N ORDINANCE relating to land use and zoning; amending
Sections 23.41.010, 23.41.014, 23.55.030, and
23.73.010 of the Seattle Municipal Code, adding a new |
subsection to Section 23.41.12, approving and adopting
revised Neighborhood Design Guidelines for the
pike/Pine Urban Center Village, and amending
provisions in the Pike/Pine Conservation Overlay
District to better maintain the character of the
pike/Pine neighborhood.

Built Environment
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ORDINANCE | 23397

AN ORDINANCE relating to land use and zoning; amending Sections 23.41.010, 23.41.014,
23.55.030, and 23.73.010 of the Seattle Municipal Code, adding a new subsection to
Section 23.41.12, approving and adopting revised Neighborhood Design Guidelines for
the Pike/Pine Urban Center Village, and amending provisions in the Pike/Pine
Conservation Overlay District to better maintain the character of the Pike/Pine
neighborhood. '

WHEREAS, in response to the 1991 Pike/Pine Planning Study sponsored and conducted by a
coalition of Pike/Pine neighborhood and civic groups, business and property owners, and
residents, the Pike/Pine Overlay District was established to preserve and enhance the
area’s mixed-use character; and

WHEREAS, in March 1999, the City Council adopted Ordinance 119413 amending the City’s
Comprehensive Plan to include key goals and policies from the 1998 Pike/Pine Urban
Center Village Plan, which reaffirmed the neighborhood’s commitment to mixed-use
development, while identifying additional priorities including: 1) sustaining the character
of Pike/Pine through implementation of urban design recommendations and policy
changes and 2) considering a “conservation district” for the neighborhood; and

WHEREAS, in September 2000, the City Council adopted Ordinance 120081 adopting
Neighborhood Design Guidelines for the Pike/Pine Urban Center Village, and

WHEREAS, in July 2009, the City Council adopted Ordinance 123020, renaming the overlay
district the Pike/Pine Conservation Overlay District, expanding its boundaries, and
adding provisions that limit the scale of new projects, encourage new projects to retain
existing structures as part of a development site, provide spaces for small businesses at
street level, and accommodate facilities serving the arts, to further the preservation and
enhancement of the unique character of the Pike/Pine neighborhood; and

WHEREAS, additional design guidelines for Pike/Pine and greater involvement of the Design
Review Board will encourage new buildings and signage that contribute to the character
of the Pike/Pine neighborhood and help maintain “character structures” that are
incorporated into new developments;

WHEREAS, the Department of Planning and Development is updating the 15 year old citywide
design guidelines on which all neighborhood design guidelines are based, and this effort
provides an opportunity to reorganize the Pike/Pine Neighborhood Design Guidelines to
match the new citywide format, and to update the illustrations in the Pike/Pine
Neighborhood Design Guidelines; NOW THEREFORE,

BE IT ORDAINED BY THE CITY OF SEATTLE AS FOLLOWS:
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Section 1. Section 23.41.010 of the Seattle Municipal Céde, which section was last
amended by Ordinance 122994, is amended as follows:
Section 23.41.010 Design Review Guidelines
A. The "Guidelines for Multifamily and Commercial Buildings, 1998 (Amended 2006)"
and neighborhood design guidelines approved by the City Council and identified in subsection B
of Section 23.41.010, provide the basis for Design Review Board recommendations and City
design review decisions, except in Downtown, where the "Guidelines for Downtown
Development, 1999" apply. Neighborhood design guidelines are intended to augment and make
more specific the "Guidelines for Multifamily and Commercial Buildings, 1998 (Amended
2006)" and the "Guidelines for Downtown Development, 1999." To the extent there are conflicts
between neighborhood design guidelines and the "Guidelines for Multifamily and Commercial
Buildings, 1998 (Amended 2006)" or "Guidelines for Downtown Development, 1999", the
neighborhood design guidelines prevail.
B. The following Neighborhood design guidelines are approved:
1. "University Community besign Guidelines, 2000;"
2. "Pike/Pine Urban Center Village Design Guidelines, ((2606)) 2010;"
3. "Roosevelt Urban Village Design Guidelines, 2000;"
4, "Ballard Municipal Center Master Plan Area Design Guidelines, 2000;"
5. "West Seattle Junction Urban Village Design Guidelines, 2001;"
6. "Green Lake Neighborhood Design Guidelines, 2001;"
7. "Admiral Residential Urban Village Design Guidelines, 2002;"
8. "South Lake Union Neighborhood Design Guidelines, 2005;
9. "Northgate Urban Center and Overlay District Design Guidelines, 2003;"

