
AN ORDINANCE related to land use and zoning, amending Sections 2-3.41.004,
23.41.01, 0, 23.41 ~O 12, and 23.41,014 of the Seattle Land Use Code,
Title 23, Seattle TvIunicipal Code to expand the deSign revic-,v program
tnreshoid dovvr.to,,vn; and adopting nevv Downtown Design Guidelines.
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ORDINANCE I I q 3 19" 9

AN ORDINANCE related to land use and zoning, amending Sections 23.41.004,

23.41.010, 23.41.012, and 23.41.014 of the Seattle Land Use Code,

Title 23, Seattle Municipal Code to expand the design review program

threshold downtown; and adopting new Downtown Design Guidelines.

BE IT ORDAINED BY THE CITY OF SEATTLE AS FOLLOWS:

Section 1. Section 23.41.004 of the Seattle Municipal Code,

which was last amended by ordinance 118980, is amended as follows:

23.41.004 Applicability.

A. Design Review Required.

1. Design review Qs4--h~ -6e)) is required for any new multifamily or

commercial structure that exceeds SEPA thresholds if the structure:

a. Is located in one of the following zones:

i. Lowrise (L3, L4),

ii. Midrise (MR)

iii. Highrise (HR)

iv~ Neighborhood Commercial (NC1, 2, 3), or

V. Seattle Cascade Mixed (SCM); or

b. Is located in a Commercial (Cl or C2) zone, and

i. The proposed structure is located within an urban

village area identified in the Seattle Comprehensive Plan, or

ii. The site of the proposed structure abuts or is directly

across ((4effi)) a street or alley from any lot zoned single family, or

iii. The proposed structure is located in the area bounded

by NE 95th Street on the south, NE 1 20th Street on the north, 1 5th Ave NE on

the west, and 30th Ave NE on the east, but only until June 30, 1999.

2. Design review Ushall be)) is required for all new Major Institution

structures which exceed SEPA thresholds in the zones listed in subsection Al
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of this section, unless the structure is located within a Major Institution Overlay

(MIO) District.

3. ((Desigiq Feview she!! be Feqbiifed fef all i9ew stFue1wes eentaifiing

FAeFe than fifty thekiSaAd (60,000) SqUaFe feet ef usable i9ew effiee spaee iR ell

dewntewn zenes.)) Downtown, design review is reguired for all new multifamily

and commercial structures greater than or egual to the following thresholds:.

DOC 1

&
a

m
p

; DOC 2 Zones

Use Threshold

No n--Residential 50,000 square feet of gross floor area

Residential 20 dwelling units

DRQ, DIVIC, DIVIR, DI-11, DH2

Use Threshold

Non-Residential 20,000 sauare feet of -gross floor area

Residential 20 dwelliiLq_~Lnits

4. New multifamily or commercial structures in the zones listed in

subsection Al of this section, that are subject to SEPA solely as a result of the

provisions of SMC Section 25.05.908 ((9)), environmentally ((sensitive)) critical

areas, Ushe" Fiet be subjeet t&amp;)) are exempt from design review.

Design Review - Optional

1
. Design Review is optional to any applicant for new multifamily,

commercial or Major Institution structures not otherwise subject to this

C((e))hapter, in all multifamily, commercial or downtown zones.

2. An administrative design review process is an option to an

applicant for new multifamily, or commercial structures, if the structure would

not exceed SEPA thresholds in multifamily, commercial or downtown zones,

according to the process described in Section 23.41.016.

C. Exemptions. The following structures are exempt from design review:

1
.

New structures located within Special Review Districts., as

regulated by Chapter 23.66L((5))

2. New structures within Landmark Districts as regulated by SIVIC

Title 25, Environmental Protection and Historic Preservation((7 eF whieh))

2
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3. New structures that are within the Historic Character Area of the

Downtown Harborfront 1 zone, as regulated by Section 23.60.704, or are

otherwise required to undergo Shoreline Design Review as regulated by Chapter

23.60 ((7 Shall be exeFnpt ffeffi ts fef desigig feview undeF this

el9apteF)).

Section 2. Section 23.41.010 of the Seattle Municipal Code,

which Section was last amended by Ordinance 118012, is amended as follows:

23.41.010 Design Review Guidelines

The adopted ((eitywide design gaidelines)) "Guidelines for Multifamily and
Commercial Buildings, 1993", provide the basis for Design Review Board

recommendations and City design review decisions, except in Downtown,
where the "(Offte4m)) Downtown Design Guidelines, 1999" apply.

Neighborhoods may develop design guidelines specific to a neighborhood's

individual character. Neighborhood design guidelines may amend or supersede

the 'ICitywide design guidelines, 1993" or the "((lj9teFiFn)) Downtown Design

Guidelines, 1999" and shall provide the basis for design review decisions in

that neighborhood, to the extent provided by the City Council in adopting the

neighborhood design guidelines.

Section 3. Subsections B and C of Section 23.41.012 of the

Seattle Municipal Code, which Section was last amended by Council Bill

112553, is amended as follows:

23.41.012 Development standard departures.

B. ((The fellewing develepffient standaFel 4))2epartures may be ((peFn9it!ed

thFeugh -grante from the following reguirements:

1
. Structure width and depth limits;

2. Setback requirements;

I Modulation requirements;

4. SCM zone facade requirements, including transparency and blank

facade provisions;

5. Design, location and access to parking requirements;

6. Open space or common recreation area requirements;

7. Lot coverage limits;

8. Screening and landscaping requirements;
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9. Standards for the location and design of non-residential uses in

mixed use buildings;

10. Within Urban Centers, in L3 zones only, the pitched roof of a

structure, as provided in Section 23.45.009C, may incorporate additional height

of up to twenty (20) percent of the maximum height permitted, as provided in

Section 23.45.009A, subject to the following limitations:

a. A pitched roof may not incorporate the additional height if

the structure is on a site abutting or across a street or alley from a single family

residential zone,

b. The proposed structure must be compatible with the general

development potential anticipated within the zone,

C. the additional height must not substantially interfere with

views from up-slope properties, and

d. No more than one (1) project on one (1) site within each

Urban Center may incorporate additional height in the pitched roofs of its

structures pursuant to this subsection unless development regulations enacted

pursuant to a neighborhood planning process allow other projects to incorporate

such additional height;

11. Downtown street facade requirements;

12. Downtown upper-level development standards;

13 Downtown coverage and floor size limits;

1((-3))4. Downtown maximum wall dimensionsi ((en4))

1((4.))~ Downtown street level use requirements; and

16. Combined coverage of all rooftop features in downtown zones

subject to the limitations in subsection 23.49.008C2.

C. Other development standards may be added to the list of permitted

development standard departures in subsection B, through neighborhood-

specific design guidelines ((whieh)) that are adopted by Council.

Section 4. Subsections C, E and F of Section 23.41.014 of the

Seattle Municipal Code, which Section was last amended by Ordinance

118980, is amended as follows:

23.41.014 Design Review Process

C. Guidelines Priorities.

1
.

Based on the concerns expressed at the early design guidance

public meeting or in writing to the Design Review Board, the Board shall identify

4
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any guidelines ((whieh)) Lhat may not be applicable to the site and identify

those guidelines of highest priority to the neighborhood. The board shall

incorporate any community consensus regarding design, expressed at the

meeting into its guideline priorities, to the extent the consensus is consistent

with the design guidelines and reasonable in light of the facts of the proposed

development.

2. The Director shall distribute a copy of the guideline priorities

applicable to the development to all those who attended the early design

guidance 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 ((b))fioard

and the public for early resolution of design issues, and may hold additional

optional meetings with the public or the ((Pesigiq Re )) Board ((pFieF te fifint

a Mastef Use PefFak appl;eatien.)). The Director may require the proponent to

meet with the Board if the Director believes that such a meeting may help to

resolve design issues.

Design Review Board Recommendation.

1
. During a regularly scheduled evening meeting of the Design

Review Board, other than the early design guidance public meetings, the Board

shall review the record of public comments on the project's design, the

project's conformance to the guideline priorities applicable to the proposed

project, and the staff's review of the project's design and its application of the

design guidelines.

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

be made by the Design Review 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 the design

guidelines, and whether to ar)r)rove, condition or deny any requested delpartures

from development standards.

Director's Decision.

1
.

A decision on an application for a permit subject to design review

shall be made by the Director. The Director may condition,.a proposed proiect

to achieve compliance with design guidelines and to achieve the purpose and
intent of this Chapter.

5
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2. Projects subject to design review must meet all codes and

regulatory requirements applicable to the subject site, except as provided in

Section 23.41.012.

3. The Director's design review decision shall be made as part of the

overall Master Use Permit decision for the project. The Director's decision shall

consider the recommendation of the Design Review Board, provided that, if four

(4) or more members of the Design Review Board are in agreement in their

recommendation to the Director, the Director shall issue a decision ((Whieh))

that makes compliance with the recommendation of the Design Review board a

condition of permit approval, unless the Director concludes that the

recommendation 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 regulatory

requirements applicable to the site; or

d. Conflicts with the requirements of state or federal law.

Section 5. The "Downtown Design Guidelines, 1999"', attached hereto

as Attachment A, are hereby adopted for design review downtown as

prescribed by SIVIC 23.41.010.

Section 6. The provisions of this ordinance are declared to be separate
and severable. The invalidity of any particular provision shall not affect the

validity of any other provision.

Section 7. This ordinance shall take effect and be in force thirty (30)

days from and after its approval by the Mayor, but if not approved and returned

by the Mayor within ten 0 0) days after presentation, it shall take effect as

provided by Municipal Code Section 1.04.020.

Passed by the City Council the 9 t!!
day of M

, 1999, and

signed by me in open session in authentication of its passage this Sh-~!-day of
I "K

MOAC~\- ,
1999.

L
Approved by me thisCJ day 0

,
1999.
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From: Bob Morgan
To: domI3.p1303.SKELTON, dom I 3.pI 303. DOHERTY, CLERKMC...

Date: 3/2/99 11:02am

Subject: Revised, v2, of cb 112593

(PS - I change the document summary info on the attached version. That's the only change from the one I

sent in earlier e-mail.)

Here is the e-copy of CB 112693 (VER. 2), as amended by the BECD Committee.

This is how it will go into the jacket for action on Monday, 3/8.

Please let me or Dan McGrady know if you have comments or corrections on this amended CB.

Thank you.



