to Title 23, of the Seattle Municipal Code (SMC), as follows:

23.76.011 Notice of Pre-design Public Meeting

For projects subject to Design Review, the Director
shall provide notice of the reduired'pre—design public
meeting by general mailed releaée. In addition,. the Director
shall post four (4) placards on or near the site, and shall

provide mailed notice.

Section S. Section 23.76.012 of the Seattle

Municipal Code is amended as follows:

C519.2
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23.76.012 Notice of application o

A, Notice Required. When a Nastar ‘o Per.it
application requiring a Type II or IJI ~. sicn is subnitted,
the Director shall provide notice of applicacic:. 2.i an

opportunity for public comment as described in this S- . <~n.

'No notice or public comment pericd shall be required for

T decisions.

B. Types of Notice Required
1. For projects subject to Design Review or
environmental reView, the applicant shall post a large sign

on the site, unless an exemption or alternative posting as

.set. forth in thisrsubsectidn is applicabie. The large. sign

sﬁall‘be located sd as to be clearly visible from the
adjécentistreet or sidewalk, and shall remain posted until
final City action on the application has been completed.

a. In the case of submerged land, the large
signrshall be posted on adjacent dry land. if any, owned or
controlled by the applicant. If there is no adjacent dry
land owned or contrclled by thé;applicant.;notice shall be
provided according to subsection Blc.

b. = Projects limited to interior remodeling,
or which are subject to environmental review only because of
iocation over water or location in an environmentally
sensiﬁive area, are exempt from the large sign requirement.

é., VAs an alternative to:the largersign
requirehent, therDirector shall post ten (10) placards within
three hundred feet (300°) of the site and at the closest
street intersections when one ‘(1) or more of the following
conditions exist: "

i, The project site is over five (5)

acres;

cs192
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i1i. 'The applicant is not the property
owner, and the property owner does not consent to the

proposal;

iii, The site is subject to physical

characteristics.such as steep slopes or is located such that

‘the large sign would not be highly visible to neighboring

residents and property owners or interested citizens.

d. The Director may require both a large

~sign and thé,alternative'posting measures described in
subsection Blc, or may requireythatimore than Qnerll)'large
sign be posted, when necessary to assure that notice is

Clearly visible to tha public.

2.7 For project. which are categorically -exempt

'from'environmental review, the Director shall post four (4)

placards on or near the site.
3. For all projects requiring notice of

application,:the Director shall provide notice by general

mailed release. For projects subject to the large sign

requirement, notice in the general mailed reléase shall be .
publishgd after certification is received by the department
that the large sign has been posted.

4, In addition, for variances, administrative

conditional uses, teémporary uses for more then . three .(3)

‘I. weeks, shoreline variances and shoreline conditional uses,

the Director shall provide mailed notice.

5. Mailed notice of application for a proiect
subiect to Design Review shall be provided to all persons
establishing themselves as parties of record by attending the

Qie—dgsign public meeting for the project _or by corresponding
with the Department about the proposed project before the

date of publication.

€S 192
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6.((5s)) The Director shall also publish notice of
all shoreline applications and decisions in the City official

newspaper once each week for two (2) consecutive. weeks.

* % %
Section 10.  Section 23.76.024 is am=nded as follows:
23.76.024 Appeals to Courcil

i;,‘:

G, Procedures on Appeal.
1. For projects subject to Design Review the
decigion of the Hearing Examiner on SEPA Height, Bulk and
agglg issues shall be final and not subject to further appeal

‘to the Council. oOn appeal un issues other than Height. Bulk
‘and Scale. the Council’'s roview of SEPA conditioninqg of a
project §g§jgg; to Degign'Review shall be limited to the

unsupplemented record egtablished before the Hearing
Examiner: provi jgg;ggmhgrs of the committee or of the
full Council may makgwgite visits. The committee may allow
written arggmgg;_ég;ﬁghgll not hear Qral arqument.,

2. _For projacts not subject to Design Review, the
Coungil'skreview shiall be based on the record from the

Heering I'xaminer’s hearin rovided that the Council ma

allow oral or written ar ents and ma ermit_the record to

be §ggglgmen§gd; and, provided further, that members of the
committez or of the full Council may make site vigits.
((&)) H.

‘Scope of Review. Council review shall be
limited to the following issues related to compliance with
thé City’s substantive SEPA Policies pursuant to SMC Section
25.05.860;

1. Issues of Council intent with respect to

interpretation of the substantive SEPA Policies;

€s192
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2. Issues raised oonc.zrning the sufficiency and
the appropriaieness of the mitigation impozed; and

3. The -appropriatencas of denial of & prolect
based on the substantive SEPA folicies.

The~€ouncii‘s-review-shall—be-based-on—the-record
frem-the—Hearing-Examiner‘s-hearingr—provided-that-the
eouncil-may allew-oral-or-written- arguments-and- -may- pexnit
the- record to-be-suppienented;-and;-provided-further; -tiat -
members-of-the-committee-or—of—the~full-Eouncil-may-make-site
visits: : 7 .

(H))l Standard of Review for Type ITI Appeals.
Findings of fact in the qearing Examiner s dec1s1on and
disc ¢retionary determinations regarding the sufficiency and
appropriateness of mitigation or denial shall be accorded
substantial welght and shall be accepted by the CounCll
unless clearly erroneous The burden of- establlshing the
contrary shall be upon the appealing party

((I))Q- Council Action. The Council may affirm,

modify or reverse the Hearing Examiner’s decision, '‘remand

cases to,tﬁe Hearing Examiner'or the appropriate department

withidireCtions for further proceedings, or'grant other
appropriate relief. If the Council- reverses.or mndifies the
Hearing Examiner dec151on, the Council shall enter findings
and/or conclusions into the record to support the decision.
((a))g. Judicial Review. A Type III Gecision by the
Council shall be final and conclusive unless within fifteen

(15) calendar days. of the date of decision a party of record

makes applicatior: ¢o King County Superior Court for a writ of

review.
((K))L. Notice of Decision. The written decisicn of
the Council shall be promptly transmiited to all parties of

record.

¢s1e2
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((E))M.  Interlocutory Review.
1. ° The Council shall accept review of
Hearing Examiner interlocutory orders and decisions pending

final resolution of an appeal when:

a. Appeal to the Council of the Hearing
Examiner's final decision on the issue is permitted by
ordinance; and

b. "The Hearing Examiner certifies the

issue for Council review.

2. ' The Hearing Examiner shall certify for

ainterlocutory review only those 1ssues which meet the

,tollowing;criterla:»

a;’ Because of- amb1gu1ty in language,
,the meaning to be given a- Counc1l resolution or. ordinance

'cannot readily be determined Without knowing*the intent: of .

the Council when 1t adopted the resolution or ordinance;. and

b. The 1ssue results in disagreement

between the Director and the Hearing Examiner as to

.1nterpretation of Counc1l intent; and

c. The rev1ew involves an issue not’

'previously decided by the Council; and

v d. . The issue to he reviewed is of
general applicability and ‘its resolution will affect a class

of permit;applicants; and

se. Early resolution of the issue w1ll
substantially reduce the expenditure of time or money by the

City and/or other interested parties.

Section 11. Section 25.05.675 Specific Environmental

Policies is hereby amended as follows:

C5192
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25.05.675 Specific environmental policies.-

LA N

G. Height, Bulk and Scale.

1. Policy Background. ,
a. The City’s adopted Land Use Policies are
intended;to'provide for smooth transition between industrial,

commercial fand residential areas, to preserve ‘the character

‘of 1ndividual c1ty neighborhoods and to relnforce natural
;topography. These- Land Use Policies are: single Fam
r',Residential Areas Polic1es, Multlfamlly Res1dential Areas
"fPolic1es Major Institutions POllCL:S, Land Use Policies for
' Nelghborhood Commercial _Areas, . Land Use Pollcies for
Downtown, Industr1al Area P011c1es, Open Space Policies (oncee

adopted), Shorellne Pollcies -and Telecommunlcation Fac1lit1es"

Policy.

b. The Land Use Code (Title 23) which implemernts

these pollc1es controls helght bulk and scale but cannot

antic1pate or address all substantial adverse impacts’

'resulting from incongruous height, bulk and scale. For

'éxample, unanticipated adverse impacts may occur when a

project is located on a site with unusual topographlc
features or ‘on a site which is substantlally larger than' the
prevalent platting,pattern in an area.

c. Whenever new:land use policies are adopted
adverse impacts mnay result when helght “bulk and scale
permltted by prev1ously adopted zoning confllcts with the new
land use.pol;c1es.

2. Policies. »

a. It is the City’'s policy that the height, bulk
and scale of development projects should be reasonably
compatible~with the general character of development

anticipated By the adopted Land Use Policies listed in

€8 19.2
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subseqtion Gla for the area in which they are located,. and to
provide for a reasonable transition between areas of less
intensive zoning and more intensive zoning.
b. Subject to the Overview Policy set forth in

SMC 25.05.665, the decisionmaker may condition or deny a
prpject to mitigate the advefse impacts of substantially
incompatible height, bulk and scale. Mitigating measureé may
include but are not limited to:

i. Limitingrthe height of the development;

ii. Modifying the bulk of the development;

iii. Modifying the development’s facade
including but not limited-to c¢olor and finish material;

iv; Reducing the number or size of accessory
structures or relocating accessory structures includingrbutw
hof limited: to towers;‘railings, and’ antennae;

v. Repositioning the development.on'the

’site:,and

vi. 'Modifying or requiring setbacks,
screening, landscaping or other techniques to offset the

appearance of incompatible height, bulk and scale.

c. The Citywide Design Guidelines (and any
Council-approved, neighborhood design quidelines) are

:inggnggg to mitigate the same adverse height, bulk and scale

im t ddres in the olicies. A project that is

approved pursuant to the Design Review process shall be
Qrggumed to comply with these Height, Bulk and Scale
goligigg.‘rThig presumption may be rebuttgg only by clear and
convincing evidence that height, bulk and scale impacts
documented through environmental review have not been

adequately mitigated. Any additional mitigation imposed b

the decisjonmaker pursuant to these Height, Bulk, and Scale

CS10.2

23




O O N @ a ' b W N

L LR

-

-

'.'12; ‘
s
"14,'f“
‘is,;
e
-
'16.:
"15‘
s

21

_?3,
24
25
26
27

28 -

h have undergone Design Review shall

m wi n idelin 1 1 th I t

Section 12.  Effective April 15, 1994, the Citywide

Design Guidelines, attached hereto as Attachment A, are

_hefeby'adopted for use in the implementation of the Early

Project Implementation. Program, Design Review'Element; for

"the City of Sseattle.

Section 13.  The 1994 fee for Design Review shall be

$1.360 pef application.

s.ctithIA. This Ordinance shall take effect'and be

{in force thirty days from and after its-passage and approval

by the Mayqr;'otherwise it shall take effect at the time it

Shall:béébme law under the provisions of the City Charter.

Cs19.2
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PASSED by the City Council the (i day of _@&M‘_

1993, and signed by me in dpen session in authentication of

its passage this l& day of MM« ., 1993.

/ - President of the City Council

Approved by me this 2’5 day of méoi , 1993,

Mt A

Filed by me this ZMay of MQ__ 1993

Deputy Clerk

(SEAL)
Published
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1. Introduction

The purpose of the citywide design guidelines is to describerevays .

that new multifarnily and commercial buildings can be compatible
with their surroundings. In contrast to the City’s Land Use Code, -
which contains very specific egulations, the guidelines show ways
to think about a project’s coniext and provide flexible examples..
that can help a new project better fit that context. The guidelines
supplement the Land Use Code, providing a means to adapt Code
requircments to the characteristics of mdmdual buildmg sites.::

The guidelines can also;

.+ setcriteria and examples for Judgmg the companbnhty of new.
buildings in the city; :

« facilitaté the understandmg of the termmology and key aspects '

of building smng and des:gn, and

. hlghhght the xmponant features of our. surmundmgs to enhancc :
our appmcxauon of the natural and bmlt envn'onment

Who is Expected to Use These Guldelmes" Z' o

Because these guldelmes w:ll be used in eva.luatmg new develop-"
ment projects in the city, the most frequent users of this document_ ‘
will be the people congerned. with the development of new’ com- '

- mercial and mulufanuly buxldmgs

Propeny Ownerleevelopers

The guidelines can acquaint property owners and developers wnh
concerns that citizens have identified about building compaubxhty L

and give direction toward the reed and means of :denufymg
nei ghborhood comext

Building Deslgners

The guidelines will help a:chnects and others who desngn bmld—
ings to know what is expected of their products and : what-could

make their designs more compatible with the nexghborhoods where s

new projects are proposed.

Project Neighbors -

People who live near new development projects may benefit the
most from these guidelines. Some of those people participated in
workshops to help define which aspects of building design were
most important. Their comments form the basis of these guide-
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lines. The guidelines may give neighbors a better vision of °
projects proposed near them and how those projects can enhance
the neighborhood’s character. Ultimately, the guidelines will be a
tool that neighbors can use when they want to describe to develop-

- ers or City staff what they consider- appropnate design for their -
ne:ghbox.uoods

City Staﬂ

In issuing pemms for new developmems, Cny staff wxll rely on .
these guidelines to help define specific design conditions that will
be required for project approval.

How To Use These Guidelines

As reviewers apply the design guidelines to parncular development
projects, some important things to remcmber are:

1, Each project is unique and will pose u'nque des:gn issues.

.- Even two similar proposals on the same block may face differ-

ent design consxderauons ‘With some projects, trying to follow
all of the gmdelmes could produce irreconcilable conflicts in
the design.” With most projects; reviewers will find some -
guidelines more important than others, and the guidelines that
are most unponant on one project xmght not be important at all
on the next one., ‘The design review process will help designers

and reviewers to determine which guldclmcs are most impor- -

tant in the context of each project so ‘that they may put the -~
mast effort i into accomplishing the intent of those guidelines.
2 Pm,jectsr must be reviewed in the context of their zoning and -
the zoning of their surroundings. The use of design guidelines .

is not intéended to change the Zoning designations of land where -

projects are proposed; it is intended to demonstrate methods of
treating the appearance of new projects to help them fit their
neighborhoods and to provide the Code flexibility necessary to
accomplish that. Where the surrounding nexghborhood exhxb—
its a lower development intensity than its current zoning
allows; thé lower-intensity character should not force a propo-
nent to sngmﬁcamly rcduce the allowablc size of the new
bmldmg TR 1S R C R , NS

3. Many of the gmdehnes suggest using the ex:stmg context to
determine appropriate solutions for the prOJcct under consider-
ation. -In some areas, the existing context is not well defined,
or may be undesirable. ‘In such cases, the new project should
be recogmzed asa ploneer with the opportunity to establish a

7o,
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pattern or identity from which future development can take its
cues. In light of number 2 above, the site’s zoning should be
‘considered an indicator of the desired direction for the area and
the project. : :

4. Each guideline includes examples and illustrations of ways in
“which that guideline can be achieved. Thc examples are just: -~
that — examples.- They are not the only acceptable solutions.
Designers and reviewers sho.ld consider designs, styles and
techniques not described in the examples but that fulfill the
gurdelme B

5.. The checklxst whrch follows the guxdelmes (see Section IV) is
~-atool for determining whether or not a particular gurdelme
applies to a site, so that the guidelines may be more easily

~ prioritized. The checklist is neither a regulatory device, nora - -

_ substitute for evaluzing a site’s conditions, or to summarize .. :
the language or =:{awiples fonnd in the guidelines themselves:

Viewing a Site -
Seattle’s Land Use Code sets speciﬁ'c prescnpnve rules that:ere !
applied uniformly for each land use zone throughout the city.

There is little room in the Code’s developmient standards to ac-': -
count for upique site conditions or neighborhood contexts. A -

. project arcnitect can read the Code requireruents and theoretrcally :

desngn a building without ever visiting the site.. .