DRAFT MYEAL 4(d) RULE

The prohibitions of section 9 of the ESA (16 U.S.C. 1538) apply to the Puget Sound

Chinook ESU, with the following exceptions:

1) incidental take of species occurring either within the boundaries of, or as a result of

the activities of, any go~,eriimental Jurisdiction or group of jurisdictions which has
J

obtained NMFS appros,~al of an Early Action Program for Chinook Conservation which

demonstrates the following:

a) that the proposal in its entirety will contribute significantly to conservation of

chinook in the ESU by addressing scientifically credible factors for decline of chinook,

and improving the functioning of the ecosystems which provide chinook habitat;

b) that adequate financial mechanisms and other resources to ensure performance

are, or will be, in place within a reasonable period of time;

c) that the jurisdiction or jurisdictions either have in place, or have made specific

and verifiable commitments to develop and implement, regulatory and enforcement

programs for all activities within the jurisdiction's regulatory authority, that are adequate

to control the most significant potential ad-vvrse impacts to species or habitat; and

d) that the jurisdiction or jurisdictions have in place, or have made specific and

verifiable commitments to develop and implement, a program of Best Management
Practices for the jurisdiction's routine operations which may incidentally affect chinook

or its habitat; and

e) that the jurisdiction orjurisdictions are participating fully in watershed-based

planning efforts to analyze the specific factors contributinla-, to chinook decline in that

watershed, to identiA, and prioritize measures to address those factors, and to develop and

implement programs and ftindint, sources to accomplish those measures; and
Zn

f) that appropriates benchmarks, milestones, and reporting requirements have

been established to enable NMFS to monitor progress toward completion of the Early

Action Program for Chinook Conservation.

The exemption in paragraph (1) shall terminate upon NMFS approval of a local

Conservation Plan addressing the j urisd-,,CtiOD or jurisdictions in question, or two years

after NMFS approval of the Early Action Program, whichever is earlier.

2) The exceptions of section 10 of the ESA and other exceptions under the Act, and

activities carried out in conformance with federal licensing conditions, if such conditions

specifically address chinook habitat, and have been reviewed and approved by the

Services as substantially equivalent to measures that would be included in a section 10

habitat conservation. plan.
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Respond to the physical environment,
Develop an architectura~ concept and com

'

pose the building's

massing in response to geographic conditions and patterns of urban

form found nearby or beyond the immediate context of the building site.

considerations

Each building site lies within a larger physical

context having vanous and distinct features and

characteristics to which the building design

should respond, Develop an architectural con-

cept and arrange the building mass in response

to one or more of the following, if present:

consider how the project could respond
to the geography beyond downtown

a. a change 'In street -rid all,anment that

vields a site having nonstandard

b. asite having dramatic topography or con-

trastIn- ed-e conditions;
C~ C

c. patterns of urban form, such as nearby

buildings that have eniployed distinctive

and effective massing compos;ltions;

d. access to direct sun 11 gaht-seasonallv or at

particulat- times of day;

e. view-s from the site of noteworthy stilactures

or natural features, (.Le.: the Space Needle,

Smith Tower., port facilities, Puget Sound,

Mount Rainier, the Olympic TNIountains)

f. views of the site from other parts of the

c1tv or re-ion: and

g. proximity to a regional transportation cor-

ridor (the monorail, light rail, freight rail,

major arterial., state highway, ferry routes,

bicycle trail, etc.),

Some areas downtown are transitional envi-

ronments, where existing development pat-

terns are likely to change. In these areas, re-

spond to the urban form goals Of CUrrCTIt plan-

ninz efforts, being cognizant that new develop-

ment will establish the context to which future

development will respond.

consider employing a similar massing composition to adjacent
bvflding~s in response to the vicinity's topography, the site's

location ard standards such as view corridor requirements

10 Design Review GuidefinesJor Downtown Developmew
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Enhance the skyline.
Design the upper portion of the building to promote visual interest

and variety, ':n the downtown skyline. Respect existing landmarks

while respondinla to the skyline's present and planned profile.

D~2
,tarSite Planning &amp; Massing

Rpspeodin.~, to 'he Larger Context

a _-,
-

I VIJ

,his treatment of ,P.e building top

provides a distinctive identity to an

other-wise simple mass and form

A sculptured top can lend a d istinctive identity

to the building while helping to onent people

as [hey approach and go places dowintown, Rc.--

ducina, the area of the top floors reduces the

appearance of the overall bulk- and generally

produces a mo-re interesting building form, As

buildings in height, the more visible

upper portion can be shaped and finished to

appear increasingly slender and more orna-

mental.

building as a whole.

considerations

Use one or more of the following architectural

treatments to accomplish this goal:

a. sculpt or profile the facades;

b. specify and compose a pwlette of materials

with distinctive texture, pattern, or color; and

c. provide or enhance a specific architectural

rooftop element.

In doing so, enclose and integrate any rooftop
C~ I

mechanical equipment into the design Of the

For additional information, see Appen-
dix A, Policy 15: Building Hei~dhl, in the

Urban For, n portion of 6~e Land Use

and Transportation Plan.

A floor-area bonus is granted to build-

ings ~n Land Use Distrim,.S DOC-i and

DOC-11 vvt7ich meet specific criteria as
oullined in Directlor's Rule 20-93, Pub-
lic Senefit Features.

a scu!pred form is carded

up the nuilding to ~he

distinctive treatment of 'he

rooftop

12 Design Review GuidelinesJorDowntown Development
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Respond to the neighborhood context.
Develop an architectural concept and compose the

major building elements to reinforce desirable urban
tleatures exist!ng in the surrounding neighborhood.

Architectural Expression
Relating to the Neighborr.-cod ~_-_nuaxt

consider providing
overhead weather

protection to transit
riders

considerations

Each buiTdinc site lies within an urban neighboc-

hood context having distinct feauires wid char-

acteristics to which the buildinl~- design should

respond, Arrange the building mass ir, response
to one or more of the following, if present:

a. a surrounding district of distinct and note-

worthy character;

b. an ad-lacent landmark ornoteNvorthy building-,

c. a major public amenity orinstitution nearby;

d. neighboring buildings that have employed
distinctive and effective massing composi-

tions;

P_ elements of the pedestrian network nearby,

(i.e.: green street, hillclimb, mid-block cross-

in.-, through-block passeageway); and

f. direct access to one or more components
of the re-ional transportation system.

Also, consider the design implications of the pre-
dominant land uses in the area surrounding the

site.'See guidelines on pedestrian interaction (C-

1, p. 20), and open space (D-1, p. 32).

When a projectis proposed adjacent to or across the

Sures. A sympathetic treatment of the massing overall de-

sign, facades, and streetscape may be required to ensure

compatibility of the proposed pruject with the designated

landmatk.

Cit

Street Frorn a designated landmark site or structure, tl~,e

'Y' s Historic Preservation Officer trust assess any ad-

Verse impacts and comment on possible mitigation mea-

Design Review GuidelinesforDowntossm Development

the base of the new building respects the

character and scale of the abutting landmark

building



i?eigiborfng buildings

towe., meets the sidewalk with a similar

street level scale as the existing context

Design Review Department ofDesign, Construction &amp; Land Ose is
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Area.
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"IleRela tk:

the upper leve,s -.17 fh,-~
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Crea e a transition in bulk and scale.
Compose the mass~ng of the building to create a

transiton to the height, bulk, and scale of development
in nearby less-irLensive zones.

Architectural Expression
Re"ating to the Neighborhood Conte~,-

the choice of colors and cladding

materials to articulate the building's

facades in intervals provides a

Hel'AtIMILits andupperlevel setbackrequirements

were established downtown to crea~e large-scade

trans tions in heiuht, bulk, and scale. More refined

transitions iii bulk and scade must aiso be consid-

ered. Buildings should be compatible with thescale

011development anticipated by the applicable Land

Use Policies for the surrounding area and should

bt-- sited and designed to provide a scrisitIVI:2 transl-I

tion to nearby, less-tintensive zones. Buildings on

zone edges should be developed in a manner that

creates a step in perceived height, bulk. and scale

between the devc1opment potential of the adjacent

zones.

considerations

Factors to consider in analyzing potential

he~ Oit, bulk, and scale impacts include:

a. topographic relationships;

b. distance from a less intensive zone edge;

c. differences in development standards be-

tween abutting zones (allowable building0

height, widtb, lot coverage, etc.),

d. effect of site size and shape.-

e- height, bulk, and scale relationships msulting

from lot orientation (e,g., back lot line to back

lot line vs. back lot line to side lot ae); and

f. type and amount of separation between lots in

the different zones (e.g., separation by only a

property fine, by an alley or street, or by other

physical featuivs such as grade changes);

desirable scale in reiation to the street grid or platting orientations.

surrounding context

This guideline supplements the Ory's SSFA (State Eoviron-

mental Policy Act) Policy on He?ght, Bulk and Scale. For

projects undergoing design review, the analy~is and mitiga-

Von of height, bulk, and scale impacts will be accomoJished

through the design review process. Careful siting and design

treatment based on the techniques described in this and

.
Design ReView Guidelinesfor Downtown Development

other design guidelines will help to mitigate scire he;*ght,

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 reductions in a project's development potential

unless necessaiy to comply with this guidei'me.



responding to topogm-plaic conditions in

ways that minimize irnpa,Js On ncll"ofibor-

ing development, such as by stepping a

project dowri. ~~he

In some cases, reductJons in the actual bulk and
scale of the proprjs~-,~l struc.,.wf; ma'y be

s,17,-
in order ~.o

ii-.~--p-actF and
achie,v~~ ar. iav(-'~. of

So;-~x ~erhn~o-"'es wh - in thtsecan be w:-J

cases

k. articulating the building's faca-des vertically

or horizontally iii

Sting stract"m'~; Ptaftern;

increasing s:z~tback-s from the zone

rcd"~c'--'g of Lhe buildi-n.g.'s upper
f'~

, loors: and

edge ai uo:-~:d'

limfti--, the length of, or otherwise modi-Z'

fying, facades.

Height, bulk, and scale mitlgation may be required in two
generz,-! -Jrr:;m.sTances:

MeP., s--'~f': ~c' r~~ 1-1-1

UM scr-,e cises, caref-ol
- `-g ai----d dt~~,;L-n rrcat-

Co r--, 10 u- as fo 11 o W S

h- Ilse (svch as

r-)cf Mes, or f-'-nes-

color, ~~hat deTive from

intensive zor;~~.

archite~-tural massifr~ of building compo-
nents; and

S -J,

jon. area,

ue~~,'Is such

and

oatterns

-a-i't? of a large

Architectwal Expression
Reia,ingl ~;) the Naghao,,,'1-~od

f~d,-Ie A 2.

OF

whc;e
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Reinforce the positive urban form &amp;

architectural attributes of the immediate area.
Consider the predomin-ant att'ributes of the immediate neighborhood

and reinforce desirable siting patterns, rriassing arrange-ments,

treetscape, characteristics of nearby deveiopmentand st

Architectural Expression
Relating M the Neigtbort~ood 'C'u-ntext

In general, orient the building entries wid open

space toward street intersections and toward

street fronts with the bighest pedestrian activitv.

Locate parking and vehicle access away from

entries, open space, and street intersections.

considerations

Reinforce the desirable pattems of massing and

facade comi)ositlon found in the surroundin-c-

area. Pay particular attention to designated

landmarks and other noteworthy buildings.

Consider complementing the existing:

a. massln'- and setbacks,

b. scale and proportions,

xpressed itruct ral bays and rnodulanons,'u

to pedestlllan-f--,riented activities such as vend-

inIg, sitting, or dining. Reinforce the desirable

streetscape elements found on adjacent blocks.

Consider complementing existing:C C,

h. public art installations,

i. street furniture and signage systems,

j. It'-liting and landscaping, and

k. overhead weather protection.

create space adjacent to the sidewalk conducivc

e. exterior finish materials and detailing,

f. architectural styles, and

g. roof forms,

Consider setting the building back slightly to

d. fenestration patterns and detailing,

is Design Review GuidelinesforDownrown De Opment



ONEWO

th.-- slight reveal

between the two

-~;tructures provides

e to respec t the

of a

building

Architectural Expresrjon
Relating fu !hel~e~ghbo;;Iood i3taK,

consider the use of repetition, variation or contrast

when designing the building's mass and form in

relation to surrounding structures

RM

the building thrm and features of the newerdevelopment
(b) offers a contrasting approach to the receptive quality
of the adjacent building (a) in engaging a key pedestrian
corner

Design Review Department ofDesign, Construction
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Design a well-proportioned

&
a

m
p

;

unified building.
Compose the massing and organize the interior and exterior spaces to

create a well-pro.portioned building that exhibits a coherent architectural

concept. Design the arichitectural elements and f nish details to create a
unifled building, so that all components appear integiral to the whole.

Buildings that exhibit forin and features identify-

ing the functions within the building help to ori-

ent people to their surroundings, enhancing-, their

comfort and sense of security while downtown.

Architectural Expression
Reiating tr the Neighborhood Context

20

consider how the

base car

co,itribule to a

conerept

arcPitecturai

concept through

its massing,

Structural

grourding and

details

considerations

When composing the
massin-l-, consider how the

following can conmbute to c-eat- a buildlvg that

exhibits a coherent architecural concept:

a. setbacks, projections, and open space;

b. relative sizes and shapes of distinct building

volumes; and

c. roof heights and forms.

When organizing the interior and exteriI ior

spaces and developing the -arch litec tUral --Ie-

ments, consider how the following can con-

tribute to create a building that exhibits a co-

herent architecural concept:

d. facade modulation and articulation;

e. windows and fenestration patterns;

f. comer features;

f
f

streetscape and open space fixtures-

h. building and garage entries; and

L buildin- base and top.

When designing- the architectural details, consider

how the followm'(Y can contribute to create a build-

ingy
that exhibits a coherent architecural concept:

j. exterior finish materials;

k. architectural lighting and signage;

L
grilles, railings, and downspouts'.

m. window and entry trim and moldin-s;

n. shadow patterns; and

o. exterior lighting.

Design Review GuidelinesforDowntown Development



the sce,

of 'the base *ell the

vertical

giving tne a sense of

substance aad permanence that

reinforces the existing street wall

the Oat, T iL,
.

I

.

i an'd af,'~ Of
Z%7s,-, middle and

top reSui~~ ;,", a -eveh'~~rapodoned and unified buiiding

Architectural Expression
Relating to the Nejghoorh~~,~~J Context
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Promote pedestrian interaction.
fSpaces for street level uses should be designed to engage pedestrians

with the acrivit;es occuring within them. Sidewalk-related spaces should

appear safe, welcorn, ing, and open to the general'public.

Livelier street edges make for safer streets,

Ground floor shops and market spaces providing

services needed by downtown workers, visitors,

and residents can generate foot traffic on the

streets, increasin,- safety through infonnal sur-

veillance. Entrances, arcades, open space, shop

fronts, seatinu, and other elements can promote

use o4~ the street front and provide places for

friendly interaction. Design decisions should

consider the importance of these features in a

particular context and allow for their. Incorpora-

tion.

considerations

Provide spaces for street level uses, that:

a. reinforce existing retall concentrations;

b. vary in size., width, and depth;

c. enhance main pedestrian links between

areas; and

d. establish new pedestrian activity where

appropriate to meet area objectives.

Design for uses that are accessible to the gen-
eral public, open duning established shopping

hours, aenerate walk-in pedestrian clienu~le,

and contribute to a hiah level of pedestrian ac-

tivity, Where appropriate, consider configur-

in- retail space to attract tenants with products

or set-vices that will "spill-out" onto the side-

walk (up to six feet where sidewalk is suffi-

ciently wide).

ar act,:Ve and lively Sidewalk ergages the interest of pedestrians

through effective transitions between the private and public realm

r-= consider extending street-!evei spaces out imo the sidewalk and

inviting pedestrians into buildings with: multiple and varied

building entries, open Iacades and variations in paving materials,

textu,es and colors

Design Review Guidelines.for Downtown Development,



pos4' : voy contribute to creating a continuous
pedost--04an environment

The Streetscape
Creating the Pedestrian i~nviranment

Consider setting portions of the buildling back

slightly to create spaces conducive to. pedes-
triau-oriented activities such as vendnz, rest-

ing, sitting, or dining. Further articulate the

street leve" fac3de to provide an engaging
pedestrian experience via:

a. open facades (i.e., arcades and shop fronts);

f - Multiple building entries;

9. windows that encourage pedestrians to

look into the building interior;

h. merchandising display windows;

1. street front open space that features art

work, street furniture, and landscaping; and

exterior finish materials having texture, pat-

tem, lending themselves to high quality de-

tailing.

DOS19" Review Department ofDesign. Construction &amp;Land Use 23



Design facades of many scales.
Design architectural features, fenestration patterns, and material

com-ositions that refer to the scale of human actMties contained

with'in. Build;;ng facades should be composed of eiernents scaled to

promote Pedestrian comfort, safety, and orlentwl-ion.

Building modulations and articulated stiuctumd bays

establish a. framework forcomposing facadessc~Oed
I

to reflect theacilvides performed within, Architec-

tural elements arrancred to enhance orientation,
C,

con-ifort, and visual ~-itere-st invite pedestrian inter-

-action. Tfunsparency at the street level enlivens the

street environment, providing interestand
actlvl,~"C-

alon- the sidewalk and at night providing a see(-jnd-

arv, more intimate, source of lightino

considerations

consider apen farades that meet
ar,fj engage the pe-destru-In

Consider modulating the building facades and

reinforcing t4is modulation with the composi-

tion of:

a. the fenestration pattern-,

b. exterior finish materials;

The Streetscape
Creatfr;gthe Pedestrfan Environment

c. other architectural elements;

d. light fixtures and landscaping elements; and

e. the roofline.

24 Design Review Guidelinesfor Downtowr Development



ar; arrangement or varied masses,
fenestration patterns and finish

materials wit6 the building
results ir an appropriate scale at

the street level

The Streetscape
Creating the Pedestrian Environment

the ~00ftlne Of adds t,~; C?e

structure's residential identity
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Provide active-not blank-facades.
Buildings should not have large blank walls
4mcing the street, especially near sidewalks.

encouragfe multiple small sto(e fronts

to extend out to tt~e sidewalk

Blank facades limit pedestrian interaction with

the building, effectively "deadening- the street
C~

environment where, they occur. They provide

opportunities for defacement with graffiti and

encourage other undesirable activities.
z:_,

f. small setbacks, indentations, or other architec-

tural means of breaking up the wall surface;
Z:I

g~ different textures, colors, or materials that

break up the wall's surface.

h. special lighting, a canopy, awning, hori-

saic. mural, decorative masonry pattern,

sculpture, relief, etc., installed over a sub-

stantial portion of the blank wall surface;

e. high quality public art in the form of a mo-
I

lis or frame installed to obscure or screen

the wall's blank surface;

vegetation that will grow up a vertical trel-
Z~

d. a landscaped or raised bed planted with

imited lengths of blank walls;
Z~

considerations

Facades,which for unavoidable programmatic

reasons may have few entries or windows
should receive special design treatment to in-

crease pedestrian safety, comfort, and interest.

Enliven these facades by providing-

a. small retail spaces (as smail as 50 square

feet) for food bars, newstands, and other

specialized retail tenents;

b. visibility into building interiors;

maintenance is essential if this strategy is

employed.)

zontal trellis, or other pedestrian-oriented

feature to reduce the expanse of the blank

surface -and add visual interest;

" seating ledges or perches (especially on

sunny facades and near bus stops); and

" merchandising display windows or regularly

changing public information display cases.

(Note that a commitment to a high level of

I
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street amenities can enliven an

otherwise dead space

a mural a~~';v-tcs a biar-A. surface

The Streetscape
Creating the Pedestrian Environment

a seat',rig ledge, firUng and

vertically growing vegetation

contribute to a humane street-

level facade
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Reinforce building entries.
To promote pedestrian comfort, safety, and orientation,

reinforce buildJing entries.

comsider reflecting extra-height

lobby space through treatment of

walk;

a change in paving material, texture, or

color,

L distinctive landscaping, including plan

water atures and seating; and

omamental glazing, railings, and balustrades.
Z~ It"

the street fronting facades to aid in

identifying the building's entry

~iza,
~ L

distinctive fandscaping orovides an
effecz-ive transition from the pedastrf

.

an

pla7a to the building entry

The Streetscape
Creating t,~-e Pedestrian Environmert

28 Design Review Guidelines.for Downtown Development

Ent"Ies should be -clearly identifiable and vis-

i'ble frot
I ible and-n the street and easily access

inviting to pedesiflians. In circler to increase

personal safety, entries and associated open

spaces should be designed to avoid the cre-

ation of isolated areas and to maintain lines

of sight into and out of the space.

Reinforce the buliding's entry with one or more
of the following architectural treatments:

a. extra-height lobby space;C,

b. distinctive doonvays;

c. decorative li'ahting;
4:-

d. distinctive -entry canopy;

.0. projected or recessed entry bay;

f. building name and address integrated into

the facade or sidewalk;

g, artwork integrated into the facade or side-



residential buildings

To make a residential building more approach-
able and to create a sense of association amorg
neighbors, entries should be clearly identifiable

and visible from the street and easilyacc,~~,s'

and inviting to pedestrians. The
the building and the sidewalk should jprovirlt~ -~o-

curity and privacy for residents an;

sociallinteraction among residents aml iv,,

Provide convenient and attractive acc-t-s.,;

the building's entry. To ensure c~_-mifo't ar'~~

secunty, entry areas and adjacent op,,:,,n

should be sufficientIv lighted an~`k ~)Vlf~~te',__"~'I
~ , I -j~ ~_' '~ 'eq' ;

from the weather. Opportunities f~r
cre'~

ng mateitais

ar;c.'
--yie e'rni~hasizes the

lively, pedestrian-oriented open spac.- e

be considered. See the Citywide G!u~cltdnes for

additional discussion of residential
--atry treat-

ments, especially A-3 (p. 11 0), A-6 (p. 16), D- I

(p. 40), and D-7 (p.5 1)~

The Streetscape
Creating the Pedestrian Environment

consider providing a change in paving

material, texture, or color

a distinctive caf!opy, recessed encry Gay and decorativ,,

reinforce the building entry

Design Review Department ofDesign, Construction
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Encourage overhead weather protection.
Proiect applicants are encouraged to provide continuous, well-lit, overhead

weather protection to improve pedestrian comfort and safety along major

pedestrian routes.