: However, to produce good companble design, itis cntrcal that the

project’s design team examine the site and its surroundmgs 1den-

~ tify the key design features and determine how the proposed
_project can address the guidelines’ objectives. Because they rely g

on the project’s context to help shape the project, the gnidelines
encourage an actxve vxewmg of (he site and its surroundmgs '

For a proposal located ona street with a consnstent and dlstmctlve’
architectural character, the architectural elements of the building
may be key to helping the building fit the neighborhood. On other
sites with few-attractive neighboring buildings, the placement of
open space and treatment of pedestrian areas may be the most -

- important concems. ‘The applicant and the project reviewers

should consider the following questions and similar. ones related to -

“context when look.mg at the sue :

+  What are the key aspects of the streetscape" (T he street s
" layout and visual character) .

o Are there opportunities to encourage human activity and
neighbiorhood interaction, while promotmg resrdents’ pnvacy
- and physmal security?

*INIWNJ0G 3HL 30 ALITVAD WL OL ana SI &I

:39110N

. OLION SIHL NVHL ¥¥37) SS11 SI 3WYu4 SIHL Ni INIWNJ0C 3HL 41




. How can vehicle access have the least effect on the 'pedestrian :
envrronment and on the visual quahty of the srte?

. Are there any specral site planning Opportumtres resulting from
the srte sconﬁguration, natural features, torography etc.?

© Whatare the most rmportant contextual concerns for pedestn- |
. ans?: How could the sidewalk envuonm«.nt be improved?

«  Docs the street have characteristic landscape features, plant” -
- materials, that could be mcorporated into the’ des:gn"

* Arc there 7  special landscaping opportumtres such as steep |
: ftopogmphy, srgmﬁcant trees, greenbelt. natural area, park or
: boulevard that should be addressed in the desrgn? .

« Do nerghbonng burldmgs have drstmcttve archttectural style ,
“site configuration, architectural concept, materials or other ‘
featvres that'add to the neighborhood’s visual identity or
, —‘ifqualrty" '

* Do nearby buildings have a characteristic scale, proportron,
“rhythm, or other pattems that add consrstency to the
: streetscape? :

o Isthe srte next to or »across the street from a less mtensrve o
Co 'zone? : : .

. Are there specral condmons relatcd toa zone edge whrch
L should be addressed in the project’s desrgn" :

isting layout and visual character of the streetscape i
sneral sense of personal safety and discourage -
an the proposed proJect preserve and enhenee such
' elements? :

e Are the: any specral opportumtres for the desxgn of the pro;ect '
- to corre:t or reduce elements of the existing streetscape whrch
' aied fear levels or promoted cnme" ' :

Relatlonshlp of Desrgn Gmdelmes to Land Use .
. Code Devesopment Standard Departures -

The desrgn revrew process perrmts the development standards
contained in ihe Land Use Code to be modified or waived if
necessary to better meet the intent of the design gurdelmes (Please
- see Volume I Proposed Desxgn Revrew Program)



1L Overvnew of Des1gn Guldelmes-

The Role of Context

Seattle isa cuy of commumnes, whose cmzens value theu

~ neighborhood’s design character and physical setting, For " inefll e

. projects, which constitute most  new ‘development in Seattle. good
~design cannot be  judged in terms_ f the individual bu:ldmg on xts‘

site, but must be considered in the context of its surroundings. A

new bulldmg should fit with the context of its immediate’ nelgh-
 bors and the street on which it is located. Therefore, these design:
guxdelmes direct new development to enhance the existing charac
~-terof its surroundmgs Desxgn review is about creatmg good
streets and good communmes, protectmg unponant symbols and

. These gmdehnes are mtended to dn'ect desxgners and prOJcct
‘reviewers to lock closely atlocal conditions and produce ney
buildings that enhance rather than detract from thexr surroundings.

iDesngn Elements

- The dxscuss:on below descnbes the desxgn elements covered by :
these guidelines and explains the i lmportance of each element m'
: buxldxng stronger nexghborhoods 45 e

- Site Plannlng

space and semce a:eas Good sxte planmng can minimiz

- project’s impacts on its nelgnbors (for example, by separatmg tall: oo

or bulky structures, retaining trees, enhancing views, or respondmg
to steep siope conditions), increase the quality of the streetscape, -

continue existing patterns, or enhance the value of near-by land or. g i '

1mprovements

' Helght Bulk and Scale

This gu1dehne is mtended to link State Envmonmental Polxcy Act

(SEPA) authonty for mmgatmg hexght bulk and scale impacts 16 -

design review. It addresses the cowpanbxhty of the scale between
new dev 'elopment and its surroundings. Elements which contribute’

1o the perceived scaiz of new construction are addressed in the
context of specific site conditions, including the relationship of a
" project to any less-intensive zcnes nearby (e.g., multifamily or
" commercial zones on the edge of a single family zone). -

e
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1 Landscaplng

Architectural Elemenis =~

g

- Guidelines in this section deal with the exterior architectural
. clements of buildings — components which define the appearance
- - of a building, such as roofs, windows, porches, modulauon en-
tries, matenals. balcomes and detarls i

1 New burldmgs developed m an establrshed nerghborhood wrth an :

identifiable character will be vrewed as undesirable intrusions -

1 unless they respond positively to the architectural characteristics of
e ,f""eausnng buildings. Therefore, gurdelrnes for architectural elements -

development in. established nerghborhoods o

e complement neighboring buildings and consider how design grves"f‘ o

. c‘{ a nerghborhood its rdennty ‘This does not mean that new burldmgs

'suggest that new bmldmgs use some u'admonal burldmg concepts |

3 - or elements. . New structures can successfully relatetoolder -
";}bmldmgs while §till looking contemporary. and respondmg to i .

e changing socretal needs and desrgn opportunmes

;;V,Pedestrlan Environment -

S People travehng on foot see then' neighborhoods most mtrmately B
|" . Making the pedestrian environment attractive and comfortableis .. -
- ‘one way to‘encourage the street activity that provrdes both secumy e

oo and asense ofcommumty Pehe T T
o The pedesman envrronment gurdehnes are du'ected toward 1m-

... proving the pedestrian qualitics of all neighborhood streets: by
- avoiding or. mmgatmg undesu'able condmons The gurdehr'es

pmg. vrsrbrlrty of uuhty meters, dumpsters and semce areas

o i:Landscapmg ‘forms'an mtegral part of the wsual character of

- Seattle nerghborhoods The Land Use Code requires landscaping

- and requires the screening of certain features such as parking lots. -

o -The landscape guidelines encourage designers to consider creative
- ways to screen and buffer unsrghtly uses; separate incompatible

7. uses; enhance a pro_]ecr s open space and burldmgs, reinforce the

" landscape character of ths, streetscape; or respond to specialcon- ,
- textual condmons such as greenbelts boulevards and steep slopes ‘



I11. Desngn Guldelmes

A. Slte Planmng

o A-l Respondlng to Site Charactenstlcs

: i 'The smng of bulldmgs should respond to speclﬁc snte cond:- s
. tions and opportunities such as non-rectangular lots, loeatlon
L on promlnent lntersectlons, unusial topography, slgmf eant .

.»vegetahon and views or other. natural features. .

e . Explanation and Examples _:

e Slte characteristics to consider in pro.]ect desxgn mclude. but are

not limited to, the following:

- Tomgmphy B

‘Site planning
‘toprotect -
“-and enhance
-astream
‘corridor. .

K Reﬂect, rather than obscure, natural topography For mstance, ;'
‘ buxldmgs should be desxgned to “step up" hnllsldes to accom-
“modate s:gmﬁcant changes in elevanon o SRR

.-+ Where neighboring buildings have responded to smular topo. EP

graphic conditions on their sites in a consistent and positive
way, consider smmlar treatment: ,for the new structure,.

. Desxgmng the buxldmg in relation to topograph& may help to
i of ark.mg garages

Envnronmental const !

"o Site bulldmgs to avcud or lessen the unpact of development on e
S - environmentally cntical areas such as steep slopes, wetlamls e
: and stream corndors 2 : , il

Sl:er'n =7

Site Conditions . Alternate Building Configuration

| Solar onentatlon

e ‘The desxgn of a structure and its massmg on the site can
enhance solar exposure for the project and minimize shadow
impacts on adjacent structures and public areas.
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Existmg vegetation

«  Careful siting of bunldmgs can cnable sxgmﬁcant or 1mponant
trees or other vegetatxon to be preserved.

Slight
~ modification
of setbacks
- -tosaves .
 signifie. .1
~tree.

SueCmdmom : Nonml SueDevelapment Alleme(e Site Development
ST BT e e R L ey ‘Ds‘ngwe 7

| Exlstmg structures onthesite

1o 'V_lews’

Whm'e a new stmcture shares a slte wuh an emstmg structure .'
or ns a major addmon to an exlstmg su'ucturc, dcsr : '

Adjustments siting or massing of a-bmldmg ma;
the p:eservauon of public or private views whxch wou]d other-

*ordinance requues protecuon of & es:gnated pubhc views. ©
= Protection of private views is 70t required undeér SEPA but -
. could justify-a code: deparmre through design review provxded G
" that blockage of public views would not result and responsive-
~‘nessto other design guidelines would not be comprormsed -

Buildings .
Iocated SRS
- down-slope
to preserve.
_ views.

' Reduced Front Yard Setback




1

A-2 Streetscape Compatibility

The siting of buildings should'ackhqwledge' and reinforce the 7
existing desirable spatial characteristics of the right-of-way.

* - Expianation and Examples

_The character of a neighborhood is often defined by the experience
of traveling along its streets. We oftten perceive streets within '/ *
" neighborhoods as ind:vidual spaces or “rooms.” How buildings =
-face and are set back from the strect determine the character and
- proportion of this room. ==

The building to go up on
this site should reinforce
existing streetscape
characteristics: pedestrian
- oriented businesses and
‘shops at ground level, .
~corner entries and
. consistent building edge - -
' abutting the sidewalk.

19 3531 SI Bvud sthi

INIWN20G ML 20 ALIIWNO 3HL 01 3na SI LI

30110 SIHL NVHL ¥v3




5A-3 Entrancw Vlsible from the Street

Entries should be clearly Identifiable and visible from the

Explamuion and Exampks _

 Entries that are \nsnble from the s&eet make a project more . o
rapproachable and cneate a sense of assocxanon among nexghbors

i"‘flsrovidé clear entries

- off streets not just -
from parking lots.

QD

P (el
N I‘l FreA ong i a o

10

’ Clearpaths using

. building and land-

- scape elements can
~ enhance bmldmg

* entries which are

- “not on the street.

:Here the corner

- entryservesasa

_ gateway into the
; complex.




N

; - 7\\”’_/[7

_

- On commercial streets,
~ elements can include
. shop front windows, =~
~ plaza space with outdoor -
- seating, rooftop decks,
balconies, and canopies
- which protect pedestri--
.ans from the elements.

A-4 Human Actiwty

New development should be sited and designed to encourage‘l |

human actmty on the street.’

s Explanation mui Examples '

‘Livelier street edgcs make for safer streets. -Ground ﬂoor shops e

and market spaces providing services needed by residents can ’,;, '
attract activity to the street and increase safety through informal
surveillance. Entrances, porches balcomes, decks, seating and &
other elements can promote use of the street front and provide =
places for neighborly interaction. Siting decisions should con.ﬂder
the importance of these features in a particular context and allow

for thclr mcorporanon

1

camr oy
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AS Respect for Adjacent Sites

Bmldmgs should respect adjacent properties by being loeated
on their sites to minimize disruption of the privacy and out- -
door activities of residents in adjacent buildings.

Explanaﬂon vand Examples

One conmdersnoﬁ is the views from upper stories of i new bmldmgs .
into adjacent | houses or yards, especially in less i mtenswe zones e
This problem can be. addressed in seyeral ways

e .‘Reduce the number of windows and decks on the proposed

bmlding overlookmg the nelghborsb At

'+~ Step back the upper floors or increase the side or rear setback :
S0 that wmdow arcas are farther from the property line.

. Take advantage of site design whxch tmght reduce impacts, for -
- example by using adjacent ground floor area for an entry court.

Inappropriate
| siting of large
—1N - buildings can
£ reduce the
- privacy of -
ad_;aeent homes R

.« Minimize windows to living spaces which might infringe on

the privacy of adjacent residents, but cons:der comfort of
~residents in new bmldmg

« Stagger windows to not align with adjacent windows.

O




Ty | , M

.. BReducing windows .. ]
and decks overlooking |
‘neighboring residential = -
property or increasing
side setbacks csin-
increase privacy.

- This apartment
* located the entry .
- court adjacent to the i
.. neighboring residence it
- and arranged interior :

_spaces so the views . --
~into the neighboring. =
' properties were < -

" ‘minimized. . Jj|

‘i
i
¥
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A-6 'I\'ansmon Between Residence and Street

Forr resldential projeets, the space between the building and the '

sldewalk should provide security and privacy for residents and

B encourage soclal lnteractlon among resldents nnd nelghbors. N

§

Explanation cnd Emmples

* The transition between a residential bmldmg and the street varies
. with the the depth of the fmnt setback and the relauve elevation of

o the building to the street.

| The followmg examples illustrate these conditions and suggest

- how this gnideline may be met through setbacks, entry design,

y lan dscape mtmgm and other techniques.

I L
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" street. Courtyards, arcades, recassed entries or o
. designs may be desirable to provnde pnvac) to givad-fice:
residents, ,

' Bu:ldmgs set back a small amount frora the sidc:/alk provide
- sufficient area to include such features as balconics

or siecks,
which allow privacy while encourageing visuai inieraction with ike- -
other simib.s vy

Deep Residentnal Setback

- Bmldmgs with deep setbacks from the sxdewalk provide sufficient -
S privacy through spatial separation to permit more open porches,
- picture windows and garden space for ground-floor residential
 units. Fences may. provide further 3 $eparation from the sgdewalk

15
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‘ '*ingh Bank Residenhal Street Front

Whm the gl‘o“nd floorof & bulldmg is above. P°d°s“"‘“ eye. level i
. itis casier to achieve a'sense of privace and scparation from street . .
L 75::"acuv1ty. and there is more 0PP°"‘“““V f°’ creaung socxal spaces..




S R

s outcloor spaces created.

| : onentatlon of bui

A7 Resulential Open Space

. Residential projects should be slted to maxmuze opportumties
for creatmg usable, attractwe, well-mtegrated open space. o

Examples

'Resxdenual bmldmgs are encouraged to consuier these site plan
nmg e]eme

e 7 Courtyards whxch organize arcbuectural elements wlule
' provxdmg a.common gard”‘ orvoth I uses.

. : Entry enhancement such as landscapmg along a common
: pathway

+ Location and d sign o decks . balconies and

races

. . Play areas for chxldren

Well-organlzed“': '

by the grouping an

and bulldmg elements. ¥




A-8 Parking and Vehicle Access

 Siting should 1 i>‘ni‘mi'ze the impact of automobile parking and ’
- driveways on the pedestrian environment, adjacent properties
and pedestrian safety. . '

Examples R i R T

i :The followmg are some examples of techmques used to xmmmize e
‘ "':‘thempactsofdnvewaysandparbnzlms R e

“+ Locate surface parkmg at Tear

Break‘ laige parkmg lots mto smaller ones ‘
Minirnize number an | widih o':'_dnveways and curb cuts

:Share dnveways with adjacent property owners, 7
' ate parkmg in lower lcvel or less v1s1ble pomons of site.
: ‘ew'ay' vso they axe v1sually less dormnant i

S Often dnveways N5 garage entrances can be located o take CEn
" avantage of topography and conform with the overall form of the
S b,nldxng, while not placing the pedestnan entrance m a subordmate
mle, or reducmg pedesman safety. 4 "

Dnveway des|gn
~.{+ toincrease
.' i - pedestrian safety.

a8 .




4 Liarma Dadipaat )

B L L RN i L e e

5

: A-9 Location of Parking on Commercial Street Fronts.:

Parkmg on a commercial street front should be mmimlzed and
where poss:ble should be located behind a bmldmg.

-‘ ) Explanatwn and Examples

Parkmg located along a commercml street front where pedestnan
- traffic is desirable lessens the attractiveness of the area to pedesm- -
ans and comprormses the safety of pedestrians along the street

Parking lots :
~ along the full .
length.of the -
streetfront
. are generally
. inappropriate.

NOT ACCEFTAELE

In certain situations

- limited streetfront -
parking lots may be

- acceptable. -

' ACCEPTABLE

‘P.arl'(inlg lots locat_eerl;f :
behind shops and
offices are preferred. .~

lm

19 .
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A<10 CornerLots .y
~Buildings on corner lots should be oriented to the corner and -
public street fronts.: Parking and automoblle access should be
) loeated -away from corners. : :
. Emmples T
o ,Comer lots offer umque opportunmes because of their vxsxb:hty
_ 'and access fmm twost:eets : 5 , o TR
Corner entms ’
and/or -
archltectural
features are

encouraged.

Parking lots
should not be
 locatedona
" street corner.




U

A residential
projecton a
cornerlot that

- relates to both

- street fronts and
“provides visual
and physical
~‘access to the
project from

the corner. -

21

CUINBWNO0G JHL 40 ALTAWAO ML OL 3na ST LT




B. Height, Bulk and. Seale

B4 Height, Bulk and Seale Compatlblllty

: Projects should be compatible with the scale of development
o 'anﬁcipated by the applicable Land Use Policies for the sur-'
- rounding area and should be sited and designed to provide a

_ sensitive transition to near-by, less-intensive zones. Projects .
~ on zone edges should be developed in'a manner that createsa
‘step in perceived height, bulk and scale between the antlci- S

o pated develonment potential of the adjacent zones.

: Explanahon and Examples ‘
" T!us gmdelme restates the City's SEPA (State Environmental

o Policy Act) Policy on Height, Bulk and Scale. Development

projects in multifamily and commercial zones may create substan-
*tial adverse impacts resulting from incongruous height, bulk and

" -scale, For projects undergoing design review, the analysis and

* mitigation of height, bulk and scale impacts will be accomplished
* through the design review process. Careful siting and design '
- treatment based on the techmques described in this and other -

- design guidelines will help to mitigate some height, bulk and scale
© =~ impacts; ‘in other cases, actual reduction in the height, bulk and
“.scaleof a project may be necessary to adequately mitigate impacts.

= 5 Deslgn review should not result in sxgmﬁcant reductions in a
- project’s actual height, bulk and scale unless necessary to comply ‘
B ;}vmh thls guideline.

R Hexght. bulk and. seale mmganon may be requ.red intwo gencral
: cucumstanees ,
. —*;l;_ fP-o,]ects on or near the edge of a less mtensxve zone. A sub-
stantial incompatibility in scale may result from different
o development standards in the two zones and may be com-
- ~pounded by physxcal factors such as large development snes,
- slopes or lot orientation.

2. Projects proposed on sites with unusual physxcal charactensncs
' such as large lot size, or unusual shape, or topography where

. . buildings may appear substantially greater in height, bulk and
 scale than that generally anticipated for the area.

| - Factors to consider in analyzing potential helght bulk and scale

: f-:,;:xmpacts include:
" distance from the edge of a less intensive zone.

~ « differences in development standards between abutting zones
* (allowable building height, width, lot coverage, etc.).

. K effect of site size and shape.

22

Vet



. l{clgﬁt, bulk and scale relationships resulting from lot orienta-
- tion (e.g., back lot hnc to back lot lme vs back ot line to mde
N ' 7lot line). SRR . P

. type and amount of sepa.ranon betwecn lots in the dxfferent
' zones (.g. separation by only a property line, by an alley or -
Lok street, or by other physxcal features such as grade changes).

.:In somc cases, careful s siting and design treatment may be

" ..,Ysufﬁcxent to achieve reasonable transition and mitigation of height,

 bulk and scale i impacts. . Somc techmques for achieving compat- :
: 1b1hty are as follows: - . .

. usc of archxtectural style. dctaxls (such as roof lmcs or fcnestra-’ ’

' Use of similar roof forms
- helps this mixed- use -

' buxidmg fit in better with

- the small single-family = -
, . house in the single family
P SR zone next door.!, .

[
O '

23
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. creatnve use ot‘ landscapmg or other screemng

. locatlon of features on-site to facilitate transmon, such as

‘ locatmg required open space on the zone edge so the bu:ldmg

is farther from the lowet mtensxty zone. . : ,
- The, variedlandscape
treatment helps soften -
“the transition to exist-
4 - ing development.

treatmg topographxc condmons in ways that minimize unpacts L
on nelghbonng devclopment, such as by using a rockexy rather

 than a‘retaining wall to give a more human scale to.a project, -

or steppmg a pro_;ec down the hillside.

Stepping the building down | "-!;m‘\l\h 5"\\\ N
a hillside tomatchthe =~ . PSS »%
topography, can reduce the : =l

impact of the building on ' R 7\
smaller, nearby buildings. _

7
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J

*  in a mixed-use project, siting the more compatible use near the

zone edge.

B

In some cases, reducttons in the actual height, bulk and scale of the
proposed structure may be necessary in order to mitigate adverse -

-~ impacts and achicve an acceptable level of compatibility. Some
i35 “techmques wluch can be used i in these cases include:

,. artxculatmg the buxldmg s facades vertically or horizontally in_
,mtervals that conform to exlstmg structures or plattmg pattern.

,mcreas' bmldmg setbacks from the zone edge at ground

o . reducmg the bulk of the butldmg s npper ﬂoors
. lumtmg the length of or otherwxse modxfymg, facades
. :teducmg the height of the structure '

° - reducmg the number or size of accessoty bst'nict'ures. -

CIRIWNNOG WL 40 L1TIWAD W AL 20 €T 1T

4]

The bulk of this project’s

upper story was reduced and

significant landscaping was
retained to better fit with the -

neighboring single family zone.
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- Facade modulationand "
~-pitched roof help reduce -
‘the apparent bulk of this: - -
building, o

L
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o C.Ar(:hitectural Elem'eilt'sj and Matérials’

\r chitectural Context

New buildmgs proposed for existing neighborhoods w:th a
well-defined and desirable character should be compatxble
with or complement the architectural character and sntmg
pattem of neighboring bmldings. ' '

& Explanalion and Examplesi S
.Paying attention to archnectuml ’hmctenstxcs of surroundmg ‘

‘buildings, especially historic buildings, can help new buildingsbs . -

more compauble with their nelghbors, cspecxally if a cons:stent
' pattem | is already establxshcd by: - :

Sumlar bulldmg artmulatmn, S

: Sumlar bmldmg scale and pmpomons

L : ,Smnlaf buxldmg detmls'and fenestrahon pattems, or
~ Similar or complementaxy matcnals '

fi e TR : ',V'Even where there i isno consnstent arclntecmral pattem, bmldmg

*‘design and massmg can be used to complement cenam phyS'cal S

‘ condmons of exxstmg developmen

In some cases the exxstmg context is not well deﬁned or may b\,
undesirable. In such cases, 8 well-demgned, new project can .
become a pioneer with the opportunity to establish a pattern or
‘ 1dent1ty from whxch tumre develcpment can take its cues.

- Archntectural Features

Below are several methods that can help mtegrate new bmldmgs

~ * into the surrounding architectural coatext, using compatible archi-
tectural features, fcnestranon panems, and buﬂdms P’°P°m°"s o

27
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TN,

"‘Rooflines can
reinforce the
.. .architectural '
“'character of £
do g street.

I S  Architectural features
... like cornices can relate
F———  toadjacent buildings,
PUEES S Y lowering the apparent,
ity conflicting height of
[, the building. -

*Sometimes an area has a -
~ " number of buildings that
' feature a distinctive architec-
|+ tural concept or style In these
-] o cases, referring to that organi-

-1 :|:.- zational concept can achieve
compatibility at a deeper level.

W n I 0T

—
C
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_Thepsattarn and proportion
of windows, doors and other
. . glazed areas (fenestration)
-is important in determining
.. the building’s architectural
character. Following the -

~proportion and pattern of

neighboring buildings will - -
increase the consistency of . -
the overall streetscape.

I

T3OLION

.

;Building Artlculatlon ,7 '

Gasen b Below are sevex'al methods in whlch bmldmgs may be arnculated :
R 1o create intervals whlch reﬂect and promote compauluhty with
, thetr sumoundmgs. el
. ‘Facade modulation - steppmg back or extendmg farward a
i ,ﬁpomon of the facade.
o ] Repeating the wmdow pattems at mtervals equal to thc articu-
- lation interval,
Lty e Providing aporch pano. deck, orcoveredentry foreach
Sanildeg e fmtetval X

. jP'ovndmg a balcony or bay wmdow for each mterval.

«  Changing the roofline by alte natmg dormers, stepped roofs,
gables, or other roof elements to reinforce the modulation or
articulation interval.

« -Changing materials with the change in bmldmg plane

« - Providing a lighting fixture, trellis, tree oz other landscape
feature within each interval.

* INIWN0Q 3HL 30 ALITVAD 3HL OL 300 SI 1T
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This building is articulated .

into intervals. Articulation. ’t Interval |- Interval L' Interval

methods include modulation,
broken roof iines, building
-elements {chimneys, ¢ntries, -
etc.) and landscaping,

(R




This mixed-use

. Py " bullding also
w QRO s i == 3 ) ' expresses intervals o~
3 [ i i . through modula- .
d ' tion, a2 mix of roof
forms, landscaping

||||||||||||

- and other elements.

T L

;o . _ e T This apartment building
3 - incorporates architectural

ta — / = : elements typical of nearby
Nod, = E buildings such as bay
‘é; el 2 = | — . windows, cornice lines,
X
3
>

1= double hung windows,
. ik building modulation
b = ey and horizontal banding. -

N £ MWk w Also, the street front im |

' gk landscaping helps it to
Lafing - PR : better fit in 2n established
', e : : _ neighbortiood. >
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This project

relates well to its
neighhors by
reflecting similar
proportions,
materials and
architectural

" features.

i1
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-2 Architectural Concept and Conslstency

, Building design elements, detzils and massing should creaic a
-well-proportioned and unified building form and exhibit an
_overall architecturalconcept. . .

Bulldings should exhibit form and features identifying the
functions within the building, - o ,

“In general, the roofline or top of the structure shou'd be
- clearly gllsll_ngulsl_m’! from its facade walis.

. Explanation and Examples ' ‘
This guideline focuses on the important design consideration of '
organizing the many architectural elements of 2 building into a

unified whole, so that details and features can be seen to relate to
- the structare and not appear as add-ons.

" The other objective of this guideline is to promote buildings whose -

form derives from their function. Buildings which presznt few or
rio clues through their design as to what purpose they serve are

 oiuzn awkward architectural neighoors. For example, use of
expansive blank walls, extensive use of mctal or glass siding, or

. extremely large or small windows ina residential project may

create architectural confusion or dishamony with neighbors.

~ Conversely, commercial buildings which overly mimic residential
styles might be considered inappropriate in some commercial

Architectural

+. Building ﬁbdu‘latiéprof articulation

o A corner accent, such as a turret

« Garden or courtyaxd clements (suchasa fountain or gazebo)
o Rooflines “ | ‘

+ Building entries

'+ Building base.

Architectural details may include some of the following.

«  Treatment of masonry (such as ceramic tile inlay, paving
stones, or alternating brick patterns)

« ‘Treatment of siding (such as wood siding combined with
shingles to differentiate floors) .

. bAniculation of columns

. Sculpgﬁre or art work

3




A contemporary

townhouse building that

~ employs building articu-
lation, broken roof lines,
chimneys, multicolored
trim and consistent
detailing in a pleasing
composition.

This contemporary build-
ing employs decorative
masonry, mcdulation of the
building face, decks and .
railings, and a recessed
entry to give it a distinctive
architectural character.

s

+ + Architectural lighting

+ Detailed grilles and railings

. Special trim details and n:oidingS
-o A iellis or arbor.

following pages. _ '
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Clever use of omameﬁt can
highlight a building’s uses.

‘This commercial building
“employs the use of varied
roof forms, canopies and-
window boxes to create-a

well-proportioned, unified

~-compoasition.
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' Tilis mixed-use building

differentiates the resi-
dential uses from the
‘commercial uses below,
and clearly distinguishes
a base, middle and top.
1t fits in better with its
lower height neighbors
by seciting back the
upper floors and chang-
ing finish materials,

35
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C-3 Human Scale :

The design of new buildings should incorporate architectural
features, elements and details to achieve a good human scale.

Explanaﬁon and Examplcs

The term “human scale” generally refers to the use of human-

_ proportioned architectural feamres and site desxgn elements clearly
- oriented to human activity.

A building hasa good human scale if its deuuls. elements and -
materials allow people to feel comfortable using and app: oachmg

it Features that give a buildmg h\aman scale also encourage

human actmty ‘

‘Porches

X Y
-

- The followmg are some of the bmldmg clements that may be used

to achieve better human scale.

Pedestrian-oriented open space such as a courtyard, gaxden,

‘patio or other unified landscaped areas.

 Bay windows extending out from the building face that reflect
_ an internal space. suchasa room or alcove.

Indxvxdual windows in upper stories that:

. are approxxmatcly thc size and proportion of a traditional

wmdow

include a trim or moldmg that appears substannal from the
sulewalk

' are separated from adJacent wmdows by a vemcal clcment

Elements along the
streetfront which

promote a humsan
.scale on the street.

C




- . Wmdows grouped together to t'orm larger areas of glazmg can
have a human scale if mdmdual wmdow umts are separatcd by
moldings or Jambs.v B

¢  Windows wrth small: muluple panes of glass. .

. 'thdow patterns, bmldmg arttculanon and other treatments '
that help to identify mdmdual residential units in a multifam-
ily building.- »

«  Upper story setbacks.
o A po:.,h or covered erltry

+ Pedestrian weather protectzon in the form of canopxes. aw- R
nings, arcades or other elcments w1de enough to protect at least
one person.

«  Visible chimneys

q

: ennop&f

: ‘ muull S
’ “:;‘.‘,':az’:":\. - ih ik
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Building elements in
a successful non-
residential project
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C4 Exterlor Finish Materials

Bullding exteriors should be constructed of durable and main-
tainable materials that are attractive even when viewed up '
close. Materials that have texture, pattern, or lend themselves
to a high quality of detailing are encouraged.

. Explanation and Examples A
The selection and use of exterior materials is a key ingredient in

determining how a building will look. Some muterials, by their
Tnature, can give a sense of permanence or can provide texture or

- scale that helps new buxldmgs fit bette* in theu' sumundmgs
~ Materials typxcai to Seattle include:

Clear or painted wood siding
~Shingles
- Brick
- Stone
- Ceramic and terra-cotta tile

Mmy other exterior building materials may be appropnate in

multifamily and commercial neighborhoods as long as the materi-
‘als are appropnately detailed and finished, for instz:ice, to take

"account of Seattle’s climate or be compatible with nearby struc-
* tures. Some matenals, such as ri.irrored glass, may be more .

dxfﬁcult to mtegrate mto xesxdennal or ncxghborhood commercxal

e ,;SImple bmldmg forms .
*can be enlivened with
‘" the appropriate use of '

" | materials and the -
.creative use of ¢olor.
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Garage entry
subordinated by

" emphasizing the

pedestrian entry. -

-
»

C-5 Structured Parking Entrances

The presence and appearance of garage entrances ahould be

minimized so that they do not dominate the street frontage ofa

bulldmg

. Examples )

+ - Subordinate the garage entrance to the pedesman entrance in
terms of size, prominence on:the strectscape, location and .
design emphasis. Sometimes the relative importance of the
garage entrance can be reduced by enhancmg the pedestnan

entrance.

« Locate the entry on the side of the facade where it wili draw
less attention than if i itis centered in the facade. '

Recess thie portion ‘of the facade where the emry is located to :
help conceal it.

« Extend nornons of the structure over the garage entry to heip
conceal i it.

. Emphas:ze other elements of the facade to reduce the v1sual .

. prominence of the garage entry.

B . Use screening and landscapmg to soften the appearance of the . .

-garage entry from the street..

¢ Locate the garage entry where the topography of the site can i

help ~onceal 1t.