Overhead weather protection helps to define

the pedestrian realm and reduce the scale of

tA buildings. Transparent or translucent cano-

pies alon,,- the length of the strc~~t provide wel-l -

come weather protection, resulting in a more

pedestrian friendly environment. Lighting be-
Z~~

neath canopies and marquees adds in-urriacy

and promotes a sense of security. Busy down-

town bus stops benefit greatly from canopies

extending along the building 11acade.

considerations

Overhead weather protection should be de-

signed with consideration (Y'liver, to:

a. the overall architectural concept of the

building (as described in Guidefine B-4,',

b. uses occurring within the buildingsuch as

The Streetscape
Creating tt~e Pedestrian Enwronment

entries and retailspaces) or in the aqjacent

streetscape environment (such as bus stops

and i-ntersections);

C. minirnizin.,; gaps in coverage-,

d. a drainage strategy that keeps rain water

off the street-level facade and sidewalk-,

e. continuity with weather protection pro-

vided on nearby buildings,

f. relationship to architectural features and

elements on adjacent development, espe-

cially if abutting a buildiiig of historic or

noteworthy character;

g. the scale of the space defined by the height

and depth of the weather protection;

h. use of translucent or transparent covering

triaterial to maintain a. pleasant sidewalk en-

vironment with plenty of natural light; and
Z:'

L when opaque material is used, the illurrii-

nation,of light-colored undersides to in-

crease security after dark.
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when opaque used

The Streetscape
Creating the Pecestrian Environment

11

all as
def ~?;,)d t. v

for bus r1dais ad-, a busy tranw-t S"reet

provided on nearby bwidings
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The Streetscape

Develop the alley facade.
To increase pedestrian safety, comfort, and interest,

develop portions of the alley facade in response to the

unique conditions of the site or project.

Creating the Pedestrian Environment

accommodate a variety of needs while prov id-

ing for a safe and comfortable pedestrian envi-

ronment.

Alleys downtown can be threatening or allur-

ing, and often both. Like streets., alleys should

considerations

Con sider enlivening and enhancing the alley en-

trance by:

a . extending retail space fenestration into the

alley one bay;

b. providing a niche for recycling and waste

receptacles to be shared
'

with nearby, older

buildings lacking such facilities; and

r- addiag effective lighting to enhanct-, visibil-

ity and safety.

locating the parking acess near the

entrance to the alley and chamfL-ring

the building comers increases visibility

and safety for pedestrians and
vehicles

32 Design Review Guidelinesfor Downtown Development



~n'.~~ sr-a C

wasze recep )cjes inset tnto rne .:

filding

alley parking access Enhance the facades

and surfaces in and adjacent to the alley to cre-

ate parking access that is visible, safe, and wel-

corning for drivers and pedestrians. Consider

d. locating the alley parking garage entry and/

or exit near the entrance to the alley;

0. installing highly visible signage indicating

parking rates and avaHability on the building
facade adjacent to the alley; and

f. charafering the building comers to enhance

pedestrian visibility and safety where alley is

regularly used by vehicles accessing parking

-&amp;-idloading.

M~

consider extending retail space fenestration into the aney tacade

1R7 MMUNT
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Provide inviting &amp; usable open space.
Design publicopen spaces to promote a visually pleasing,

safe, and active environment for workers, residents, and visitors.

Vews and solar access from the principal area of the open space
should be especially emphasized.

New buildings downtown are encouraged to in-

corporate public spaces to enhance the pedestrian

environment, reinforce the downtown open space

network, and offset the additional demand for

public open space from downtown employment.

New residential buildings downtown are encour-

aged to incorporate usable private open space.

consider providing site furniture

Public Amenities
Enhancing the Street-scaPe

&
am

p; Open Space

considerations

Arhe-re a commercial or mixed-use building is set

back from the side walk-, pedestrian enhance-

ments should be considered in the resulting street

frontage. Downtown the primary Nriction of any

open space between commercial buildings and

the sidewalk is to provide access into the building

and opportunities for outdoor activities such as

vending, resting, sitting, ordining.

m All open space elements should enhance a

pedestrian oriented, urban environment

that has the appearance of stability, qual-

ity, and safeLy.

Preferable open space locations
'

are to the

south and west of tower development, or

where the siting of the open space would

improve solar access to the sidewalk.

" Orient public open space to receive the

maximum direct sunlight possible, using

trees, overhangs, and umbrellas to provide

shade in the warmest months. Design such

spaces to take advantage of views and so-

lar access when available from the site.

" The design of planters, landscaping, waUs,

and other street elements should allow vis-

ibility into and out of the open space.

Open spaces provided as Public Benefit

Features must comply with Director's

Rule 20-93. This nile contains many
helpful guidelines thr enlivening the

space with retail uses, seating, land-

scaping, and artwork
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Open spaces can feature art work, street furni-
t

inture, and landscapi g that invite customers or en-

hance the building's setting.

Examples of desirable features to include are:

a. visual and pedestrian access (including-, bar-

rier-free access) into the site from the pub-
lic sidewalk;

walking surfaces of attractive pavers;

c. pedestrian-scaled site lighting;

d. retail spaces designed for uses that will

comfortably "spi'H out" and en liven the

open space;

0. areas for vendors in commercial areas;

f. landscaping that enhances "he space and

architecture;

g. pedestrian- scaled signage that identifies

uses and shops; and

h. site furnivure, art work, or amenities such

as fountains, seating, and klosks.

residential open space

Residential'buildings should be sited to maxiMiZe

opportunities for creating us-able, attractive, well-

integrated open space, in addition, the following
should be considered:

courtyards that organize architectural ele-

ments while providing a common garden;

entry enhancements such as landscaping

along a common pathway;

k. decks, balconiesand upper level terraces;

L play areas for children;

m . individual gardens; and

n. location of outdoor spaces to take advan-

tage of sunlight.

usable open space provides pedestrian

access into the site From the pubUc
sidewaik

Public Amenities
ne

o,--_---I Space

Design Review Department qfDesign, Construction

&
a
m

p
; Land Use 35



Enhance the building with landscaping.
Enhance the building and site with generous landscaping-
which includes Special pavements, trellises, screen walls,

planters, and site furniture, as well as living plant material.

To avoid publiesafery problems, maintain

trees and shrubs so that normal lines of sight

are preser-ved aid nighttime security lighting

remains effective.

considerations

Landscape enhancement of the site may include

'%ome of the approaches or features listed below:

a. emphasize entries with special planting in

conjunction with decorative paving and/or

li-hting;I
Z"

b. include a specia.] feature such as a court-

yard, fountain, or pool;

c- incorporate a planter guard or low planter

wall as part of the architecture;

d. distinctively landscape open areas created

by building modulation;

Public Amenities
Enl)ancing Me Streetscarie

&
am

p; Open Space

e. soften the building by screening blank

walls, terracing retaining walls, etc;
C, -

increase privacy and security through

sscreenin- and/or shadin-

g, provide a framework such as a trellis or

arbor for plants to grow on;

h. incorporate upper story planter boxes or

roof planters;

1. provide identity and reinforce a desired

feeling of intimacy and quiet;
4:~

StroOt &amp;VOSare required on all downTown streets as.part

of new development to iend a human scafe to the urban. en-

vironment (with their teKtures, colors. and spacing), provid-

ing for pedestrians a perceived buffer from the noise and
dirt ofstreet traffic. Deciduous trees are preferred. Tree

plandng must conform to the Street Tree Planting standards

ofthe CityofSeattle.

36 Design Review GuidefinesJor Downtown Development

Cree.7 Stroets are street fights-of-way that are en-

hanced for pedestrian circulation and open space use with

a variety of pedes trian-oriented features, such as sidewalk

widening, landscaping, artwork, and trafflic calming. Inter-

esting street level uses and pedestrian amenities enliven

the Green Street and land a special identity to the sur-

rounding area.



provide brackets for hanging planters;4~

k. consider how the space will be viewed

from the upper floors of nearby buildings

as well as from the sidewalk; and

1. if on a designated Green Street, coordinate

improvements with the local Green Street

plam

Reinforce the desirable pattern of
L.-.-:d~,,,caping

found on adjacent block faces.

M. plant street trees that match the existing

planting pattern or species;

n. use similar landscape materials; and

o. extend a low wall, use paving similar to

that found nearby, or employ similar stair-

way construction methods.

cansio:ple add
visual interes-, "" ad~ Otherwise flat

trellises and upper story planters vertical surface
aid in establishing a human

scaled street level facade

PuMic Amenities
tt~~- S~raetscapa

&
a
m

p
;

Open Space
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Provide elements that defin-e the place.
Provide special elements on the facades, with~n Public open

spaces, or on the sjdewa~k to create a distinct, attractive, and

memorable "sense of place" associated with the bu:1dingir.

MMOMMP
human scaie publiC 3rt

Distinctive landscaping, street furnit-ure, and

special attractions can help establish a speclial

idenoty for the building, attracting viskors and

providing orientation and comfort to those us-

in- it. To add interest and enrich the quality of

public spaces, art may be part of wall -or pav-

ing surfaces, elements of landscaplug., foun-

tains, or free standing sculpture,

considerations

Incorporate one or more of the following as

appropriate:

&amp; public art;

b. street furniture, such as seating, newspaper

boxes, and information kiosks;

c- distinctive landscaping, such as specimen

trees and water features;

d. retail kiosks;

e. public restroom facilities with directional

si-ns in a location easily accessible to all-.

and

Public Amenities
Enharicifng rhe Streetscape &

am
p; Open Space

Public seating areas in the form of ledgts,

broad stairs, planters and the like, espe-

cially near public open spaces, bus stops,

vending areas, on sunny facades, and other
Z,

places where people are I Ikely to want to

pause or wait.

Enliven intersections by treating the comer
of the building or sidewalk with public art and

other elements that promote interaction (enti:7,

tree, seating, etc.) and reinforce the distlnctiv~

character of the surrounding area.

38
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Create a sense of place

Public Amenities
Enhoncing the

&
a
m

p
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ape; Space
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Provide appropriate signage.
Design signage appropriate for the scale and character of the project

and immediate neighborhood. Al'I signs should be oriented to pedestrians

and/or persons in vehicles on streets within the immediate neighborhood.

Signage should be designed 1) to facdItate

rapid orientation,22) to acid interest to the street.

level envirorunent, 3) to reduce visual clutter,

4) to unify the proj_ect as a who!e, and 5) to en-

hance the appearance and safety of the down-

town area.

considerations

If the project is larcre, consider designing a

comprehensIve buildinc, and tenant sionaae

system using one of the following or similar

methods:
consider attaching sign(s) to a feature on the

b0ding facade a. signs clustered on kiosks near other street

furnfture or w 1 th in s idewalk zont~ closest

to building face;

signs on blades attached to building fa-I I

ca&amp;; or

c. signs hanging underneath overhead

weather protection.

Also consider providing:

d. building identification signage at two

scales: small scale at the sidewalk level for

pedestrians, mid large scale at the street-

sign level for drivers;

Public Amenities
Enhancing the Streetsca,pe

&
a
m

p
;

Oper Space

0. sculptural features or unique street furni-

ture to complement (or in lieu of) building-

and tenant signage; and
C,

f. interpretive infori-nation about building

and construction activities on the fence

surrounding the construction site.

Signs on roofs and the upper floors of build-

ings intended primarily to be seen by motofists

and others from a distance are generally dis-
4D

couraged.

signage at the s;dewalk level
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signage at Vie stree' level mr a

broader range of visiblifity

blade signs pfZ?c.:3~, Jve?!~,

allow greater visibi,%--

signage z,) add interest to the street

level environment

Public Amenities
Enhancing the Sueetscape

&
a
m

p
;

open Space
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Provide adequate lighting.
To promote a sense of security fol, people downtown during nighttime

hours, provide appropriate levels of lighting on the building facade, on the

underside of overhead weather protection, on and around street furniture,

in merchandising display windows, in landscaped areas, and on signage.

considerations

Consider employing one or more of the fol-

lowing ]Ighting strategies as appropriate.

a. Ilburninate distinctive features of the build-

, including entries, signage, canopies,

and areas of architectaral detail and interest.

b. Installi li-htin- in display windows that0 0

spills onto and illuminates the sidewalk.

c. Orient outside lighting to minimize glare

wtihin the pubfic right-of-way.

Public Amenities
allcing the Streetscape

&
a
m

p
;

Open Space
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h4uminating buiiding featurcs can create a sense of safe

and 111dinate space around Lhe precinct of the building

r Downtown DeveloPment



Design for personal safety &amp; security,
the ~-i*d ng a-F d sitc to pro~, o-e f el .g of

pe-,.,-sona;~ sai~t_v a'~Id s'e'curity M the irnin-ediate area.

considerations

To help promote safety for the residents, work-

ers, shoppers, and visitors who enter the area:

a. provide adequate lighting;

b~ retain clear lines of sight into and out of en-

tries and open spaces;

c. use semi-transparent security scs-,oning,

rather than opaque waRs, when~ aP ropnate.P
~

d. avoid blank and windowless v;al 13 chat at-

tract graffiti and that do no~ pecmit resi-

dents or workers to observe:h,_- street;

a. use lw-~dscaping that visibllitv7

as Fhlc~rt s~uiEbs anrl`o- pa"Jq~~(j so

f - us~~ orn.at--,-A~ai 1-1ille as forj6n,~, o~--

thrA,a!~` b_~anciws ar~l above head height,

grouix,J -11,oo~- %xindows In some loca-60171.1

aw-Ad af features that pr(widt.,

Li ~!~-Vidln- -uiaces for -I,_---irrjinal act,0-

design parking areas to allow na~.uraJ say-

passing by, and for occupants of nearby

buildings;

1. install clear directional signage;

encourage "eyes on the street" through the

placement of windows, balconies, and

street-level uses; and

k. ensure natural surveillance of children's

play areas.

veillance by maintaining clear fin--scof Sight

for those who pnrk there, for pedestrians

Pubgic Amenities
Enhan6-,,9' t'-?a

&
a
m

p
;

Open Space
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'Mminimizecurb cut impacts.
Minirn~,ze adverse impacts of curb cuts

on the safety and comfort of pedestrians.

hicular Access &amp; Paddng
Min"Mizing the Adverse Impacts

Like blank facades, curb cuts effectively

"deaden" the street environment where they

occur by limiting pedestrian interaction with the

building. Curb cuts tend to increase pedestrian

exposure to moving veb,"cles, limit opportunities

for landscaping and street trees, eliminate on-

street parking spaces, and prohibit uses which

promote pedestrian interaction.

The Land Use Code (see citation in fine print

below) provides an order of preference for sit-

ing parking access, with highest preference for

access via alleys and lesser preference for di-

rect access to streets.

d. share the driveway with an adjacent prop-

erty owner;

e. locate the driveway to be visually less

dominant;

f. enhance the garage opening with specialty

provide specialty paving where the drive-

way crosses the sidewalk;

way, and garage opening;

cate them away from street intersections;

minimize the width of the curb cut, drive-

considerations

Where street access is deemed appropriate,

one or more of the following design approaches

should be considered for the safety and com-
fort of pedestrians.

a. minimize the number of curb cuts and lo-

lighting, artwork, or materials having dis-
rn

tinctive texture, pattern, or color (See also

Guideline C-4.); and

As specified in the Land Use Code for downtown zones, alley

access to structured parking is preferred over street access

to minimize the impact of autornob.,le and driveways

on the pedestrian environment, aOiacentpropeities, and

pedestrian safety. Doing so

a. minimizes the number and width of ,urb cuts,

b. provides shared access between propa~lies, and

c. locates parking access at less visible areas of the site.

Design Review Guidelinesfor Downtown Development



g. provide sufficient queueing space on site.

Where possible, consider locating the driveway
and garage entrance to take advantage of topog-
raphy in a manner that does. not reduce pedestrian

safety nor place the pe&amp;sv`~m entrance in a sub-
ordinate role.

To minimize conflicts with other uses of the right-of-way,

particulaMl pedestrian and transit
activity, the Land Use

Code specifies that vehicle access should occur from

streets classified as follows, ft.m m4n~t to least preferre~,,,,

I AlleY 6,lvjide to
anticipater.;

2. Access

S. Uass JIJ

4, CAsss

5. Ca_,~~s

6. CUM,;

7 Prirw;p-.3;

Vehicle am.,ss ,ed Green Stieets Is d1wouraged.

vehicle access is least preferred on
pedestrian classified streets

Vehicular Access &amp; P
Minlmlzfi-%~~, tile; Aiverse impacis

consider locating access away from

street intersections and sharing

access with adjacent property

7be Principal considerations for this preferentfal ordering of

access is pedestrian safety and the smooth flow of traffic.

Other cOn-siderations include pedestrian comfort and cohesive
urban form. Where necessary, this ordefing can be modified to

accommodate steeP slopes or other special conditions.'

Design Raview Department qfDesign, Construction

&
a
m

p
;

Land Use 45



Integrate parking facilities,
Minimize the visuai impact of -

rking by integrating parking

facilities wt;') surrounding development. Incorporate architectural

treatments or suitable landscaping to provide for the safety and

comfort of people using the facility as well as those waiking by.

consider incorporating pedestrian-ofiented uses and

Jesign
'
eitures it stree;t 'evei to reduce the visual

impact of parking structures

Vehicular Access

&
a
m

p
;

PaMng
M~Pirrizing the Adverse ',rnpacts

adjacent.

Set the parkingr facility back from the side-

walk and iMstall dense landscaping

Incorporate any of the blank wall treat-

ments listed in Guideline C-3.

Visually integrate the parking structure

with building volumes above, below, and

considerations

parking structures N11inimize the visibility of

at-grade parkino structures, or accessory Park-I

in- garages. The parkin', portion of a structu.-.1-

s houll (i, be architecturally compatible with the

~est of the bu'Iding and sueeLScape. Where ap-

propriate consider incorporating one or more of

-I followina treatments:

a. ln;~orporate pedestrian-oriented uses at

street level to reduce the. visual impact of

parkinkT s~ructures. A depth of only 10 feet

a]-ong the ftont of the buildin-
I

is sufficient to

provide space for newsstands, ticket booths,

flower shops, and other viable uses.

b. Use the site topography to help reduce the

visibility of the parking facility.

h. Use a portion of the top of the park-in C,

level as an outdoor deck, patio, or -garden

with -a raiL bench, or other guard device

around the perimeter.

f. Incorporate artwork into the facades.

g. Providea fne7e, cornice, canopy, over-

hang, trellis or other device at the top of

the parking level.
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parldng structure entrances

Design vehicular entries to so

that do not dominate the sr~c-~ r-.

.

c-f-itige of a

bu'~ I in ~7- S-1bordinate Ole 9,arakg~~ ~~n~- -M-Cc~ to the

1r. 'erms o~

emphasis.
Cons' ;t-ler one or ~ uore oi tl)e~ '.k,,,viigdesi gn

Re~-~~ss the gara,~t entry portion of the fa-

c~~dL; :j-:- extend po~-t~-jns of the structure

over the gara.,,)c ~~atry to help conceal it.

k. Emphasize other facade elements to reduce
the visual prominence of the garage entry.

I . Use
landsc~-,,pin,g or artwork to soften the ap-

pearanct oi- Lhe garage entry from the street.

m. Locate the garage entry where

the topography of the site can

help conceal it.

reNtive importance of the garage entry.

srrat~~gies:

L Enhance the pede',trilan entry to reduce t.

A

M FM

851FAMMMI,

i the building's
overall arctjk~'ctu';~31 concept,' irl thilz exam-pie, the intervalled

pilasters are carried do-wr? to the ground (parkinjo levei

Vehicular Access &amp; Paddaj
Minimizag Je, Adver~-~ ;c,,~pacts

Design Review Department ofDesign, Construction
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architectural treatment of the Parking entry facade



Minimize the presence of service areas.
Locate service areas for trash dumpsters, loading docks, mechanical

equipment, and the like away from the street front where possible.

Screen from view those elements which for programmatic reasons

cannot be located away from the street front.
'

Unsightly service areas and elements adversely

impact the downtown pedestrian environment

and create hazards for pedestrians and autos.

considerations

Consider incorporating one or more of the

following to help minimize these impacts:

a. Plan service areas for less visible locations

on the site, such as off the alley.

b. Screen service areas to be less visible.

c. Use durable screening materials that

complement the building.

d. Incorporate landscaping to make the

screen more effective.

0. Locate the opening to the service area

away from the sidewalk.

Vehicular Access &amp; PwMng
.Onir,,~.fzing the Adverse Impacts
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City of Seattle

Paul Schel':, Ylavor

Office of the Mayor

I MEMORANDUM

DATE: February 24, 1999

TO: Sue Donaldson

FROM:

cil President

SUBJECT: Downtown Cesign Review

I am pleased to present you with my recommendations to expand our design review

program downtown, Design review affords us a chance to enhance opportunities to

produce a quality urban e-nvirom-nent in the center of our city. The program is recognized

as a particularly useful tool to protect existing neighborhood character while allowing

new development to respond to the unique circumstances of its surroundings.

The design guidelines, which will be the basis for the Downtown Design Review Board's

assessment of new development, are a product of many hours of detailed discussion and

evaluation by staff, downtown planning groups, and the public. They are the critical part

of the program, without which it would be impossible to allow the flexibility to

encourage better design downtown. The Department of Design, Construction and Land

Use has worked hard to capture the concerns and issues raised by downtown residents,

property owners, and business people.

The opportunities that we seize today to enhance our urban environment downtown will

have a lasting effect on the future. I hope you are as excited as I am at the prospect of

expanding our design review opportunities downtown and will give the attached program
amendments your careful and timely consideration.