_nnmznﬂ
'nunmnm

Garage entry located
where the topography
of the site can help to..
_ minimize its domi-
nance of the facade.
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' Drilding’s setting.

i ‘Where & commemal or mlxed-use bmldmg is set baek from the .
sxdewalk a sufﬁclent dxstance, pedestnan enhancements shoula

. ;f Examplesofdesnablefeatures tomcludc R
“visual and pedestnan access (mcludlng barncr-free access) -

D. Pedestrian Environnient

D-1 Pedestrian Oper Spaces and Entrances

. Convenient and attractive access to thz building’s entry should

.be provided. To ensure comfort and security, paths and entry
- areas should be sufficiently lighted and entry areas should be’
- protected from the weather. Opportunities for creatmg lwely,
, 'pedestnan-onented open space s'lould he considered. R

Explananon ‘and Examples\ " .

o If a bmldmg is set back from the sidewalk, the space between the -
. building and the pubhc nght-or-way may be conducive to pedes- .
-+ trianorresident aciivity. In business districts where pedestrian =~
. gctivity i§ desired, the primary function of any open space. bctween g

" commercial Guildings and the sidewalk is to provide visual and. |
phys1cal access into the building and perhaps also to prowde a
~ space for additional outdoor activities such as vending, resting,

. sitting, or dining. Street fronts can also feature art work, street”

 furniture and landscaping that invite customers or enhance the

- into'the site from: the public sidewalk;
walkmg surfaces of attracnve pavers, ;
pedesman—scaled sne ighting;
| 'are;s for vendors i '.ommerclal areas 7

o landscapmg that screens undesu'able elements or that
' enhances theﬁspace and archltecture, ,

R 5
B I

signage which identifies uses: and shops clearly but wlnch _' g

is scaled to the pedestnan. and

site furniture; art work or amemnes such as fountams, R e T

_benches, pergolas, | luosks elc. .
Examples of features to avoul are
asphalt or gravel pavement, .
ad]acent unscreened parking lots,
ad_]acent chain-lir:x: fences; and
| ad_]acent blank walls without appropnate screening.

40 -
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The following treatment of éntrances can provide empbnsi§ and
interest. :

LR

_»  Special detailing or architectural features such as oramental
glazing, railings and balustrades, awnings, canopies, decorative
pavement, decorative lighting, scats, architectural molding,
planter boxes, trellises, art work signs, or other elements near
the doorway.

- Visible signage identifying building address.

.
—————— . o
————

_ Traditional = e
. building entries '
were highlighted
- by strong forms g
and the creative =
" use of materials. 7 = -
4 § HME
7 S
¢
Z
C
The entries along this
. street ere accented by
portals, grand staircases

and balconies.
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P " Pedestrian

" open space

:"'Exarhplbé;bszedatriah scaled
. elements appropriate to

o commercial open space.
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D-2 Blank ‘Walls

Buildings should avoid large blank walls facing the street,
especially near sidewalks. Where blank walls are unavoidable
they should receive design treatment to increase pedestrian
comfort and interest.

. Explanatwn amI Examples :

‘A wall may be considered “large” if i xt has a blank surface substan- ,
 tially greater in size than similar walls of ncighboring bmldmgs E f
Blank walls provide opportunities for devacement with graffiti.
The following examples are posslble methods for treatmg blank b
walls. e '

. lnstallmg vertical trellis in front of the wall with climbing
vmes or plant matenals : ‘

33110!“: o

»

Positive example
of trearving a blank 1
wall with trellis .

* INIWN200 ML J0 ALITVNO ML OL 300 SI LI
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. Settmg the wall back and prowdmg a landscaped or msed
- planter. bcd in front of the wall, including plant matenals that
could grow to obscure or screen the wall’s surface

43
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‘ Positi\;e example of
treating a blank wall
with a planter.

.

: Hovx&ng art (mosanc.’mural decorative Ama‘sonry pattern,

sculpture, relief, etc.) over a substantial pomon of the
blank wall surface.

Employmg small setbacks, mdcntauons. or othcr means of
breaking up the wall surface. P

"Employmg different texture, colors, or materials to break

up the wall’s surface. -

Prov:dmg speclal hghtmg, a canopy, awning, honzc ntal
trellis or other pedestrian oriented features that break up the

size of the blank wall’s surface and add visual interest.

Alterhatfve to

, g% solid, or blank-
3 ‘E?g’@ ~ looking fence. -

u.——xmr‘lﬂﬁﬂ ﬂﬂﬂl

o
-
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D-3 Retaining Walls

Retaining walls near a public sidewalk that extend higher tha;n 7

eye evel should be avoided where possible. Where high re-
taining walls are unavoxdable, they should be designedto
reduce their impact on pedestrian comfort and to increase the
visual interest along the streetscape.

Explanauon and Examples

*The followmg are examplcs of methods to treat retauung walls. '

» _Any of the techniques or features listed under blank walls
above.

'+ Temacing and landscaping the remining walls,

AT O

N

Positive example ¥ '

_ ofterracing. \ ! i

. Subsututmg Y stone wall rockery. modular masonry or specm
material.

B X NN

. Locatmg hangmg plant matcnals below or abovc the wall

45
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D-4 Design of Parking Lots Near Sidewalks

Parkirng lots near sidewalks should provide adequate security
and lighting, avold encroachment of vehicles onto the side-
walk, and minimize the vlsual clutter of parking lot signs and
- equipment.’

Examples

The followmg examples illustrate some conslderanons to address
- in highly visible parking lots. a

| l‘mtmen‘ of parking area perimeter

"o The edgcs of parking lot pavement adjacent to landscaped
areas and other pavement can be unsightly and difficult to -
maintain. Providing a curb at the penmeter of parking areas
can alle\nate these problems.

Seulrity Inghﬁng

 Provide the appropmte lcvels of hghtmg to create adequate
visnb:hty at night. Evenly distributed lighting increases secu-
rity, and glue-ﬁec hghtmg reduces impacts on near-by prop-
enty. ,

Encroachment ot cars onto the sldemlk.

.. 'Wxthoutmbumpersoralowwall parkedcarscanhangover

- gidewalks. One technique to protect landscaped and pedestrian
* areas from encroachment by parked cars is to provide a wide
- wheel stop about two feet from the sidewalk. A preferable

technique is to install an'‘extended curb, which is 1::ore dumblc -

“than wheel stops a.nd does not catch debris.

Signs and equipment

~ Reduce sign clutter by painting markings on the pavement or

" by consolidating signs. Provide storage that'is out of view
from the sidewalk and adjacent properties for moveable or
temporary equipment like sawhorses or barrels.

Extended curb
used to protect
landscaped buffer.

* IN3HN200 WL 20 ALIWAD ML O1 3G SI 11
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Screening of Parkllij - : :

*  Screening of parking areas need not be uniform along the
property frontage. Variety in the type and relative amount of
screening may be appropriate. v '

*  Screen walls constructed of durable, attractive materials need
not extend above waist level. Screen walls across a streetor - .
-adjacent to a residential zone could also include landscaping or . i e
a trellis or grillwork with climbing vines. - § :

* Screening can be designed to provide clear visibility int. = - |
" parking arcas to promote personal safety.

" Example of a screen
wall with trellis.

*INBWNJ0G 3HL 0 ALIIVND 3K1 OL 3G SI II
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D-5 Visual Impacts of Parking Siiuctures

The visibility of ali at-grade parking structures or accessory ' :

parking garages should be minimized. The parking portion of : P
a structure should be architecturally compatible with the rest C .
‘of the structure and streetscape. Open parking spaces and

carports should be screened from the street and adjacent

properties.

e S
o Examples.. . ... . .. . .- ... "> ‘.. .. =
: - . o . < N - - . N b
The following examples illustrate varicus methods of improving E |
the appearance of at-grade parking structures. -1

‘o Incorporating pedestrian-oricnted uses at street level can ‘ a a3 g

reduce the visual impact of parking structures in commercial o g ,
~_areas. Sometimes a depth of only 10’ along the front of the o
building is enough to provide space for newsstands, ticket -3

booths, flower shops, and other viable uses. P a =

.

g

22

Providing space : -%-o i

“for pedestrian e M-

oriented busi- e ‘§:

nesses along =1

" parking garage : §:

// frontage. L ‘é

- =

-

5

=

=

P

&

-

a

. Setting the parking' structure back from the sidewalk and ' : -

installing dense landscaping. :
« Incorporating any of the blank wall treatments listed in Guide-
line D2 above. : ,
o Visuallyintegrating theparkingstructure withadjacent buildings. '

o Continuing a frieze, comice, canopy, overhang, trellis or other
devices at the top of the parking level. o :

48




Parking lot at
ground level
screened by an

artwork grille.

)

Incorporating into the parking structure a well-lit pedesfrim
walkway, stairway or ramp from the sidewalk to the upper -
level of the building. S

Setting back a porﬁon of the parking structure to allow for the

" retention f an existing significant tree.

Using a portion of the top of the parking level as an outdoor -
.deck, pratio or garden with a rail, bench or other guard device
ar~und the perimeter. ‘

"y

(1]
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D-s Sereenlng of Dumpsters, Utllllles and Service Areas

Buildmg sites should locate service elements liketrash
dumpsters, loading docks and mechanical equipment away
from the street front where possible. Wiien elements such as-
. dumpsters, utility meters, siechanical units and service areas
cannot be loc2tii away from the street front, they should be
situaied and screened from view and should not be located in
the pedestrian right-of-way. :

: Explziation and Examples

Unsrghtly service elements can detract from the compatibility of
new pmjects and ¢reate hazards for pedestnans and autos. . ..

The followmg exnmples xllustrate consrderat:ons to address rn
locatmg and screenmg semee areas and utilities.

| “'lessyrsxble Jocation on the site.

. Screen it to be less vrsrble (For example, a utility meter can -
* be located: “behind & screen w wall so that it is not vrsrble from .

t.he ' frldmg entrance )

Locate the opemng to the area away from the srdewalk.

This dumpster reen

Service elements
located away from
the street edge and

not generally
visible from the .
- -sidewalk.

50

Incorporate landscapmg to make the screen more effecuve ' L A

4 opens onto the sidewalk
(N making it less useful for .
i residents and ineffective.
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‘ e Absence of structures that provxde ludmg places for criminal

e ,,Avoxdmg blank; window 1ss’:i'a11s that attract graffiti and that

«+ Use of landscaping that mamtams vnsxbxhty. such as shoxt

e Creatlve use of omamental gnlle as fencmg or over un
. fioor. wmdows in some locatxons ARt

o0

D-7 Personal Safety and Security

Project design should consider opportunities for enhancmg
personal safety and security in the environment under review.

Explanation and Examples

Project design should be revxewed for its contnbntnon to enhancmg
the real and perceived feeling of personal safety and security
within the environment under review. To do this, the qusstion
needs to be answered: Do the design elements detract from'or'do’-
they reinforce feelings of security in the resxdents workers. shop-
pers, and visitors who enter the area? O T R

Techmques that can help promote safety include the followmg. Ry
* . Providing adequate hght' g
!ghi’l" |

. ',Use of seml-transparent secunty screening, rather'than opaque
walls, where appropriate. - : S

. Remanng-'clear lines of

 do not permit residents of workers to observe the siteet.

: shrubs and prumngtreesso thereareno branches below headr

‘activity.

s Design of parking areas to allow natura.l snrvexllance by main- -
“taining clear lines of sight both for those who park there and
for occupants of nearby buildings.

e Cleat duecnonal s'gnage

» Encouraging “eyes on the sireet” through the placement of
-windows, balconies and street-level uses.

« - Ensuring natural surveillance of children's play areas

51 '
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| :j : If a su'eet has umfoxm plantmg of strcet trees; or a dlsuncuve

S ;Extendmg a Tow bnck wall using g paving similar to a nenghbor's or

;._des;gn contmulty

o E Lan"dscajiin'é |

e E1 Landscaping to Helnforce Deslgn contlnuny wlth
: - “Adjacent Sites

',Where possible, and where there is not another overridm

. *'_concern, landscaping should reinforce the character of ne:gli- S

o boring pmpertiet a«mlabutting streetscape. et

i 'VQ-Several ways to'mnfome thelandscane deslsn Chmcwf"fthc .
o :'H'»‘.localnelghborhoodmhstedbelow. ¢ AT 48

;, plant street trees that match the planting patt

“ ‘employmg similar smrway construcnon are.

ways to achieve

52 i

ST




ff*\_\

Creative landscaping and
a well detailed, low wall
help create a garden for

the residents in the entry
forecourt of this residen-
tlal bulldmg '

e lncrease pnvac; 'and secunty through s rec

. p,o\ude a frameWorlc such asa trelhs or arbcr ;or Plants_ to' :,

N

. E-2 Landscaping to Enhance the Building and/or Site
' Landscaping, including living plant material, special pave-

meats, trellises, screen walls, planters, site furniture and
similar features should be appropriately incorporated into the.
design to enhance the project,

~ Examples .

) Landscape enhancement of the site may mclude some of the

approaches or. features lrsted below

_form of the burldmg by screemng 'ankwalls
, .gterracmg retarmng walls, etc. . :

mng andlor shadmg

‘grow on,

e ii?Incorporatq a planter guard or low planter wall as part of the
R arclutecture : :

; - sttmctrvely landscape open areas created by bmldmg

. modulatron ‘
. lnrorporate upper story planter boxes or roof planters
* ‘Includea specral feature such as a courtyard, fountam or pool

. Emphasrze entries with specral planting in conjunction thh
decorative paving and/or lighting. ' :

* Screen a building from view by its nexghbors, or an exxstmc
use frorn the new building.
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Vines, hardy shrubs and
. columnar trees used to.
: landscape a narrow o
{ - planting bed. a

- {
Note how the
iattice work
and landscaping
improve the
_pedestrian
environment.
h w';.
TEARR
‘_:x.,:._’ “;,. 5./. E”",”’W
' i
 PlainWall . ~ Improved condition <
| with trellis. b
and landscaping
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| E3 Landscape Design to Address Special Site Conditions

" 'The landscape design should take advantage of special on-site
e " +:. conditions such as high-bank front yards, steep slopes, view
‘ : : corridors, or existing significant trees and off-site conditions
such as gre'enbelts, ravines, natural areas, and boulevards.

«  Explanation and Examples

“The following conditions may mem speclal attennon. ’l‘hc
examples suggest some ways to addrcss the issue '

_ High-bank front yard

Where the building’s ground floor is elevated above a sidewalk’

pedestrian’s eye level, landscaping can help make the transition
"~ between grades. Several techniques are listed below.

« Rockeries with floral displays, live ground cover or shrubs.
+ Terraces with floral displays, ground covers or shrubs.
« Low retaining walls with raised planting strips.

_ _ Stone or brick masonry walls with vines or shrubs.

Positive example of |~
. a high-bank ﬁ‘oﬂt_
yardlandscaped = .
mthevergreen“_,'
ground cover.

Barrier-free access

Where wheelchair ramps must be provided on a street front, the -
S ramp structure might include a planting strip on the sidewalk side
of the elcvated portions of the ramp.

Steep topography

Special plantings or erosion control measures may be ncccssary to
L . prevent site destabilization or to enhance the visual qualities of the
site in connection with a neighborhood improvement program.
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"3oulevardsr IR
_ bflncorpome landscaping which

" This residential project
enhanced  its stecply
gloping site with
- generous landscape. -

reflects and reinforces the unique

character of these streets. . -

56

Boulevards are important
. visual corridors linking
. parks and neighborhoods
with bands of green.
Project landscaping can
emphasize their special
character. ~




Greenbelt or other natural settmg

«  Minimize the removal of sxgmﬁcant trees.

. Replace trees that were removed with new trees.

. Emphas:ze namrallzmg or nauve landscape materials.

s Retain natural greenbelt vegctanon that conmbutes to
gmenbeltprcscrvanon ' :

- o Select colors that are more appropnate to the natural sctnng a
On-slte vegetation -

o Retain significant vegetation where possible.

«  Usc ricw plantings similar to vegetation removed during
construction, when that vegetation was distinctive.

Slte plannmg that rt.tams sxgmﬁL “ a'ees )
_can make a new pro_|ect seem more like an
R establlshed part of its nelghborhood ,
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, “This checklist is mtendizci as asummary of the issues tﬁddrcséed’ by
‘the guidelines. Itis not meant to be a regulatory device ora

A‘ | V. -Désign Guideiinés“Che"c’kiist

* -substitute for the language and examples. found in the guxdehnes

Nt ‘themselves. Rather, it is a tool for assisting the determination.

‘ kabout which gmdchnes are most applxcable ona pamcular sxtc

 “9."
10,

A, Site Planning

. Reinforce existing site
~ characteristics

Tchinfome existing strcctscape
'charactensncs e

:f‘ion pedcstnans and adjommg S

ifstcourage parhng in suveet front D

Orient bmldmg fo'comerand

parkmg away from comeron -

o pubhc strcet fronts (comer lots)

7 1

Hezght Bulk and Scale

medc sensmve transition to

" nearby, less-intensive zones
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, Lower  Higher
N/A  Priority Priority

,C. Architectural Elements and Materials
1. Complement posmw- cxrstmg.

“

~~ well-detailed finish materials
6. ‘Minimize garage entrances

character D D : D
?r::pc:: sm' ncarby historic D D | D
3, Follow archrtectural concept ] D D |
4, U k al .
7 n_(=.¢.gvi:ryman.l'>c e and human D ‘ D _ L__J
Use durable, attractive and - D | D 7 | D |
O O O

i.D Pedestmm Envzronment -
1. Provide convenient, attracnve

“and protected pedestrian entry - D
. Avoidblank walls []
3. Mmumzc herght of rctarmng walls D

”4 Mrnm'uzc visual and physrcal R
intrusion of parking lots on D
pcdcstnanareas T

‘ 5_ ‘Minimize visual i 1mpact of ' D :
parlnng structures . : o

6. ‘Screen dumpstcrs, unhty and M
service areas. :

Consrder personal safcty D

~

E Landscapmg

1. Reinforce existing landscape — e g
character of nerghborhood D D ' D
2 Landscapc to enhance the building
O o O
3. l.andscapc to takc advantage of D D [:.

* special site conditions
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Design Review for
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Design Guidelines
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| B Introductirm ‘-

The purpose of the cttywxde desxgn guxdelmes isto descrlbe ways
that new multifamily and commercial buildings can be compatible

~ with their surroundings. In contrast to the City’s Land Use Code, -

which contains very specific regulations, the guidelines show ways
to think about a project’s context and provide flexible examples: .
that can help a new project better fit that context. The guidelines
supplement the Land Use Code, providing 2 means to adapt Code :
~ requirements to the characteristics of mdmdual buﬂdtng sttes

The gutdehnes can also:

R ' set criteria and examples for judgtng the compattbthty of new . .

buxldmgs in the city;

« facilitate the understandmg of the termtnology and key aspects

of butldmg smng and destgr, nd

e htghhght the tmportant features of our surtoundmgs to enhancei =

our apprectatxon of the natural and built envrronment‘

, Who is Expected to Use These Gutdelmes"

Because these gutdelmes wnll be used m evaluatmg new develop-
ment projects in the city, the most frequent users of this' ‘docun _
will be the people ¢ concerned with. the development of new com- :

mercial and mulnfatmly butldtngs SO

Property OwnersiDeveIopets

The gutdelmes can acquamt property owners and developets thh
concerns that citizens have jdentified about building compaubthty -
and give direction toward the need and means of tdenttfymg :

netghborhood context G

Bulldmg Deslgners

The gurdehnes wﬂl help archttects and others who desrgn bmld- ;e
‘ings to know what is expected of their products and ‘what could -
make their designs more compatible with the netghborhoods where
new pmjects are proposed. ; _ ,

Proiect Neighbors

People who live near new development pro;ects may benefit the :
most from these guidelines. Some of those people participated i in
workshops to help define which aspects of building design were
most important. ‘Their comments form the basis of these guide-

*IN3WNO0Q ML 40 ALIIWAD ML 0L 30O ST LI
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lines. The guidelines may give neighbors a better vision of
projects proposed ncr them and how those projects can enhance
the neighborhood’s character. Ultimately, the guidelines will be a
tool that neighbors can use when they want to describe to develop-.
ers or City staff what they consider appropriate design for their
neighborhoods. I T o

City Statt

In xssumgpemntsfornew devclepments, City staff willelyon. .
these guidelines to help define specific design conditions that will

~ berequired for project approval. : 5

How To Use These Guidelines

 Asrevicwers apply the design guideline

5

member are:

 projects, some mpo '

s to perticaiar development

rtant things to

 Even two similar propossls on the same block may face differ-
ent design considerations. With some projects, trying to follow:
all of the guidelines could produce irreconcilable conflicts in
~‘the design.*With most projects, reviewers will find some == o
~ guidelines more important than othets, and the guidelincs that
" are most important on one project might not be importantatall - -
" on the next one. The design review process will help designers '
- and reviewers to determin ne which guidelines are most impor-~ "
~tant in the context of each project so that they may putthe”

-

- most effort into accomplishing the intent of those guidelines.

L Each pojectis unique and will poso e design s,

2. Projects mustbe reviewed in the context of their zoning and e
™ the zoning of their surroundings.. The use of design guidelines
" is not intended to change the zoning designations of land where

* projects are proposed; it is intended to demonstrate methods of .-
treating the appearance of new projects to help them fit their . .

neighborhoods and to provide the Code flexibility necessary to -
accomplish that. Where the surrounding neighborhood exhib-
its a lower development intensity than its currentzoning <
allows, the lower-intensity character should not force a propo- .,
" nent to significantly reduce thie allowable size of the new

3. Many of the guidelines suggest using the existing context to
determine appropriate solutions for the project under consider-
ation. In some areas, the existing context is not well defined,
or may be undesirable. In such cases, the new project should

be recognized as a pioneer with the opportunity to establisha.. .




o
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™
pattern or identity from which future development can take its
cues. In light of number 2 above, the site’s zoning should be

considered an mdtcator of the des:red dn'ectton for the area and
: thepro_lect o e e T _ :

4, Each gutdelme mcludes examples and ﬁlustrattons of ways m

‘ wmch that guideline can be achieved. The examples are just -
that — examples. They are not the only acceptable solutions.
Designers and reviewers should consider designs, styles and

“techniques not descnbed in the examples but that Julfill the
guxdelme

h The checkhst whtch follows the gutdehnes (see Secuon IV) is
‘atool for determining whether or not a. pamcular gutdelme .
applies to a site, so that the guidelines may be more casily
- prioritized. The checklist is neither a regulatory device, nora.
substitute for'evaluating a site’s conditions, or to summarize -
- the language or examples found in the guidelines themselves

:Viewmg a Slte

- Seattle’s Land Use Code sets specnﬁc, prescnpttve rules that a:e

. However, to produce good compauble design, it is crmcal that the ‘.

' encoutage an actwe vxewmg of the sxte and tts surroundmgs

, applted uniformly for each land use zone threughout the cnty

There is iittle room in the Code’s development standards to ac-
count for unique site conditions or neighborhood contexts. A"

- project architect can read the Code requirements and theoreucally
: 'desxgn a btuldmg thhout ever ViSltmg the snte., ,

project’s design team examine the site and its surroundmgs. i
tify the key. desxgn features and determine how the proposed -~
project can address the guxdelmes objectwes Because they rely
on the project’s context to help shape the project, the gmdelmes

Fora proposal located ona street thh a consxstent and dtstmctwe 4

architectural character, the architectural elements of the building

may be key to helping the building fit the neighborhood. On other :

sites with few attractive neighboring buildings, the placement of
open space and treatment ‘of pedestrian areas may 'be the most
important concemns. The applicant and the pro_;ect reviewers

should consider the following questxons and smzua ones related to :

context when lookmg at the sne

. What are the key aspects of the streetseape" Ok e sneet ;s o
layout and visual character) - :

e Arethere opportumttes to encourage human activity and
neighborhood interaction, while promoting resxdents privacy
and physical security?

© 3DLLON SIHL N




: 'How can velucle access have the least effect on the pedestnan
: ;envnronment and on the vrsual quahty of the srte? :

Are there any specral srte planmng opportumtles resulung from

| _ the srte sconﬁgurauon, natural featm'es, mpography etc ?7

‘ 7What are the most important, eontextual concerns for pedestn-

,;ans? l-low could the sudewalk envuonment be unproved?

B Zmatenals. thatvcoizld be mcorporated into tiie desngn?

- Are there any special landscaping opportumtxes such as steep
topography, sxgmﬁcant trees, greenbelt, natural area, park or
' should be addressed in the desrgn" ‘

e ':}f:Do nelghbonng butldmgs have dlStl!ICthe archrtectural style.
- site configuration, architectural concept, materials or other

~ features that add to the nenghborhuod’s visual 1dent1ty or:

’ 7, Vf_"rquahty?

E Do nearby buildings have a characteristic scale, proportion, . -

e ‘_, rhythm. or other pattems that add consrstency to the

. Is the site: next {0 Or ACroSss. the street from a less mtenswe

. "Are there special conditions related to'a zone edge wluch
el 'should be addressed in the project’s design? -

L .glayoutzand visual character of the streetscape’
‘promote a general sense of personal safety and discourage
crime? Can ‘the proposed pro;ect preserve and enhanee such

el ,'Are there any specral opportumues for the desxgn of the pro;ecti

to correct or reduce elements of the exxstmg streetscape whlch _

Relatlonshlp of Design Gmdelmes to Land Use -

- Code Development Standard Departures

E The desxgn revxew process permlts the development standards
contained in the Land Use Code to be modified or waived if

necessary to better meet the intent of the design guldelmes (Pleas'e' :

see Volume I¢ Proposed Desrgn Revrew Program)



" II. Overview of Design Guidelines -

The Role of Context |

Seattle is a city of communities, whose citizens value their i
neighborhood’s design character and physical setting. For "in-fill"
projects, which constitute most new development in Scattle, good -
design cannot be judged in terms of the individual building on its

site, but must be considered in the context of its surroundings. A

new building should fit with the context of its immediate neigh- *

bors and the street on which it is located. Therefore, these design -
guidelinies direct new development to enhance the existing charac-
ter of its surroundings. Design review is about creatinggood ~* *
streets and good communities, protecting important symbolsand

391N L

ensuring that new development fits in.

These guidelines arc intended to direct designers and project .

reviewers to look closely at local conditions and produce new. .. L
buildings that enhance rather than detract from their surroundings.

NI LNWN0Q 3HL 4T

Design Elements

The divscusrsion‘ below dcscnbcsthedesxgn elemcms covexed by » P : ;
these guidelines and explains the importance of each elementin. ...
building stronger neighborhoods. ‘ s

Site Planning.

Site planning guxdchnes pnmanl,' addressthe orgamzatlon ofa
project’s components in two dimensions. They dcal with the R
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location of buildings and site features such as parking lots,open
space and service areas. Good site planning can minimizea
project’s impacis on its neighbors (for example, by separating tall =

or bulky structures, retaining trees, enhancing views, or responding

to steep slope conditions), increase the quality of the streetscape, O
continue existing patterns, or enhance the value of near-by land or
improvemcnts.' P SRR TR AR U B O R T St T

" Height,Bulkand Scale = .. ... . o coooseina
This guideline is intended to link State Environmental Policy Act - B
(SEPA) authority for mitigating height, bulk and scale impacts to :
design review. It addresses the compatibility of the scale between
new development and its surroundings. Elements which contribute :
10 the perceived scale of new construction are addressed in the 5
context of specific site conditions, including the relationship ofa

" project to any less-intensive zones nearby (€.g., multifamily or
commercial zones on the edge of a single family 20ne).




_ New buildings developed inan e

 Architectural Elemenis

Guidelines in this section deal with the exterior architectural
elements of buildings — components which define the appearance
of a building, such as roofs, windows, porches, modulation, ex-
tries, materials, balconies and details. -~ .~

7 stabhshed neighborhood with an
identifiable character will be viewed as undesirable intrusions
unless they re-pond positively to the architectural characteristics of

existing bu.._.ags. Therefore,: guidelines for architectural elements.

ericourage new development in established neighborhoods to o

complement neighboring buildings and consider how design gives
a neighborhood its identity. This does not mean that new buildings

_ should excessively mimic older ones. Rather, the guidelines .
" suggest that new buildings use some traditional building concepts
_ or elements. New structures can successfully relate to older

buildings while still looking contemporary and responding to

~ changing socxetalneeds and 'd_esign opportunities. -

Padestrian Environment

People "u'avc,ling on foot sce their neighborhoods'ihost;i'iitinizitelyﬁ o
- Making the pedestrian environment attractive and comfortable is

one way to encourage the street activity that provides both security . .

- and a sense of community.

* The pedestrian ~nvironment guidelines are directed toward im-
_ proving the pedestrian qualitics of all neighborhood streets by~ -

aVoiding_p;}mgiﬁggtingpndesirable_condi;ions. The guidelines

* specifically address issues related to strect-level uses; biank walls

. near sidewalks; the appearance of parking lots in street fronts;
- buildings with ground floor parking; sidewalks and strect land-
‘scaping; visibility of utility meters, dumpsters and service areas.

Landsceping -

‘Landscaping forms an integral part of the visual character of ,
Scattle neighborhoods. The Land Use Code requires landscaping

and requires the screening of cenain features such as parking lots.

“The landscape guidelines encourage designers to consider creative

ways to screen and buffer unsigl:tly uses; separate incompatible
uses; cnhance a project’s.open space and buildings; reinforce the
landscape character of the strectscape; or respond to special con-

textual conditions such as greenbelts, boulevards and steep slopes.
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-~ L Design Guidelines

A. Site Planmng

V‘A-l Respondlng to Site Characteristics - : i

The siting of buildings should respond to speclﬁc site condl-

tions and opportunities such as non-rectangular lots, location
- on prominent intersections, unusual topography, s|gniflcant
k) vegetatlon and views or other natural features. ,

. Explanalion and Examples ;

~ Site characteristics to cons1der in prOJect design mclude, but are
not limited to, the following:

: l‘opography

«* Reflect, rather: than obscure, natural topography. For instance,
buildings should be desxgned to “step up” lullsides to accom— S
modate significant changes in’ elevation. s

NI IN3WNJ0Q 3HL 41 -

«  Where neighboring buildings have responded to similar topo- -
. graphic conditions on their sites in a consistent and positive -
way. consider sumlar trcatment for the new. snucmm

.. Desxgmng the bmldmg in relauon to topogmphy may help to
reduce the wsnbxhty of parkmg garages ot =

Envnronmental eonstramts

S INWND00 JHL 40 ALITVAD 3L OL 330G SI &I
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"o Site bulldmgs to avoid or lessen the i lmpact of development on
envuonmentally crmcal areas such as stsep slopcs, wctlands

and strcam comdors

Site planning -

toprotect -~ - {5
and enhance - Steam 3¢ _

astreamn - ERRN >

corridor.’ 'B“'“"’k Areal

| : 4
* site Conditions Alternae Building Configurstion
- Solar orientation

o The uesxgn of a structure and its massmg on the site can
enhance solar exposure for the project and minimize shadow
impacts on adjacent structures and public areas.




- Existing vEgetation

»  Careful siting of buildings can enable significant or important
trees or other vegetation to be preserved.

Slight
modification
of setbacks
tosavea

- significant
tree.

. —— iy S T d
L—n——a Sonay ¢ St

Normal Sito Dovelopment ~ Altcrats Sits Development
- e e e longeTxee :

Exlstingstructures onthesite , N
'+ ‘Where & new structurc shares a site with an existing structure -
' oris a major addition to an existing structure, desigoingthe
new structure 1o be compatible with the original structure will

I LR

- helpitfiti

I e Adjustments 1o the siting or miassing of a building may enable -
" the presexvation of public or private vicws which would other-
 wise be blocked by new development. The City's SEPA

. ordinance requires protection of designated public views.
 Protection of private views is not required under SEPA but: * -
 could justify a code departure. through design review provided

that blockage of public vicws would not result and responsive-
~ness to other design guidelines would not be compromised. -

L Iccated -
down-slope.
to preserve -

_ views.

Reduced Front Yard Setback




" A-2 Streetscape Compatibility

The siting of buildings should'acknowledge and refnforce the
existing desirable spatial characteristics of the right-of-way. -

*  Explanation and Examples

The character of a neighborhood is often defined by the experience
of traveling along its streets. We often perceive streets within
neighborhoods as individual spaces or “rooms.” How buildings-
face and are set back from the street determine the character and
proportion of this room. - |

The building to go up on:
this site should reinforce
‘ existing streetscape
- characteristics: pedestrian
oriented businesses and
-shops at ground level,
- corner entries and
consistent building edge. -
- abutting the sidewalk. -

30L0N
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' A-3 Entrances Vlsible t‘rom the Street

Entries should be clearly identifiable and visnble fromthe
street. -

Emlanation and Examples

Entries that are vxsxble from the stieet make a pro;ect more
approachable and crcate a sense of association among, nexghbors

: ’fProvide clear entries
off streets not just
from parking lots.