600 Fourth Avenue, 12th Floor, Seattle, WA 98104-1873

Tel: (206) 684-4000, TDD: (206) 684-8811., Fax: (206) 684-5360, E-mail: mayors.office@ci.seattle.wa.us

An equal employment op ortunity, affirmadve action employer. Accommodations for people with disabilities provi'ded Upon request.p



City of Seattle

ftod Sche ayor

Department of Design, Construction and Land Use

R. F. Krochalis, Director

MEMORANDUM

To: Sue Donaldson, City Council President

pu*Via:,D as ~. C9fey, Acting Director. City Budget Office

From: Mck'Krochalis, Director, DCLU

Date: February 18, 1999

Subject: Design Review Downtown

The attached Mayor's Recommended Design Guidelines and proposed ordinance to

expand our successful design review program downtown are a culmination of many
months of work with downtown neighborhood planners and City staff. For five years

now design review has been applied to new commercial and multifamily development in

neighborhoods throughout the city. It has been widely hailed as a most significant

enhancement of the Master Use Permit (MUP) process and has resulted in new buildings

that are generally more sensitive to their surroundings and better fit in existing

neighborhoods.

Downtown, design review has been applied to new construction over 50,000 square feet.

Design review downtown currently does not take into account new residential, hotel or

retail development that constituted the majority of new proposals for downtown

development. As new residential development continues at a brisk and unabated pace in

the Belltown and greater Denny Regrade areas, it has become increasingly important as a

gesture to those residents who call downtown home, that the same effort to review new
residential and commercial development throughout non-downtown neighborhoods be

undertaken downtown.

The proposal for an expanded design review program downtown would apply to new

development as follows:

DOC I &amp; DOC 2 Zones

Use Threshold

Non-Residential 50,000 square feet of gross floor area

Residential 20 dwelling units

City of Seattle, Department of Design, Construction and Land Use

710 Second Avenue, Suite 200, Seattle, WA 98104-1703

An equal employment opporturfity, affirmative action employer. Accom modations for people with disabilities provided upon request.



Council President Sue Donaldson

February 18, 1999

Page 2

DRC, DMC, DMR, DH1, DH2

Use Threshold

Non-Residential 20,000 square feet of gross floor area

Residential 20 dwelling units

The Design Review Board for downtown is presently constituted in the same manner as

is the Design Review Board generally throughout the city. Representatives of business,

residential, design and development interests make up the Board. The process for design

review remains the same as for the Design Review process throughout the City, except
that we are proposing that the director be allowed to require additional meetings between

the Board and an appilcant, if it is necessary to resolve design issues, particularly

downtown where the scale and prominence of new development may warrant additional

meetings.

The attached gillidelines have been reviewed by the public and take into account

comments received From the urban design subcommittee of the Downtown Urban Center

Eanning Group (DUCPG). The guidelines are consistent with DUCPG's stated desire to

incorporate design review more prominently in project review of new downtown

development.

We anticipated this expansion to our design review program in our last biennial budget
and are confident that we will be able to administer the expanded design review program
downtown without supplemental appropriations and within existing staff resources.

I look forward to the opportunity to speak with you about the Mayor's proposal. If you
have any questions, please call me at 684-8899 or John Skelton, of my staff, at 233-3883.

Attachment
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ORDINANCE

AN ORDINANCE related to land use and zoning, amending Sections 23.41.004,
23,41.010, 23.41.012, and 23.41.014 of the Seattle Land Use Code, Title 23,

Seattle Municipal Code to expand the design review program threshold

downtown; and adopting new Downtown Design Guidelines.

BE IT ORDAINED BY THE CITY OF SEATTLE AS FOLLOWS:

Section 1. Section 23.41.004 of the Seattle Municipal Code, which

was last amended by ordinance 118980, is amended as follows:

23.41.004 Applicability.

Design Review Required.

1. Design review ((&amp;144 be)) is required for any new multifamily or

commercial structure that exceeds SEPA thresholds if the structure:

Is located in one of the following zones:

Midrise (MR)
.'w

iffl. Highrise (HR)

Lowrise (1-3, 1-4),

Neighborhood Commercial (NC1, 2, 3), or

Seattle Cascade Mixed (SCM); or

Is located in a Commercial (Cl or C2) zone, and

i. The proposed structure is located within an urban villacie

area identified in the Seattle Comprehensive Plan, or

ii. The site of the proposed structure abuts or is directly

across ((#em)) a street or alley from any lot zoned single family, or

iii. The proposed structure is located in the area bounded

,by NE 95th Street on the south, NE 120th Street on the north, 15th Ave NE on the

west, and 30th Ave NE on the east, but only until June 30, 1999.

2. Design review ((sha4-149)) is required for all new Major Institution

structures which exceed SEPA thresholds in the zones listed in subsection Al of

this section, unless the structure is located within a Major Institution Overlay (MIO)
District.

I
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DO) squaFe feet Gf usable Rew efflee spaGe iR a!!

tewR zene&amp;.)) D.owntown, design review is reguired for all new multifami!y and
commercial structures greater than or equal to the following thresholds:

DOC 1

&
a

m
p

; DOC 2 Zones

Use Threshold
Non-Residential 5 ()aQg_§

Residential 20 dwelling units

QRC, DIVIC, DIVIR,
1101

-9fl 1
~,

D H2

Use Threshold

Non-Residential 20,000 sauare feetof gross floor area

Residential 20 dwgiling-uni-ts,

4. New multifamily or commercial structures in the zones listed in

subsection Al of this section, that are subject to SEPA solely as a result of the

provisions of SMC Section 25,05.908 ((43)), environmentally ((senA*v-e)) critical

areas, ke 6ubjeGt te)) are exempt from design review.

Design Review - Optional

1
. Design Review is optional to any applicant for new multifamily,

commercial'or Major Institution structures not otherwise subject to this C((G))hapter,

in all multifamily, commercial or downtown zones,

2. An administrative design. review process is an option to an applicant

for new multifamily, or commercial structures, if the structure would not exceed
SEPA thresholds in multifamily, commercial or downtown zones, according to the

process described in Section 23.41 ~01 6.

C. Exemptions. The following structures are exempt from design review:

1
.

New structures located within Special Review Districts, as regulated

by Chapter 23.66.-((,-,',,

2. New structures within Landmark Districts as regulated by SIVIC Title

25, Environmental Protection and Historic Preservation((-, 9F WhiGh )

3. New structures that are within the Historic Character Area of the

Downtown Harborfront I zone as regulated by Section 23.60.704, or are otherwise
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required to undergo Shoreline Design Review as regulated by Chapter 23.60

(
(
-
;

Section 2. Section 23.41.010 of the Seattle Municipal Code, which
Section was last amended by Ordinance 118012, is amended as follows:

23.41.010 Design Review Guidelines

guidelines, -1993" or the "((lRteFiFH)) Downtown Design Guidelines.1 9~a" and shall

provide the basis for design review decisions in that neighborhood, to the extent

provided by the City Council in adopting the neighborhood design guidelines.

Neighborhood design guidelines may amend or supersede the "Citywide design

develop design guidelines specific to a neighborhood's individual character.

The adopted ((Gitywide desigR quideli%6)) "Guidelines for Multifamily and
Commercial BujId.ings, 1993" Provide the basis for Design Review Board

recommendations and City design review decisions, except in Downtown, where
the "((lRteFirn)) Downtown Design Guidelines, 199 "

apply. Neighborhoods may

Section 3. Subsections B and C of Section 23.41.012 of the Seattle

Municipal Code, which Section was last amended by Council Bill 112553, is

amended as follows:

23.41.012 Development standard departures.

B. ((The fellewing Gl9Vel9PRI9Rt StaRd (*))Qepartures may be ((peFFAm#ed
'

thFOUgh de
_ )) a_a~t

1~ Structure width and depth limits;

2. Setback requirements;

3. Modulation requirements;

4. SCM zone facade requirements, including transparency and blank

facade provisions;

&
a
m

p
;

Design, location and access to parking requirements;
6. Open space or common recreation area requirements;

7. Lot coverage limits:

8. Screening and landscaping requirements;
9~ Standards for the location and design of non-residential uses in mixed

structure, as provided in Section 23.45.009C, may incorporate additional height of

use buildings;

10. Within Urban Centers, in L3 zones only, the pitched roof of a
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a. A pitched roof may not incorporate the additional height if the

structure is on a site abutting or across a street or alley from a single family

residential zone,

b. The proposed structure must be compatible with the general
development potential anticipated within the zone,

23.45.009A, subject to the following limitations:

up to twenty (20) percent of the maximum height permitted, as provided in Section

C. the additional height must not substantially interfere with views
from up-slope properties, and

d. No more than one (1) project on one (1) site within each Urban
Center may incorporate additional height in the pitched roofs of its structures

pursuant to this subsection unless development regulations enacted pUrsuant to a

neighborhood planning process allow other projects to incorporate such additional

heig ht;

11. Downtown street facade requirements;
12. Downtown upper-level development standards;

13 Downtown coveracie and floor size limits;

1((-3))-4. Downtown maximum wall dimensions.-, ((aod))

1((4.))5 Downtown street level use rgquirqjnerIts and

16, Combined coverage of all rooftop features in downtown zones subject
to the limitations in subsection 23,49.008C2.

C. Other development standards may be added to the list of permitted

development standard departures in subsection B, through neighborhood-specific

design guidelines ((whiGh)) t~at are adopted by Council.

Section 4. Subsections C, E and F of Section 23.41.014 of the

Seattle Municipal Code, which Section was last amended by Ordinance 118980, is

amended as follows~

23.41.014 Design Review Process -

Guidelines Priorities.

1
.

Based on the concerns expressed at the early design guidance public

meeting or in writing to the Design Review Board, the Board shall identify any
guidelines ((w#~Gh)) that may not be applicable to the site and identify those

guidelines of highest priority to the neighborhood. The board shall incorporate any
community consensus regarding design, expressed at the meeting into its guideline

priorities, to the extent the consensus is consistent with the design guidelines and
reasonable in light of the facts of the proposed development.
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2. The Director shall distribute a copy of the guideline priorities

applicable to the development to all those who attended the early design guidance
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 ((4))Board and
the public for early resolution of design issues, and may hold additional optional

meetings with the public or the ((Design Rey4ew)) Board ((PFi9F t9 filing a Ma6teF
I il- R-F-i"

appliGatiGR)). The Director may reguire the proponent to meet with the

E:)UaIU H tHe Dire

issues.

Design Review Board Recommendation.

1
. During a regularly scheduled evening meeting of the Design Review

Board, other than the early design guidance public Meetings, the Board shall review
the record of public comments on the project's desk

I

gn, the project's conformance to

the guideline priorities applicable to the proposed project, and the staffs review of

the project's design and its application of the design guidelines.

2. At the meeting of the Design Review Board, a determination shall be
made by the Design Review 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 the design guidelines.,-and

whether to approve, condition or deny any reguested departures from development
standards.

F. Director's Decision.

I
.

A decision on an application for a permit subject to design review shall

be made by the Director, The Director may condition a roposed project to achieve

co ance with design guidelines and to achieve the purpose and intent of this

Chapter.

2. Projects subject to design review must meet all codes and regulatory

requirements applicable to the subject site, except as provided in Section

23,41.012.