- Clear paths using
- building 2nd land-
' scape elements can

~ enhance building
- entries which are
not on the street.

~ Here the corner
entry serves as a
gateway into the
complex.

A A gt R

10



- On commerciél streeté,
- elements can include

~ shop front windows, .
. plaza space with outdoor -

 geating, rooftop decks,

 which protect pedestri--

- ans from the elements.

'A-4 Human Activity

New development should be sited and daigneilto encoufage |
human activity on the street. - . .

« Explanation and Examples B

Livelier street edges make for safer strects, Ground floor shops.. . -

and market spaces providing services needed by residents can.
attract activity to the street and increase safety through informal-

surveillance. “Entrances, porches, balconies, decks, seating and .
other elements can promote use of the street front and provide =

places for neighborly interaction.  Siting decisions should consider.

‘the importance of these features in.a particular coniext and allow -
for their incorporation. o -

11




e “A-S Respect for Adjaeent Sites -

-Buildings should respect adjacent propertles by being loeated
- on their sites to minimize disruption of the privacy and out-
door activities of residents in adjecent buildings.

Emlam:don and Examples

: into adjacent houses or yards, especrally in less mtenswe zones
problemcanbesddressedmseveralways Ry N , o
e ; Reduce the number of windows and decks on the proposed A ’ B )
L burldmg overlookmg the nerghbors . g _ )
s Step back the upper floors or increase the srde or rear setback ' : . B

- 50 that window areas are farther from the property line. ' C L

. : ‘Take advantage of site desrgn which might reduce impacts, for
example by usmg adjacent gmund floor ared for an entry court.‘ ,

: Inappropriate

£ .| ..siting of large

N buildings can -
-y reduce the

: .-?privacy of -

adjacent homes.

s
e

R s "
S g o

- o Minimize wmdows to living spaces which might infringe on
- the pnvacy of adjacent residents, but consrder comfort of - .
- esidents in new building. : ’ Ry

SR Stagger windows to not align with adjacent windows.

12




: ﬁéducing windows

"and decks overlooking

neighboring residential. .-
“property or increasing
. side setbacks can . -

increase privacy.

- This apartment
- located the entry
- court adjacent to the
" neighboring residence

and arranged interior’
spaces o the views
into the neighboring -
properties were .

© . minimized.

13
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A-6 ’l\'ansitlon Between Residence and Street

For residentlal projeets, the space between the buildmg and the ; Prpi
i ?_'sidewalk should provide security and privacy for residents and: 1y
s ‘eneourage secial mteraetlon among resxdents and neighbors. s

. : Explauaﬁon and Examples

: xeszdenual buxlemg and the street varies.

Eo '»:The transmon betw\‘.
: the: relatlve elevauon of

: The followmg examples 1llustrate these condmons and suggest
L i._how thls gmdehne may be met through setbacks, entry desxgn, '
‘ nt and ther}techmques HER R T

e ardr should melud eanve use

“



P

: e Deep Rendential Setback

D
Shallow Rosidentlal Street Front , [T ,
Buildings set back a small amount from the sxdewalk provrde

: sufﬁcrent area to include such- features as balconies i decks,

‘which allow privacy -while encourageing visual interaction with ﬁre w
street. Courtyards, arcades, recessed entries or other similar entry

_designs may be desxrable to provrde pnvacy to ground-ﬂoor

' rv'srdents

-V-i;vjfiBmldlngs wnh deep setbacks from the srdewalk provrde sufﬁcrent o
. privacy: through spatial separation to permit more open porches, b
- . picture windows and garden space for ground-floor residential

umts Fences may provxde further separatlon from the sxdewalk

1 5 _




o~

= ;Where thc \ :
e 1;~.'_11t is easxer to achleve a sense ‘of privace and separanon from street i
- activit and thete is more oppormmty for creanng socnal spaces 0




~ ™
AT Resmential Open Space

Raidentlal projects should be sited to maxlmize opportumties e
for creating usable, attractlve, well-integrated open space. S

-« Examples

Residential buxldmgs are encouraged to conslder these site plan=::
ning eleraents, -

. Courtyards whnch orgamze archltecmral elements, wlnle
B provxdmg a common garden or otheruses, . ' .

+  Entry enhancement such as landscapmg along a common o
o r:pathway'

- Well-organized
“outdoor spaces created
" by the grouping and
‘orientation of buildings -
and building elements.




A8 Parklng and Vehicle Access

Slting should minimlze the lmpact of automoblle parking and
driveways on the pedestrian environment, adjacent properties
and pedestrian safety.

The follovnng are some examples of techniques used to mimmize

= f‘-.the impacts of dnveways and parkmg lots..i .

e Locate surface parkmg atrear o sxde of lot. *
e »ABreak large parking lots into smaller ones. .
« - Minimize number and width of driveways and curb cuts |

. f:Shm dnveweys wnh adjacent property owners

‘uocate parkmg in lower level or less visible pomons ofsite..

. Locate dnveways so they are vxsually less dommant.

: 14 Often dnveways and garage entrances can be located to take
" .advantage of topography and conform with the overall form of the

oy Pedestnan safcty ¢anbe enhanced by reducmg the wxdth of the :
7 curbcutorby consohdaung driveways.. “In most cases, a smgle

Lo rbmldmg. while not placing the pedestnan entrance in a suboxdmate
- role, or neducmg pedesman safety ;

lane is sufﬁcxent to serve several apmments or commerc:al spaces o &

Dnveway desngn
to increase
pedestnan safety.
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“A-9 Location of Parking on Commercial Street Fronts

Parking oun a commercial street front should be minimized and
where possible should be located behind a building. -

»  Explanation and Examples

Parking located along a commercial strect front where pedestrian : : e
 traffic is desirable lessens the attractiveness of the area to pedestri-- i
ans and compromises the safety of pedestriuns along the street.: . -

- Parking lots
“along the full,
length of the
:streetfront
are generally
 ingppropriate.

In certain situations -
*limited streetfront . |
- parking lots may be

acceptable. -

Parking lots located |
behind shopsand
offices are preferred. .

< INWNO0C ML 40 ALIIVAD 3M1 OL 300 SI 1I
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A0 Corner Lots ,,
Buildings on ‘corner lots should be oriented to the corner and
~ public street fronts. Parking and automobile access should be-
located away from corners.
. Emplcs i
: ff Ooma lots t.ffcr umqu ppormmnes because of :hen- v:s:b:lny
and aoeess fmm tWo streets. ! ! ,
C'or'ner"e'ntnes
and/or -
v architectural
features are
- encouraged."

Parking lots
should not be
~located on a
|- street corner.
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B. '. Height, Bulk and Scale

B Height, Bulk and Scale Compatibility

~ Projects should be compatible with the scale of development

~ anticipated by the applicable Land Use Policies for the sur-

~ rounding area and should be sited and designed to providea

~ sensitive transition to near-by, less-intensive zones. Projects
- on zone edges should be developed in a manner that createsa.

“step in perceived height, bulk and scale between theantid-
. pated development potential of the adjacent zones.

-« - Explanation and Examples .
This guideline restates the City’s SEPA (State Environ:aental

- Policy Act) Policy on Height, Bulk and Scale. Devzlopment

. projects in multifamily and commercial zones may create substan-

" tial adverse impacts resulting from incongruous height, bulk and

. scale. For projects undergoing designreview, the analysisand
* mitigation of height, bulk and scale impacts will be accomplished
_ through the design review process. Careful siting and design
. tneatment based on the techniques described in this and other .
* design guidelines will help to mitigate some height, bulk and scale
impacts;' in other cases, actual reduction in the height, bulk and
scale of a project may be necessary to adequately mitigate impacts. -
Design review should not result in significant reductionsina -
project’s actual iisight, bulk and scale unless necessary to comply
~with this guideline. '
Height, bulk and scale mitigation may be required in two general
1. Projects on or near the edge of a less intensive zone. A sub-

- stantial incompatibility in scale may result from different
development standards in the two zones and may be com-
pounded by physical factors such as large development sites,

_slopes or lot orientation. :

2. Projects proposed on sites with unusual physical characteristics
“such as large lot size, or unusual shape, or topography where '
buildings may appear substantially greater in height, bulk and -

. scale than that generally anticipated for the area.

Factors to consider in analyzing potential height, bulk and scale

impacts include: o ‘ '

+  distance from the edge of a less intensive zone..

« - differences in development standards between abdtting zones
 {(allowable building height, width, lot coverage, etc.).

_« effect of site size and shape.

2



. helght, bulk and scale relatxonshxps resultmg from lot orienta-

tion (e.g., back lot line to back lot line vs back lot line to side
~ lot line). ,

. type and amount of separation between lots in the different -
“zones (€.g. separation by only a property line, by an alley or
: street, ‘or’ by other physxcal features such as grade changes).

fIn some cases. careful smng and desxgn treatment may be

* sufficient to achieve. reasonable transition and mitigation of hcxght. ;

" bulk and scale impac ~Some techmques for achieving compatv
ibility are as follows L

o ~useof axchnccmral style, detalls (such as roof lines or fcnesn'a-

tion), color or materials. that dgnve from the less mtensnve
zone. (See also Guxdelme C liArchntectural Comext)

Use of similar roof forms

helps this mixed- use &
bmldmg fit in better with - | { ﬂ
- ‘the small single-family - ff

~ housein the single family -
- zone next door.igjf :

‘N0 L A0 ALIVID MLOL IO ST L

NYHi ¥V31) SSI

3J110M .

.
.

N 1!3“\300 3L 41

i

S1 3Wvy4 SIH




SRR Uy O SR L

L creatxve use of landscapmg or other screenmg
« " location of features on-site to facilitate transition, s such as
locating required open space on the zone edge so the bunldmg
is farther from the lower mtensnty zone.
& The varied landscape
_ ' : “\“ \ treatment helps soften
. ‘the transition to exist-

= ] ing development.

. 1 treating topo; h1 dition: ays that numme llnpacts
- “on neighboring devclopment, such as by usin rockery rather
wall. give a te human sv’ ale to a project,

Stepping the building down
a hillside to match the
topography, can reduce the
impact of the buildingen
smaller, nearby buildings.

.24"
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« ina mixed-use project, siting the more compatible use near the
zone edge.

In some cases, rcductxons in the actual height, bulk a.nd sc'a‘f' of the
proposed structure may be necessary in order to mitigate adverse:
impacts and achieve an acceptabie level of compatibility. Some’

e 'techmques whxch can be used in thesc cases include:

am»ulanng the bmldmg s far'ades vemr:ally or honzontally in

e intervals t that con? orm to existing stmcms ot Plamﬂg Pa’m-

e ‘5‘1~mcr¢as1ng bmldmg setbacks from thc zone edge at ground I

o . Vreducmg thc bulk of thﬁ buﬂdmg s upper ﬂoors - -
. jhmmng the length of or othcrwxse modxfymg ncadrs ,ﬂ A

. level.

s reducing | ﬁe hexght of the structure

. rcducmg the number or size of accessory structures.

&
N
1 HVS(—

The bulk of this project’s upper
story was reduced and significant
landscaping was retained or added
to better fit with the neighboring
single family zone.
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_ Facade modulationand ‘..

. pitched roof help reduce

‘the apparentbulk of this - . -~ . . _ .

2> X
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- C Archttectural Elements and Materlals

15_7;‘C 1 Architectural Context .

New bmldmgs proposed for. extstmg neighborhoods wnth a
well-defined and desirable character should be compatlble
with or complement the architectural character and sltmg
pattern of nelghbormg butldmgs

Explanaaon and Example

', Paymg attention to architectural chamctensucs of sun'oundmg
buildings, especially historic buildings, can help new- bmldmgs be
more companble with: their netghbors, esnecxally lf : consxstent
pattem is already estabhshed by: :

(]

' -Snmxlax bmldmg arttculauon

Sumlar buxldmg detmls and fenestranon pattems' or-
Sumlar or complementary matenals :

»Even whete there isno consnstent»arehxtectuml pattem, bmldmg
~ design and massing can be used to plement eertam physncal
eondmons of exxstmg developmen o

In some cases the existing context 1s well deﬁned or may be
undesirable. In such cases, a well-desx gned, new project can

- become a pioneer with the opportumty to estabhsh a pattem or

: 1denuty from which future development can take its cues.

, Archltectural l'eaturw

Y Below are several methods ?.hat can help mtegmte new buxldmgs i
into the surrounding architectural context, using compattble archi-
tural features, fenestranon patterns, and bmldmg propomons b

27 -
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o '.R'obﬂines can

reinforce the

~architectural
~character of
w01 g street.

Architectural features -
.. -~ like'cornices can relate
~ toadjacent buildings,
" lowering the apparent,
.+| - - conflicting height of
. the building.

o Somet:mes anareahasa

number of buildings that

=t feature'a distinctive architec-
.. tural concept or style In these -
. ‘cases,_referring to that organi-
.. zational concept can achieve
’ compatlblhty at a deeper level.




£ T~

The pattern and proportion
of windows, doors and other
. glazed areas (fenestration)
is important in determining -
.the building’s architectural =
..character. Following the .
proportlon and patternof :
neighboring buildingswili - "

increase the consistency of - p—
the overall streeiscape, |

:Buildmg Artsculation :

Below are several methods in which bmldmgs may bc arnculated
to create intervals wh;ch reflect and promote compatibility with

their surroundings.
¢ . Fecade modulanon steppmg back or extendmg forwa
- ‘portion of the facade. : t
+Repeating the wmdow paitcms at mtervals equal to the articu-
-~ lation interval. - ; ' A
. vaxdmg a porch pano, dcck or covcmd emry foreach
g mtcrval : ,

o vaxdmg A balcony or bay wmdow for each lnterval.

'+ Changing the roofline by alternating dormers, stepped roofs,
gables, or other roof elements to reinforce the modulation or
_ articulation interval. '

o Changing materials with the change in building plane.
« Providing a lighting fixture, trellis, tree or other “ndscape
‘ featurc within each interval.

This building isarticulated . .
into intervals. Articulation %Imeryal L Interval \ |, Interval

metho:'s include modulation,

broken roof lines, building
elements (chimneys, entries,
etc.) and landscaping.
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This mixed-use
building also
expresses intervals
through modula-

~ tion, a mix of roof

- forms, landscaping

and other elements.

This apartment building
incorporates architectural
elements typical of nearby
buildings such as bay
windows, cornice lines, -
doubie hung windows,
building modulation

~ aud horizontal banding.

Also, the street front
landscaping and recessed

. garage door helpito

better fit in an established

‘neighborhood.




““.\'

This project
“relates well to its
neighbors by
reflecting similar
proportions,
materials and
architectural

" features.

|

l\'
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c2 Archltoctural concept and Conslstency

: ,Bulldlng dellgn elements, details and massing should create a

well-proporticned and unified buildlng form and exhibit on

, _overall architectural concept.

: Buildings should exhibit form and features identlfylng the
~ functions’ withm the bmld.ng. : :

: In general, the rooﬂme or top ol the strueture should be
: durly(distingulshed from its-facade walls. :

e Exptanatian’and Examplcs R, L
“*This guideline: focuses on the. nnporumt desxgn consxdcrauon of

organizing the many architectural elements of a building into a
unified whole, so that details and features can be seen *o relate to
the stmcm and not appcar as add-ons.

© The other objecnve of this gmdelme is to promote buildings whose
~ form derives from their function, Buildings which ppresent few or "
" nio clues through their design as to what purpose they serve are
. often awkward architectural | nexghbom ‘For example, use of

expansive blank- walls. extensive use of metal or glass : siding, ur

. extremely large or small windows ina ‘residential project may -
- .create architectural confusion or disharmony with nexghbors ‘
~Conversely, ‘commercial buildings v ‘which overly mimic resldenual :
' styles might be consxdered inappropnate in some commercml :
: ,_nexghborhoods. ,

e an y=of the followmg

e -\":Buxldmg ‘modulatlon or articul txon
. ‘Bay wmdows

;.,_,}:__, A corner accent, such as a turret

. Garden or counyard clements (such as a fountam or gazebo)

. _':Roofhnes
o Buﬂdmg entries

. 'Bmldmg base

| Archnectm'al detaxls may mclude some of the following.

e Treatment of masonry (such as ceramic tile mlay, paving

stones, Or. altemanng brick pattcms)

o Treatment of siding (such as wood siding combned thh
shingles to differentiate floors) - :

. Artu;ulanon of columns

« Sculpture or art work -

2




A contemporary

- townhouse building that
employs building articu-
lation, broken roof lines,
chimneys, multicolored

trim and consistent

detailing in a pleasing
composition.