3. The Director's design review decision shall be made as part of the

overall Master Use Permit decision for the project. The Director's decision shall

consider the recommendation of the Design Review Board, provided that, if four (4)

or more members of the Design Review Board are in agreement in their

recommendation to the Director, the Director shall issue a decision ((WhiGh ) that
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makes compliance with the recommendation of the Design Review board a
condition of permit approval, unless the Director concludes that the

recommendation of the Design Review Board:

b., Exceeds the authority of the Design Review Board; or

guidelines; or

Section 6. The provisions of this ordinance are declared to be separate and

requirements applicable to the site; or

Section 7. This ordinance shall take effect and be in force thirty (30) days

Section 5. The "Downtown Design Guidelines, 1999"~ 'attached hereto as
Attachment A, are hereby adopted for design review downtgWn as prescribed by
SM 23.41.010,

severable. The invalidity of any particular provision shall not affect the validity of

any other provision.

from and after its approval by the Mayor, but ~if not approved and returned by the

Mayor within ten (10) days after presentation, it shall take effect as provided by
Municipal Code Section 1.04.020.

Passed by the City Council the- day of_ 7
1999, and

a. Reflects inconsistent application of the design review

C. Conflicts with SEPA conditions or other regulatory

d. Conflicts with the requirements of state or federal law.

signed by me in open session in authentication of its passage this_ day of

-, 1999~

President of the City Council

Approved by me this ___ day of '1999.

Paul Schell, Mayor

Filed by me this_ day of '1999.

(SEAL)

City Clerk
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AN ORDINANCE related to land use and zoning, ?fnending Sections 23.41.004,

23.41.010, 23.41.012, and 23.41.014,6 the Seattle Land Use Code,

Title 23, Seattle Municipal Code to expand the design review program

threshold downtown; and adopting nQw Downtown Design Guidelines.

BE IT ORDAINED BY THE CITY OF SEATTLE AS FOLLOWS:

Section 1. Section 23.Al.004 of the Seattle Municipal Code,

which was last amended by ordinande 118980, is amended as follows:

23.41.004 Applicability.

Design Review Required.

1. Design review ((O'ha4 be)) is required for any new multifamily or

commercial structure that e eeds SEPA thresholds if the structure:

Is loc*d in one of the following zones:

Lowrise (1-3, 1-4),

Midrise (MR)

Highrise (HR)

Neighborhood Commercial (NC1, 2, 3), or

Seattle Cascade Mixed (SCM); or

b. Is located in a Commercial (Cl or C2) zone, and

The proposed structure is located within an urban

village area iden~ified in the Seattle Comprehensive Plan, or

ii. The site of the proposed structure abuts or is directly

across (Wefo)~,a street or alley from any lot zoned single family, or

iii. The proposed structure is located in the area bounded

by NE 95th Street on the south, NE 120th Street on the north, 15th Ave NE on

the west, and 30th Ave NE on the east, but only until June 30, 1999.

2. Design review ((shall be)) is required for all new Major Institution

40
11

structures which exceed SEPA thresholds in the zones listed in subsection Al
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of this section, unless the structure is located within a.,Major Institution Overlay

(MIO) District.

3. ((9esign Feview shall be FeqUiFeE1 feF 4 new stfuetwes een-maing

heig f ifty theusand (60,000), seluaFe feet ef usable new effiee a..

Aaw- zenes.)) Qo\ivntown, design review is reguired for all new multifamily
lu 9JLWWV[1

and commercial structures greater -than or equal 1,o the following thresholds:

DOC. 1 &
a

m
p

; DOC 2 Zones

Use Threshold,

Non-Residential 50,000 square feet of gross floor area

Residential 20 dwelling units"

QRC, DIVIC, DIVIR, DW, QH2

Use Threshold,

Non-Residential ___20 0 feet of gross floor area

Res.1dential 20 dwelling units

4. New multifamily or commercial structures in the zones listed in

subsection Al of this section, that are subject to SEPA solely as a result of the

provisions of SIVIC Section 25.05.908 Qa)), environmentally ((sensitive)) critical

areas, ((shall met be sebjeel ta)) are exempt from design review.

Design Review - Optional

1 Design Review is optional to any applicant for new multifamily,

commercial or Major Institution structures not otherwise subject to this

C((e))hapter, in all multifamily,, commercial or downtown zones.

2. An administrative design review process is an option to an

applicant for i6ew multifamily, or commercial structures, if the structure would

not exceed $EPA thresholds in multifamily, commercial or downtown zones,

according to,

q

the process described in Section 23.41.016.

C. Exemptions. The following structures are exempt from design review:

New structures located within Special Review Districts, as

regulated bVu.,Chapter 23.66L((~))

2. New structures within Landmark Districts as regulated.by SIVIC

Title 25, Environmental Protection and Historic Preservation((7 6F Whi ))

2



DR/ORD/JS/BM
March 2, 1999

112-593VIDOC
v.2

2

3

4

5

6

7

8

9

10

11

12

13

14

15

16

17

18

19

20

21

22

23

24

25

26

27

28

29

30

31

32

33

34

35

36

37

38

39

40

41

3. New structures that are within the Historic Character Area of the

Downtown Harborfront 1 zone, as regulated by Section 23.60.704, or are

otherwise required to undergo Shoreline Design Review as regulated by Chapter

23.60 ((-;

ehaplef)).

Section 2. Section 23.41 .010 of the Seattle Mun"icipal Code,

which Section was last amended by Ordinance 118012, is P-m"ended as follows:

23.41.010 Design Review Guidelines

The adopted Qekywide design gaidelines)) "Guidelin6 for Mult LfaMLily _and

Commercial Buildings, 1993" provide the basis for'Design Review Board

recommendations and City design review decisions, except in Downtown,

where the "((!Hte~iHi)) Downtown Design Guidelines, 1999" apply.

Neighborhoods may develop design guidelines specific to a neighborhood's

individual character. Neighborhood design guidelines may amend or supersede

the "Citywide design guidelines, 1993" or the "((InteFiFA)) Downtown Design

Guidelines, 1999" and shall provide the basis for design review decisions in

that neighborhood, to the extent provided by the City Council in adopting the

neighborhood design gUidelines.

Section 3. Subsections B and C of Section 23.41.012 of the

Seattle Municipal Code, which Section was last amended by Council Bill

112553, is amended as follows.

23.41.012 Development standard departures.

((:Fhe feilewing develepffient standafd 4))Ilepartures may be ((pefFnitted

w)) granted from the following reauirements:

Stru&amp;ure width and depth limits;

2. Setback requirements;

3. Modulation requirements;

4. SCM zone facade requirements, including transparency and blank

facade provisions;

5. Design, location and access to parking requirements;

6.
1" Open space or common recreation area requirements;

Lot coverage limits;

8. Screening and landscaping requirements;



2

3

4

5

6

7

8

9

10

11

12

13

14

15

16

17

18

19

20

21

22

23

24

25

26

27

28

29

30

31

32

33

34

35

36

37

38

39

40

41

DR/ORD/JSIBM
March 2, 1999

112593V2.DOC,

v.2

9. Standards for the location and design of non-resioential uses in

mixed use buildings;

10. Within Urban Centers, in L3 zones only, the pit
,

6hed roof of a

in Sectionstructure, as provi 23.45.009C, may incorporate additional height

of up to twenty (20) percent of the maximum height permitted, as provided in

Section 23.45.009A, subject to the following limitations:

a. A pitched roof may not incorporate the additional height if

the structure is on a site abutting or across a stre
"

ei or alley from a single family

residential zone,

b. The proposed structure mu$t be compatible with the general

development potential anticipated within thezone,

C. the additional height mu not substantially interfere with

views from up-slope properties, and

d. No more than one (1). project on one (1) site within each

Urban Center may incorporate additional height in the pitched roofs of its

structures pursuant to this subsection unless development regulations enacted

pursuant to a neighborhood planning process allow other projects to incorporate

such additional height;

11. Downtown street facpde requirements;

12. Downtown upper-level development standards;

13 Downtown coverage and floor size limits;

1 ((04- Downtown maximum wall dimensionsi ((enrd))

1((4.))5 Downtown street level use reuuirements; and

16. Combined coverage of all rooftop features in downtown zones

subject to the limitations in subsection 23.49.00SC2.

C
.

Other develop ment:standards may be added to the list of permitted

development standard departures in subsection B, through neighborhood-

specific design guidelines ((whieh)) that are adopted by Council.

Section 4. Subsections C, E and F of Section 23.41.014 of the

Seattle Municipal Co,de, which Section was last amended by Ordinance

118980, is amended as follows:

23.41.014 Design Review Process

C. Guidelinds Priorities.

1
. Pased on the concerns expressed at the early design guidance

public meetirig or in writing to the Design Review Board, the Board shall identify

4
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any guidelines ((whieh)) Ihat may not. be applicable to the ri e and identify

those guidelines of highest priority to the neighborhood.
;

The board shall

incorporate any community consensus regarding design, expressed at the

meeting into its guideline priorities, to the extent the consensus is consistent

with the design guidelines and reasonable in light of the facts of the proposed

development.

2. The Director shall distribute a copy of the guideline priorities

applicable to the development to all those who attended the early design

guidance 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 ((b))Ijoard

and the public for early resolution of design,issues, and may hold additional

optional meetings with the public or the ((DesigFi Review)) Board ((pfief te filiRg

a MasteF Use PefF94 applieatieR.)). The Director may require the-proponent to

meet with the Board if the Director believes that such a meeting mqy_help to

resolve design 'issues.

I Design Review Board Reco
ri-n

mend ation.

1
.

During a regularly scheduled evening meeting of the Design

Review Board, other than the early design guidance public meetings, the Board

shall review the record of public comments on the project's design, the

project's conformance to the guideline priorities applicable to the proposed

project, and the staff's review of the project's design and its application of the

design guidelines.

2. At the meetifig of the Design Review Board, a determination shall

be made by the Design Review 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 the design

guidelines, and whether to approve, condition or deny any reguested departures

from development standards.

Director's Decision.

1 A decision on an application for a permit subject to design review

shall be made by the Director, The Director may condition a proposed proiect

to achieve compliance with design guidelines and to achieve the pj-gpqse and

intent of this Chagter.

5
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2. Projects subJect to design review must meet altcodes and

regulatory requirements applicable to the subject site, except as provided in

Section 23.41.012.

3. The Director's design review decision shall be made as part of the

overall Master Use Permit decision for the project. -~he
Director's decision shall

consider the recommendation of the Design Review,e`Board, provided that, if four

(4) or more members of the Design Review Board....,ke in agreement in their

recommendation to the Director, the Director sha-11 issue a decision ((whieh))

that makes compliance with the recommendatio'n of the Design Review board a

condition of permit approval, unless the Director concludes that the

recommendation 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 regulatory

requirements applicable to the site; or..

,

d. Conflicts with the requirements of state or federal law.

Section 5. The "Down-to-IVIVn Design Guidelines, 1999", attached hereto

as Attachment A, are hereby adopted for design review downtown as

prescribed by SIVIC 23.41.010..:.

I

Section 6. The provisions of this ordinance are declared to be separate

and severable. The invalidity of any particular provision shall not affect the

validity of any other provision.