This contemporary build-

ing employs decorative

" 'masonry, modulation of the
‘building face, decks and .

.. railings, and a recessed

entry to give it a distinctive

architectural character.

o - Architectural lighting

« Detailed grilles and railings

. Special trim details and moldings
o - A trellis or arbor.

* Some illustrations of these features are presented on thxs and the

following pages. -
T
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- gl , Clever use of ornament can
. highlighta building’s uses.

——

i

composition.

Tty

~ This commercial building
" employs the use of varied
roof forms, canopies and
window boxes to create a
well-proportioned, unified

el ey o b o
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This mixed-use building
differentiates the resi-.
dential uses from the
commercial uses below,
and clearly distinguishes
. 7+..5¢, middie and top.
_ .8 in better with its
‘0w er height neighbors
~ bysetting back the
upper floors.and chang-
“'ing finish materials.
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C-3 Human Scale

The design of new buildings should incorporate architectural
features, elements and details to achieve a good human scale. -

Explanatiau am! Exampks ‘

The term “human scal"’ genemlly refers o the use of humani-
proportioned architectural features and site design elemients clearly
' onemed to human aenvity

A buildmg has a good human seele if its deuuls. elements and -
‘materials allow peozie to feel comfortable using and approachmg
it. Features thot give 8 buildmg human scale also encoumge

~ human actmty

_).-' 4
&,
"< EA

The fe!.lowmg are some of the building elements that may be used
. to achieve better human scale.

. Pedestnan-onentcd open space such as & courtyard, garden,
' patio or other unified landscaped areas.

+ - Bay windows extending out from the building face that reflect
an mternal space suchasa room or alcove.
o Indmdual windows in upper stones that:
< are approxlmately the size and ptopomon ofa tradmonal
- window.

S ‘include a trim or molding that appears substannal from the '
S\dewalk

.‘ are scpam!ed from adjacent windows by a vertical element.

“ i é VSHops'.

Elements along the

. streetfront which
-promote a human
scale on the street.

-~k emAN P L
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«  Windows grouped together to form larger areas of glazing ca..
have a human scale if individual window units are separated by
moldings or jambs., o =

»  Windows with small multiple panes of glass,

+  Window patterns, building articulation and other treatments
that help to identify individual residential units in a multifam-
ily building. |

+  Upper story setbacks.
» A porch orcovered eritry. -

windows |

« Pedestrian weather protection in therfo'r;m of canopies, aw- =

nings, arcades or other elements wide enough to protect at least - b

one person. - | Lo =

« Visible chimneys , '_':

-

| -

ey x

S R 14

- cornice . REA o ; g

: %
- canopy | 3
S

n

-3

Building dlementsin planting heds' '/ S
~asuccessful non- v ' T U penches
residential project ' ey




o o~

C-4 E)\(t‘eﬂo_lf Finish Materials

. Building exteriors should be constructed of durable and main-
tainable materials that are attractive even whex: viewed up
close. Materials that have texture, pattern, or lend themselves |

-to a high quality of detailing are encouraged,

« ~ Explanation and Examples -
“The selection and use of exterior materials is a’key ingredient in
~ determining how a building will look. Some materials, by their.
~ nature, can give a sense of permanence or can provide iexture or
‘scale that helps new buildings fit better in their surroundings. -
Materials typical to Seatlle include: -
Clear or painter vood siding

Shingles
- ‘Brick
~Stone -
. Ceramic and terra-cotta tile

" Many othev exterior building materials may be appropriate in’
multifamily and commercial neighborhoods as long as the materi-
als are appropriately detailed and finished, for i.ctance, to take .

‘account of Seattle’s climate or be compatible with nearby struc-
tures. Some materials, such as mirrored glass, may be more .

' difficult to integrate into residential or neighborhood commercial

4 Simpie buil,di'ng fonm

" the appropriate useof

i B i b, - materialsand the
N1 v . ' ‘creative use of color.
Ot

. 3 - / z,

At

B 4
=3 /s \“ ]
-1 : )

- canbe enlivened with . -




C-5 Structured Parking Entrancas

The presence and appearance of garage entrancea should be
minimized so that they do not dommate the street frontageof a
bulldmg

77,
% I
‘Garage entry
- subordinated by
emphasizing the
pedestrian entry.

Examples I R

. Subordinate the garage enu'ance to the pedcsman entrance in-

terms of size, prorinence on the streetscape, location and -
design emphasis. ‘Sometimes the relative importance of the
garage entrance can be reduced by enhancmg the pedcsman
entrance.

..Locate the enny onthe slde of the facade where it will draw

less’ attenuon t.han 1f it 1s centcred m the facade o

' Recess the portion. of the facade where the emry 1s located to '
';helpconceaht.‘%?-'»-~ Gt LA e T

Extend po 1

1 over the garage entry to help
conceal n ‘

' Emphasize other elemf’ | of thc facade to reduce the wsual

prominence of the garage entry.

Use screemng and landscapmg to sot‘ten the appearance of =lhe o

garage entry from the street.

Locate the garage entry where t.he topography of th
help conceal 1t i

noolnoo[oeD|
|ono ooo|of@o|

AN P~

gL /
A& Garage entry located

/// — where the topography

of the site can help to
minimize its domi-
nance of the facade. * ~

39
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. Examples of desirable features to include:

D. Pedestrian Environment

D-1 Pedestrian Open Spaces and Entrances
_Convenient and attractive access to the building’s entry should
be previded. To ensure comfort and security, paths and entry .
areas should be sufficiently lighted and entry areas should be
protected from the weather. . Opportunities for creating lively,
:pedestrian-oriented open space should be considered. . -

. Bxplanation and Esamplés

If  building it set back from the sidewalk, the space between the
 building and the public right-of-way may be conducive to pedes-
- trian or resident activity. In business districts where pedestrian
. activity is desired, the primary function of any open space between.
.commercial buildings and the sidewalk is to provide visual and "
physical access into the building and perhaps also o provide a

_ space for additional outdoor activities such as vending, resting,
- sitting, or dining. Street fronts can also feature art work, street
 furniture and landscaping that invite customers or.enhance the
" Where a commercial or mixed-use building is set back from the ...
' Vﬁdewglk a sufficient distance, pedestrian enhancements should be
 considered in the resulting street front.. - o

- visual and pedestrian access (including barrier-free access)
~into the site from the public sidewalk; ‘
 pedestrian-scaled stc lighting;

areas for vendors in commercial areas;

_ Jandscaping that screens undesirable elements or that i
signage which identifies uses and shops clearly but
is scaled to the pedestrian; and ,

site furniture, art work or amenities such as fountains, :
_benches, pergolas, kiosks, etc.

. Examples of features to avoid are:
asphalt or g:avél pavement; o |
‘adjacent unscreened parking lots;
a’djacenf chain-link fences; and
adjacent blank walls without appropriate screening.

40
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o ‘ﬂ\ . ' ,m-.\
. The following treatment of éntrances can provide emphasié and
. interest. ‘

«  Special detailing or architectural features such as ornamental
glazing, railings and balustrades, awnings, canopies, decorative
pavement, decorative lighting, scats, architectural molding,
. planter boxes, trellises, art work signs, or other ¢lements near -
the doorway. ‘ '

LN

* Visible signage identifying building address. ’ ”
" building entries :
were highlighted

by strong forms
. and the creative
use of materials.

PRRELSTILTTYNY
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The entries along this
_street are accented by
" portals, grand staircases
and balconies.
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- Pedestrian
-~ open space

E Examplmofpedtmn scaled

~elements appropriate to

|| commereial open space.
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. D-2 Blank Walls |
'Bulldings should avoid large blank walls facing the street,

especially near sidewalks. Where blank walls are unavoidable

tirey should receive design treatment to increase pedestrian
comfort and interest. . '

 Explanation Va;rrad Examples . .

A wall may be considered “large” if it has a blank surfacesubstan

tially greater in size than similas walls of neighboring buildings.
Blank walls provide opportunities for devacement with graffiti.
The following examples are possible methods for treating blank

. !nsthlling vertica! trellis in front of the wall with climbing
vines or plant materials, . -~ ° ) o

. Positive example
‘of treating a blank - -
wall with trellis

~ andart.

PREK.

AR D

B e

PP

Setting the wall ,baékl andprovxdmg ‘alandscaped o

" could grow to obscure or screen the wall’s surface.

" lanter bed in front of the wall, including plant materials that

a3.
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Positive example of
treating a blank wall
with a planter.

Provxdmg art (mosaic, mural decoranvc masonry pattern,
. sculpture, relief, etc.) over a substantial portion of thc
“blank wall smrfacc

Employmg small setbacks, mdentauons, orothermeansof
breaking up the wall surface. Sy _

| ,Employmg different texture, colors, or matcnals to break
up the wall’s surface.. et

va:dmg spemal lighting, a canopy, awmng, honzomal
trellis or other pedestrian oriented features that break up the
s:ze of the blank wall s surface and add v1sual interest.

N XD Alternative to
solid, or blank-
il g - looking fence. -

\ b ' ““ mm \\\
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D-3 Retaining Walls

Retaining walls near a public sidewalk that extend higher than

eye level should be avoided where possible. Where high re- -
taining walls are unavoidable, they should be designed to

reduce their impact on pedestrian comfort and to increase the .

visual interest along the streetscape.

. Explanation anqﬁl;xample'ﬁ ’
“The following are ékhihples of methods to treat :c,uinirngr wnlls B
« Any of the techniques or features listed under blank walls .
above. |
+ Temacing and landscaping the retaining walls.

Positiveexample -
" ofterracing. .\

material.

«  Locating hanging plant materials below or above the wall.

s
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D-4 Design of Parking Lots Near Sidewalks

Par} ing lots near sidewalks should provide adequate security
and lighting, avoid encroachment of vehicles onto the side-
walk, and minimize the visual clutter of parking lot signsand -
“equipment, ' ' . :

o ‘Exampln, _ |
The following examples illustrate some considcrations to address
_inhighly”visibléparking lots. L
Treatment of parking area perimeter _
'« 'The edges of parking lot pavement adjacent to landscaped '
- areas and other pavement can be unsightly and difficult to
" maintain. Providing a curb at the perimeter of parking arcas
- canalleyiate these problems. v
 Security lighting. '

«. Provide the appropriate Jevels of lighting to create adequate -

visibility at night. Evenly distributed lighting increases secu-

rity, and glarc-free lighting reduces impacts on near-by prop-

Encroachment of cars onto the sidewalk:

« Without tire bumpers or a low wall, parked cars can hang over
sidewalks. One technique to protect landscaped and pedestrian
areas from encroachment by parked cars is to provide a wide
wheel stop about two feet from the sidewalk. A preferable .
technique is to install an extended curb, which is more durable
than wheel stops and does not catch debris.

Extended curb -
used to protect

B Slgnsand equipment '
« Reduce Sign clutter by painting markings on the pavement or
by consolidating signs. Provide storage that is out of view

from the sidewalk and adjacent properties for moveable or
temporary equipment like sawhorses or barrels.

landscaped buffer. -
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Screeniug of Parking
«  Screening of parking areas need not be uniform along the

property frontage. Variety in the type and relative amount of - .

screening may be appropriate.

o Screen walls constructed of durable, attractive materials need
not extend above waist level. Screen walls across a street or
adjacent to a residential zone could also include landscaping or
a trellis or grillwork with climbing vines. :

K Screening can be designed to provide clear visibility i’ntid ‘
parking areas to promote personal safety. :

Exeampieof asciv.
- wall with trellis. -

Example of a e

- landscape. -

" “hedge with .
perimeter trees. -

""" Successful landscape
treatment of a parking lot

ST




D-5 Visual Impacts of Parking Structures

The visibility of all at-grade parking structures or accessory
parking garages should be minimized. The parking portion of
a structure should be architecturally compatible with the rest
of the structure and streetscape. Open parking spacesand
carports should be screencd from the street and adjacent
properties. | & v

« Examples

The following examples illustrate various mi:thodsvof improvitig '
~ the appearance of at-grade parking structures.

« Incorporating pedestrian-oriented uscs at strect level can
reduce the visual imnpact of parking structures in commercial
as. Sometimes a depth of only 10' along the front of the
‘uilding is enough to provide space for newsstands, ticket
booths, flower shops, and other viable uses. . - o

~ Providing space

for pedestrian

- oriented busi-

" nesses along
parking garage

- frontage.

" Setting the parking structure back from the sidewalk and
“installing dense landscaping. Ry

'« Incorporating any of the blank wall treatments listed in Guide-
~ line D2 above. ' S

. Visuallyimegraﬁngtheparlcingsu'ucmrewithadjacentbuildings.;

« Continuing a frieze, comice, canopy, overhang, trellis or other
devices at the top of the perking level. '




~ Parking lot at

~_ground level

- screened by an

artwork grille.

B T T I R T
/."-ﬁ‘\! - . . \/’\
h . . i 1

« Incorporating into the parking structure a well-lit pedest.rian
walkway, stairway or ramp from the sidewalk to the upper
level of the building. - SR LT e o

. Sétting 'back a portion of the parking su'ucturé to allow for tlie o

retention of an existing significanttree. - .- .
+ Using a portion of the top of the parking level as an outdoor
~ deck, patio or garden with a rail, bench or other guard device
around the perimeter. DR B
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D-6 Screenlng of Dunpsters, Utmtles and Service . Areas

Bmlding sites should Tocate service elements like trash
dumpsters, loading docks and mechanical equipment away
from the street front where possible; 'When elementssuchas:
tiumpsters, utility meters, mechanical units and service areas . -
cannot be located away from the street front, they should be
s';uated and screened from view : s«nd should not be located in -
i pedestrian right-cf-way. ' :

. Explauaﬂon and Exampics

e Unsxghtly service  elements can detract from the compaublli pof .
S new prOJects andmate hawds t'or pedestnnns and autos .

‘The followmg ex@plu 1llustrate consxderanons to address in”
W“B semce areas and unlmc

ate the opemng to thc axea away. from the sxd A alk" 7

. X = - This dumpstei screen

F " opens onto the sidewalk

B SRy * making it less useful for -

el residents and ineffective.

\ . | -Ei'.’f‘ V B
“ L T
e

R e T
o R SR
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Service elements

located away from

“the street edge and

- not generally
visible from the

- sidewalk,
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e Explanatwn and anmples ‘

~ they remforce\feelmgs of secunty inthe resrde

ey
{ i

D-7 Personal Safety and Security

- ProJect design should consider opporttmities for enhancing

personal safety and securlty in the environment under review.

Pro;ect design should be reviewed for its contribution to enhancing *

the real and perceived feeling of personal safety and security

- within the environment under review. To do this, the quesuon e

needs to be answered: Do the design clements detract fromordo
: its; workers shOp-. e

pers, and vxsrtors who enter the ared?

Techmques that can help promote safety include the followmg::

© Creative use of ornamental grille as fencmg or ove
: ﬂoor wmdows m some locatlons S

o Absence of structures that provide hxdmg places for cnmmal
actrvrty

. Desrgn of parkmg areas to allow natural survexllance by mam

taining clear lines of sight both for those who park there and :
- for occupants of nearby buxldmgs : -

'+ Clear dxrer'tronal srgnagc

. Encouragmg “eyes on ‘the street” through the placement of

windows, balcomes and street-level uses.

51 .




E. Landscaping -
e -';'E-1 Landscaping to Relniorce Deslgn COnllnulty wlth
e - Adjacent Sites .

e v?' po Where possible, and where there Is not another overnding
" concern, landscaping should reinforce the character of neigu-
‘ borlng properties and abutting streetseape. -

o lf a street has uniform plantmg of street tn.es. or a dlstmcnvc
R spec:cs, plant sueet trecs that match the plantmg pattem or spe-

S ':‘When man lots on '—a‘block-'feamre similar landscape matenals,
‘new project ﬁt mto th o

pavmg similar tora ne1ghbor’§ or
tion ar : ach:cvc N

o ;:—‘?as.mamuay '

e 52
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Creative landwaping and

- awell detailed, low wall
~_help create a garden for
. the residents in the entry

forecourt of this residen-
- tial building.' 7

e ﬁDnstmcnvely landscape open a areas created b)' b“ﬂ ,;.118

~

{ H

E-2 Landscaping to Enhance the Building and/or Site

" Landscaping, including living plant material, sp¢: ~ial pave-

ments, trellises, screen walls, planters, site furniture and
similar features should be appropriately mcorporated into the
design to enhance the project.

- Examples

Landscape enhancement of the site may. lnclude some of the L
. proaches or features listed below , L %

oie _";}flncorporate a plante' uardor low planter wall as part of the

- architecture.

'jmodulanon " e
o Incorporate upper story planter boxes or roof planters
¢ Includea specnal feature such asa courtyard fountain or pool

Emphasize entries with spec1al planting in conjunction with
decorative paving and/or lighting.

+ - Screena huilding from view by its neighbors, or an existing
use from the new building.

53.
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Vines, hardy shrubs and
columnar trees used to

" landscape a narrow
planting bed.’

Note how the
lattice work

and landscaping

improve the
pedestrian

environment.

~Plain Waﬁ . : hnprovéd condition

. withtrellis
and landscaping
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| 'E-3  Landscape Design to Address Special Site Conditions

" The landscape design shouid take advantage of special on-site
“conditions such as high-bank front yards, steep slopes, view NG
corridors, or existing significant trees and off-site conditions
such as greenbelts, ravines, natural areas, and boulevarda.

+ Explanation and Exampm G B
The following conditions may merit special attention. The
examples suggest some ways to address the issue, e
High-bank front yard e EETR RS R
Where the building’s ground floor is elevated above a sidewalk
pedestrian’s eye level, landscaping can help make the transition

- between grades. Several techniques are listed below.

I0MON

3WNJ00 3HL 41

+Rockeries with floral displays, live ground cover or shrubs.

3H1 01 30Q SI LI

«  Low retaining walls with raised planting strips. '

o Stone or brick masonry walls thh vines qrrshrkubs.‘ 7

Positive exampleof..
ahigh-bank front .. .|
‘yard landscaped . -
with evergreen. .
ground cover, . .. -

e ) R
* INIWG00 FHL 40 ALITVAD
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‘Barrier-free access

_ Where wheelchair ramps must be provided on a street front, the
~ ramp structure might include a planting strip on the sidewalk side
. of the elevated portions of the ramp.

- Steep topography -

Special plantings or crosion control measures may be necessary to
prevent site destabilization or to enhance the visual qualities of the
site in connection with a neighborhood improvement program.
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" This residential project

- enhanced its steeply
sloping site with
generous landscape.

* Incorporae landscaping which reflects and reinforces the unique

. character of these streets.

“ 1 Boulevards are important
- visual corridors linking

~ parks and’ neighborhoods
 with bands of green.

Project landscaping can
emphasize their spgﬁal

C panc
e e s et
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Greenhelt or other natural setting

« Minimize the removal of significant trees.

» Replace tnes that were removed with new trees,
. Bmphasm naturahzing or nativc landscape matmals

¢ Retain natural greenbelt vegetation that contributes to
greenbelt preservation,

« = Select colors that are more appropriate to thc natural scttmg
On-site vegetation '
o Retain signiﬁcaht vegetation where possible.

o Use new plantmgs similar to vegetation removed during
construction, when that vegetation was dlsnncnve _

@%_ Jiet

2

3 O s O
;6" Y212 2 TP
\Iﬁ 2

i

{Emm iy
S

Site planmng that retains significant trees
can make a new project seem more likean -
established part of its neighborhood.
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IV. Design Guidelines Checklist "

‘This checklist is intended as a summary of the issues addressed by
the guidelines. Itis not meant to be a regulatory deviccora -
- substitute for the language and examples found in the guidelines
themselves. Rather, it is a tool for assisting the determination - © -
- ubout which guidelines are most applicable on ‘a particular site.

A. Site Planning

" Lower Higher
NIA " Priority *Priority

Lo [ ] [
2, Reinforce existing streetscape D '

0 ooDol

9. Discourage parking in strect front D
10. Orient building tocomerand .

parking away from comeron ..
~ public strect fronts (comer lots):

oooo

B. Height, Bulk and Scale
1. Provide sensitive transition to D '
‘nearby, less-intensive zones :

(]
o




'

A

,‘1.‘:

3.
. -4, Minimize visual and physical

intrusion of parking lots on- D 7
~ pedestrian arcas -
5. Minimize visusl impactof  []
parhng structures
6. Screen dumpsters, \mhtyand . D
. service areas =g
7. Consider personal safety D i
-~ E. Landscaping |
1. Reiniorce existing landscape D .
character of nexghborhood

A

£

- Lower Higher
N/A  Priority Priority

C. Architectural Elemenl& and Materials

1. Complement positive exxsung
character

N~

. Respond to nearby historic
structures
Follow architectural concept

Use human scale and human
: acnvny

> w

. Use durable, attractive and
well-detailed finish materials

6. - Minimize gm"agé entrances

OooooOood

D. Pedestrian Enwronment

1. va:de convenient, anracnve : D
' andprotected pedestrian entry .-

Avo:d blank walls
anmze hexght of retaining walls D

2 Landsoape to enhance the bulldmg D
- or site

3. Landscape to take advantage of D
special site conditions

OoOooooo
oooooo

oo o e o
oo O -.D-

ogoo

oot
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Seattle
Department of Construction and Land Use

R, F. Krochalis, Director

Norman B. Rice, Mayor MEMORANDUM
“TO: George Benson, President, Seattle City Council
via Diana Gale, Director, Office of Management and Budget
FROM:  Rick Krochalis Direstal A%
DATE: September 29, 1993

'SUBJECT:  Ordinance to Implement Design Review

" We are very pleased to submit the attached ordinance, which implements the Design

“Review program recently adopted by the City Coungil, for your consideration. The

" ordinance amends the Land Use and Administrative codes, as well as the City's SEPA
ordinance, to establish the program, and authorizes the hiring of a Senior Urban Design
‘Planner and the fee for design review.

As you know, design review is intended to build trust and communication among

* developers, neighborhoods and the City. The Design Guidelines offer a flexible tool,
‘an alternative to prescriptive zoning requirements, which will allow new development
to respond better to the distinctive character of the neighborhood in which it is located.

Senior Urban Design Planner Position ‘

We are proposing that the design review program be administered by a Senior Urban
Design Planner. ‘This person must have the skills to work directly with designers, but
also be able to explain design concepts clearly to the public, and keep the broader
policy goals of the City in mind as well as the design of an individual building. In -
order for the program to be successful, the designer must have credentials which make. -
them credible to the design community and neighborhoods. R

We are proposing that the City's Administrative Code be changed to recognize DCLU's
new role in design review. The Administrative Code now requires that DCLU have on
staff a licensed structural engineer who can advise the Director, unless the Director has
such qualifications. The attached ordinance adds a requirement that the Department
also have a qualified architect or urban designer to give advice on compliance with
design guidelines. This establishes the importance of the new program and ensures that
the: Department will have the expertise to successfully administer design review.

Design Re view Fees

The Mayor's proposal for design review was expected to cost about $125,800 annually.
The Mayor recommended that $73,500 of the cost be paid by the General Fund, and _
that the remainder of the costs be covered by a permit fee of $1,300 per application. In
adopting the Design Review program, the Council made several changes. As we
described in a memo sent to Councilmembers on August 13, 1993, two of these -
changes will directly affect the cost of the program.

An equal employment opportunity - affirmative action employer.

. Seattie Department of Construction and Land Use, 710 - 2nd Avenue, Ste 700, Seatile, WA 98104-1703
DCLU compties with the Americans with Disabilities Act.. Accommodations for peopte with disabilities provided on request.

Printed on Recycled Paper
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George Benson
September 29, 1993
Page 2

' The first change is that the program will be phased in over a period of 18 months.
‘Because fewer projects will be reviewed during the first year, the fixed costs of the
. ;gggram ‘per project increase. The second change is the addition of more members to

Design Review Board. This raises costs because meetings will be longer, there will
be more meetings, more clerical costs, and more time required to write decisions, =
sclect and train -d members, and provide project oversight. 'We also expect that

projects may take 2 to 6 weeks longer to process as a result of this change. :
'Togeth‘e'r, these changes will cost approximately $10,700 ia the first year, and $9,400

in the second and future years. The attached ordinance therefore sets the fees for
design review at $1,800 per application. Of course, any additional General Fund

- support would lower this amount.
" 'We believe that the attached ordinance carries out the intent of the Council Resolution

adopting design review. ' If you have any questions or comments about the p

~legislation, please call Rebecca Herzfeld at 684-8874, We are looking forward to

working with you on the adoption of the program so that we can encourage better

deslgn and in{pmve,understaqding between developers, neighborhoods and the City.

© Attachments
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City of Seattle ~ “OPY RFnrrvry
- Executive Department—Offiéd SEManaqgfng:nL gnd Budget
. Diana Gale, Director SEATTLE CiTy ATTORNEY

Norman B Rice, Mayqr
 September 30, 1993 A
" The Honorabie Mark Sidran

- City Attorney.

Cityof Seanle ,

Ao dioat 'f\‘\' Sebnaid o—
Dear Mr. Sidran:

" 'The Mayor is P posing to the City Council that the enclosed legislation be adopted.

REQUESTING
 DEPARTMENT ~ Construction and Land Use

- SUBIECT: AN ORDINANCE relating to land use, zoning, and
L environmental protection; amending Sections 3.06.030,
- 23.60.154, 23.76.004, 23.76.006, 23.76.008, 23.76.012,
°23.76.024 and 25.05.675, of the Seattle Municipal Code;
repealing Section 23.40.010, Design Departure; adding a new
Section 23.76.011; creating a new Chapter 23.41, in the Land
“Use Code, Title 23, SMC, to establish an Early Project - '

Implementation and Design Review Process for new multifamily
and commercial structures; adopting Citywide Design L
Guidelines; setting the fee for Design Review; and authorizing
reclassification of a position in the Department of Construction
and Land Use to administer the Design Review process. .

" Pursuant to the City Council's S.0.P. 100-014, the Executive Dépaftiﬁeht is fofwa‘fding

thls request ‘fqr‘lggislation to your office for review and drafting.

 After reviewing this request and any necessary redrafting of the enclosed legislation,

" return the legislation to OMB. Any specific questions regarding the legislation can be
directed to Daniel Becker at 684-8075. 3 : 7

g Smcetely
- Norman B. Rice
‘Mayor -
S e
“-DIANA GALE -
‘Budget Director
- DG/db/rsb
| ‘-_Ens:lqsur"e '

éc:mDVirect'or, DCLﬁ

_Accommodations for people with disabilities provided on request. - An equal employment 6§poi1unily - affirmative action employer.
Office 6f Management and Budget 300 Municipal Buiiding, Seattle, Washington 98104-1826  (206) 684-8080 (TDD) 684-8118

- "Printed on Recycled Paper”- -
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Secti.on 12. .
,DQSign;ﬁuidelines, attached hereto asj ' ,
hereby adopted for use in the implofifitation of the Early

the city of Seattle.

3
.
5
J7L‘26 ‘Project Implementation Program, i
7 | Py
8 o , :
S Section 13. ‘The

"fs1;800 per‘appiication/

~ section 14. is ordinance shall take effect and be

| in force thirty GE from and after its passage and approval

13 fbyithéfuaybr:‘Q; Krwise it shall take effect at the time it

14 ff ‘shall become 2 undér;the;provisiohs~fofhe;cithChafter.

17

18
ffggjr"

26

28

Cs 9.2

24
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In the event that, in one of the five (5)
geographic arPeas, more projects are undergoing simultaneous
Design Review an the Design Review Board members'assigned

to that area can ev1ew in a timely manner, the Lna551gned

'at ~large Design ReView Board members ‘described in- :Section Cla

’may serve.' If an individual at-large member is unable to

serve. the Director ma appoint'a member of the unaésigned
at- 1arge Design Rev1ew Roard to serve in his or her abserce.

provided that °ach at large interest group is represen ed by

'*Vonermember. In addition, & Design Rev1ew Board may rev1ew
rfprojects outside of its designated geographic subarea to
fexpedite review, provided ‘thay the local community 7
;»representative and local bu51nA's representative shall review

Vrbidevelopment only w1th1n their subarea.
18 E

interest groups may be made as described in Section C3.
D. Meetings of the Design Review Board
1. Projeet—speeitic pre-design 'public meetings
shall be held as‘required‘inVSection 23.41.04B, at a
1ocation in the same ‘general neighborhood as Yhe proposed
pro:ect. Mailed notice and placards for ‘the ﬁre -design

public meeting shall be prov1ded as described in Chapter

23.76, Master Use Permits and Counc1l Land Use . ecisions.

2. Regularly scheduled meetings of the Design
Review Board shall be held in the evening in a lodation which
is acce551ble and conveniently lccated in the area ‘ot the

city tO'Wthh the Board is a . Puﬂéic noti or the

Y, /}/f% 224

4{7"~ Pestgr Keview Bod d-member sha pot—engage

in private communication with proidct proponents or members

;‘; he—affectod-communit -—:.'-f-; :.prgnoﬁalinndermrevtew~' :
ot N 7 T amendEd By LoD sE mﬁ‘
s tne-pomre-om i —she-senber sers Goyantec, M - LT
‘ 5. In the event that 'a Design Review Board member_lqm«L’L
: ” G e
is unable fo serve, substitutions for the three at-large -5?)
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18
19

20

21

22
. 23

24

25
26

27

28

‘regularly

for Design Review Board r

"Review decisions.

heduled Design Review Board meetings shall be

posted in th Department and published in the general mailed

release.

3. meetings. of the Design Review Board &re

‘open tc the general public.

23.41.010 " pesign Review Guidelines

The ‘adopted Citywi Desiganuidelines provide the basis
ommendations and City Design
Neighbor oods may develop design

'guidelines specific to a nei orhood’s individual character.

Neighborhood De51gn Guidelines ay amend or supersede the

fcitywide Design Guidelines and p ovide the basis for De51gn

eview decis1ons in that neighbor ood, to the extent prov1ded
by the City COuncil in adopting ' the Neighborhood Design

ﬂ uidelines.
23.41.012 DeveIopmentiStandard Depyrtures

Al Departure from: Land Use code r quirements may be
permitted for new multifamily and commerc191 development as
‘part of the Des1gn ReView process.

Departéifs may be allowed

:if an applicant demonstrates that departures\ from Land Use

Code standards would result in a development‘hhich better
‘meets the intent of the adopted Design Guideli es.

) ,B' The follow1ng development standard -de artures may:
be;permitted through De51gn Review:

1.  structure width and depth limits '\
v \

2. Setback requirements \
-3, Modulation requirements : \
4. Design, location and access to parkin

requirements
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TIME AND L{; t)l STAMP

SPONSORSHIP A _

ST 1l

THE ATTACHED DOCUMENT S SPONSORED FOR FILING WITH.THE CITY COUNCIL BY
THE MEWEMS):OF‘ THE CITY COUNCIL WHOSE SIGNATURE(S) ARE SHOWN BELOW:

AT

“FOR CITY COUNCIL PRESIDENT USE ONLY

COMMITTEE(S) REFERRED TO: S o) 18

s PRESIDENT'S SIGNATURE §
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36329 - ,
~City: of Seattle

Affidavit of Publication

 STATE OF WASHINGTON - KING COUNTY.

No, IN FULL

Affidavit of Publication

, - The undersigned, on oath states that he is an
authorized representative of The Daily Journal of Commerce, 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 referred to, published in .

the English language cuntinuously as a daily newspaper in Seattle,
King County, Washington, and it is now and during all 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 Superior Court of King County,

“The notice in thc’rexact forin annexed, was published in regular
issues of The Daily Journal of Commerce, which was regularly

- distributed to its subscribers during the below stated period. The

annexed notice; a

ORD:116909

was published on -
11/01/93

The amount of the fee charged for the foregoing publicatidh is

the sum of § ; Whic:goi Jm has been paid in full.
) Subscribed ‘and:sworn 6 before me on
11701793

i

L o

* ' Notary:Publid for the State of Washington,
S T !ﬁiéing in Seattle
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