Section 7. This ordinance shall take effect and be in force thirty (30)

days from and after its.approval by the Mayor, but if not approved and returned

by the Mayor within ten (10) days after presentation, it shall take effect as

provided by Municipar-1:4 Code Section 1.04.020.

Passed by the City Council the _ day of 1999, and

signed by me in open session in authentication of its passage this day of

1999.

President of the City Council

Approved by me this day of
,

1999.
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Paul Schell, Mayor

Filed by me this day of 1999.

City Clerk

(SEAL)
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AN ORQ1,NANCE related to land use and zoning, amending Sections 23.41.004,

23`441.010, 23.41.012, and 23.41.014 of the Seattle Land Use Code,

Tit! ..:23, Seattle Municipal Code to expandthe design review program
thresl~..pid downtown; and adopting new,,,.Mowntown Design Guidelines.

BE IT ORDAIWD BY THE CITY OF SEATTLE-i.'.'.~ FOLLOWS:

Section 1',,, Section 23.41.-.~.-004 of the Seattle Municipal Code,

which was last arnebided by ordinance J.'.-.1 8980, is amended as follows:

23.41.004 Applicabilit,

A. Design Review Requi.red.

1. Design review ((s"- 'b-&amp;)) is required for any new multifamily or

commercial structure that exceeds SEPA thresholds if the structure:

a. Is located

t'
.0 oine, of the following zones:

i. Lowrise (LI, 1-4),

ii. W'drise (MF4.

iii. Highrise (HR):.....

iv. Neighborhood
-.

Commercial (NC 1, 2, 3), or

V. .~::'Seattle Cascadd.].i.-Mixed (SCM); or

b. Is 1q.tated in a CommerciaL (Cl or C2) zone, and

i. The proposed struct6" :;Js located within an urban

village area identified the Seattle Comprehensivb Plan, or

H. The site of the proposed structure abuts or is directly

across ((ffom)) a street or alley from any lot zoned single family, or

iii. The proposed structure is located in the area bounded

by NE 95th Street on the south, NE 1 20th Street on the north, 1 5th Ave NE on

the west, and 30th Ave NE on the east, but only until June 30, 1999.

2~ Design review Ushall be)) is required for all new Major Institution

structures which exceed SEPA thresholds in the zones listed in subsection Al

of this section, unless the structure is located within a Major Institution Overlay

(MIO) District.
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3. ((Design review shall be.-equired for all new stFuetures eeRt
' '

-
ma+e-than fifty thetwa+W4~G7000+--square feet of usable new effioe spaoe in all

downtown zenes.)) Downtown, design review is reguired for all new multifamily

and commercial structures greater than or equal to the following thresholds:

DOC 1 &amp; DOC 2 Zones

Use Threshold

No-n-Residential -EO,000_sguare feet of gross floor area

Residential 20 dwellina units

QRQ, DIVIC, DIVIR, 131-11, DH2

Use
'

Threshold.

Non-Residential 20,000 sguare feet of gross floor area

Residential 20 dwelling units

4. New multifamily or commercial structr es in the zones listed in

subsection Al of this section, that are subject toOSEPA solely as a result of the

provisions of SMC Section 25.05.908 ((8)), .piro n mentally ((sensitive)) critical

areas, ((shall not bem subjeet to)) are exempt rn design review.

Design Review - Optional

1. Desicf :-:-i,s-optionaV;Io any applicant for new multifamily,

commercial or Major lnstiioti:bn:i~t.r.,u.,c..t.tires not otherwise subject to this

C((c-))hapter, in all multifamily, como." erci.al or downtown zones..P

2. An administrative de.s':ign revrew. process is an option to an

applicant for new muitifamily, or::~:commerciai stru.c.Tures, if the structure would

-Mnot exceed SEPA thresholds in...:,: ultifamily, commercia.l. or downtown zones,

accordinci to the Drocess desciribed in Section 23.41.0,

C. Exemptions. The following structu-res-are exempt from des ign review:

1 New structu
I

res located within Special Review Districts., as

regulated by Chapter 2.-3.66J(;))

2. New stru
.

btures within Landmark Districts as regulated by SIVIC

Title 25, Environmerifal Protectiom and Historic Preservation((7 eFwhieh))

3. New stfuctures that are within the Historic Character Area of the

Downtown Harborfront I zone, as regulated by Section 23.60.704, or are

otherwise required to undergo Shoreline Design Review as regulated by Chapter

23.60 U-7 shall be e)(enff.*4&amp;m--r

ehapteF)).

2
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2 Section 2. Section 23.41.010 of the Seattle Municipal Code,

3
11

which Section was last amended by Ordinance 1180 12, is amended as follows:

4

5
11

23.41.010 Design Review Guidelines

6

7 The adopted ((eitywide deskjn-gtffde4nes)) "Guidelines for Multifamily and

8 Commercial Buildings, 1993" provide the basis for Design Review Board

9 recornmendations and City design review decisions, except in Downtown,
10 where the "((Interim)) Downtown Design Guidelines, 1999" apply.

Neighborhoods may develop design guidelines specific to a neighborhood's

12 individual character. Neighborhood design guidelines may amend or supersede

13 the "Citywide design guidelines, 1993" or the "((InteFim)) Downtown Design

14 Guidelines, 1999" and shall provide the basis for design review decisions in

15 that neighborhood, to the extent provided by the City Council in adopting the

16 neighborhood design guidelines.

17

18
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21
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23

24
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37

38

39
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41

42

Section 3. Subsections B and C of Section 23.41.012 of the

Seattle Municipal Code, which Section was last amended by Council Bill

112553, is amended as follows:

23.41.012 Development standard departures.

B. ((The following deve-1-8,pMeRt StaR 6))Qenaft-bres may be QpeFffiitted
+1-_-_k A,
Ll" - - ,

review)) gLqntect from the followipt"I' requirements:

Structure wid-th and depth

U2. Setback req Irem-ents;

3 Modulation requirempi-it-z.,

4. SCM zone facade req.
I

Wifements, including transparency and blank

facade provisions;

5. Design, location and access to...parking requirements;

6. Open space or,,,6`ommon recrea
,

fib.p. area requirements;

7. Lot cove rag e.,,:.:I:l
mits or floor size rej irements-

8. Screening and landscaping requireme
-

t

I

~~;

9. Standards for the location and design of non-residential uses in

mixed use buildings;,",

10. Withip: Urban Centers, in L3 zones only, the pitched roof of a

structure, as prG+Vided in Section 23.45.009C, may incorporate additional height
of up to twent+Y-: (20) percent of the maximum height permitted, as provided in

SeCtion 23.4...6.009A, subject to the following limitations:

3
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a. A pitched roof may not incorporate the additional height if

the structure is on a site abutting or across a street or alley from a single family

residential zone,

b. The proposed structure must be compatible with the general

development potential anticipated within the zone,

C. the additional height must not substantially interfere with

views from up-slope properties, and

d. No more than one (1) project on one (1) site within each

Urban Center may incorporate additional height in the pitched roofs of its

structures pursuant to this subsection unless development regulations enacted

pursuant to a neighborhood planning process allow other projects to incorporate

such additional height;

11. Downtown street facade requirements;

12. Downtown upper-level development standards;

13. Downtown maximum wall dimensionsi Qand))

14. Downtown street level use requirements; and

15. Combined coverage of all rooftop features in downtown zones

subject to the limitations in subsection 23.49.008C2.

C. Other development standards may be added to the list of permitted

development standard departures in subsection B, through neighborhood-

specific design guidelines that are adopted by Council.

Section 4. Subsections C, E and F of Section 23.41.014 of the

Seattle Municipal Code, which Section was last amended by Ordinance

118980, is amended as follows:

23.41.014 Design Review Process

Guidelines
Prioritim,

1. Based on the con'a-~'. exprbssed at the early design guidance

public meeting or in writing to the~~.00S!iqn Review Board, the Board shall identify

any guidelines ((whieh)) !~~ia may r1oft bd;~av olic able to the site and identify

those guidelines of highest priorit, y to the neighborhood. The board shall

incorporate any community con:*8ensus regardihng...design, expressed at the

Meeting into its guideline pri the ext n. e consensus is consistent,vities, to e

with the design guidelines,and reasonable in light facts of the proposed

development.

2. The Direct
11

r shall distribute a copy of the guideline priorities

applicable to the deve( pment to all those who attended the early design



DR/ORD/JS

02/18/99 v.1

1

2

3

4

5

6

7

8

9

10

11

12

13

14

15

16

17

18

19

20

21

22

23

24

25

26

27

28

29

30

31

32

33

34

35

36

37

38

39

40

41

42

guidance 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 ((b))fjoard

and the public for early resolution of design issues, and may hold additional

optional meetings with the public or the ((Design Re )) Board ((PFiE)F U) QiRg
a MasteF Use PeFrqit applisatielp)). The Director may require the proponent to

meet with the Boar.d..if. the Director believes that such a meeting may help to

resolve desi n issues.

Design Review Board Recommendation.

1
. During a regularly scheduled evening meeting of the Design

Review Board, other than the early design guidance public meetings, the Board

shall review the record of public comments on the project's design, the

project's conformance to the guideline priorities applicable to the proposed
project, and the staff's review of the project's design and its application of the

design guidelines.

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

be made by the Design Review 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 the design

_M~L eguidelines,_qnd. ~ ther to approve, condition or deny any reguested departures

from-develor)men-t standards.

Director's Decision.

A decision on an application for
A:::::p':`ermit subject to design review.

shall be made by the Director. The Directo:r"'mav condition a prop~~,jed p oject

to achieve compliance W-Affl*§~Wn quide.fi-es and to achieve the_ urpose and

in-tent of this Chapter.

2. Projects subject to des.i.* must meet all codes and

regulatory requirements applicable...'to tl,16~~.skibject site, except as provided in

Section 23.41.012.

3. The Director's design review deci§~~,~.q.h..,,,all
be made as part of the

overall Master Use Permit de
I

cision for the project.
":

T-1
-

.,...Director's decision shall
-:*K"

consider the recommendobn of the Design Review Board, provided that, if four

(4) or more members ot...'the Desicin Review Board are in agreement in their

recommendation to the. Director, the Director shall issue a decision ((which))

that makes compliance with the recommendation of the Design Review board a
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condition of permit approval, unless the Director concludes that the

recommendation 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 regulatory

requirements applicable to the site; or

d. Conflicts with the requirements of state or federal law.

Section 5. The "Downtown Design Guidelines, 1999", attached hereto

as Attachment A, are hereby adopted for design review downtown as

prescribed by SIVIC 23.41.010.

Section 6. The provisions of this ordinance are declared to be separate

and severable. The invalidity of any particular provision shall not affect the

validity of any other provision.

Section 7. This ordinance shall take effect and be in force thirty (30)

days frorn, and after its approval by the Mayor, but if not approved and returned

by the Mayor within ten (10) days after presentation, it shall take effect as

provided by Municipal Code Section 1.04.020.

Passed by the City Council the day of __ 1 1999, and

signed by me in open session in authentication of its,,p -a

.'.

ssage this day of

1999'.

Approved by me this.

Filed by me this

(SEAL)
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