2
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10. Belltown Urban Center Village Design Guidelines, 2004;

11. Wallingford Neighborhood Design Guidelines, 2005;

12. Capitol Hill Neighborhood Design Guidelines, 2005;

13. Greenwood/Phinney Neighborhood Design Guidelines, 2005;
14. Othello Neighborhood Design Guidelines, 2005;

15. North Beacon Hill Design Guidelines, 2006,

16. North District/Lake City Guidelines, 2006;

17. Morgan Junction Neighborhood Design Guidelines, 2007;

18. Upper Queen Anne Neighborhood Design Guidelines, 2009; and
19. Uptowﬁ Neighborhood Design Guidelines, 2009.

Section 2. A new subsection E of Section 23.41.012, which section was last amended by
Ordinance 123206, is added as follows:

23.41.012 Development standard departures
* k%

E. Departures for retaining character structures on lots in the Pike/Pine Conservation
Overlay District. Departures from the conditions in subsections 23.73.010.C.2 and 23.73.010.F .2
when retaining a character structure as part of a new project may be granted if the following
conditions are met:

1. The retained portion of the character structure is sufficient to give the
appearance of a free-standing structure; or
2. The newly-constructed portion of the project, through vertical or horizontal

modulation or other design treatments, generally provides for better integration of the physical
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appearance and arrangement of interior spaces between the character structure and the néw
project than would occur through the strict application of subsection 23.73.010.C.1; or

3. Additional flexibility is necessary to maintain a character structure on a small
development lot that is 8,000 square feet or less in size; and

4, The ground story of the character structure can accommodate the elements of
the proposed new structure, such as a mezzanine or additional story, while maintaining the
original character of the character structure by: retaining sufficient portions of the ground floor
that are visible from the street at the original floor to ceiling height, through appropriate
placement and design of the new structure, or through other design means that are consistent
with the Pike/Pine Urban Center Design Guidelines.

Section 3. Subsection B of Section 23.41.014, which section was last amended by

Ordinance 123206, is amended as follows:

23.41.014 Design review process

B. Early Design Guidance Public Meeting.

1. Following a preapplication conference, and site visits by Design Review Board
members assigned to review a proposed project, an early design guidance public meeting With
the Design Review Board shall be held.

2. The purpose of the early design guidance public meeting shall be to identify
concerns about the site and the proposed project, review the design guidelines applicable to the
site, determine neighborhood priorities among the design guidelines, and explore design

concepts and/or options.
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3. Atthe carly design guidance public meeting; the project proponents shall

present the following information:

a. An initial site analysis addressing site opportunities and constraints, the
use of all adjacent buildings, and the zoning of the site and adjacent properties; and

b. A drawing of existing site conditions, indiqating topography of the site
and the location of structures and prominent landscape elements on or abutting the site (including
but not limited to all trees ((six€6})) 6 inches or greater in diameter measured ((fear—aﬁé—eﬁe—half
“44))) 4.5 feet above the ground, with species indicated); and

¢. Photos showing the facades of adjacent development, trees on the site,
general streetscape characterv and territorial or other views from the site, if any; and

d. A zoning envelope study ((whieh)) that includes a perspective drawing;
and

e. A description of the proponent's objectives with regard to site

development.

f. In the Pike/Pine Conservation Overlay District established in Section

23.73.004, if a character structure is located on the same lot as a proposed project, the applicant

shall:

1) Analyze the features that define the developed context of the

structures located on the block front where the project is proposed, and on all block fronts facing

the project;

2) Evaluate the relationship of the character structure’s key

architectural and structural elements to the developed context, and how the new project will

respond to this relationship; and
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3) Evaluate the character structure’s kevy architectural and

structural elements and how the new project will maintain those elements by retaining the

character structure or reflecting those elements in the new structure, or both.

4. ((¥he)) Except as provided in this subsection 23.41.014.B.4, the proponent is

encouraged, but not required, to bring one (((1})) or more development concepts or alternatives

to indicate possible design options for the site. In the Pike/Pine Conservation Overlay District

established in Section 23.73.004, if a character structure is located on the same lot as a proposed

project, the applicant shall provide at least one alternative development concept that maintains

the character structure’s key architectural and structural elements and the integrity of the

character structure.

Section 4. Subsection D of Section 23.55.030 of the Seattle Municipal Code, which
section was last amended by Ordinance 123020, is amended as follows:

Section 23.55.030 Signs in NC3, C1, C2 and SM zones

* k%

D. In the Pike/Pine Conservation Overlay District, internally-illuminated cabinet signs

larger than 3 square feet in size and backlit awning signs are prohibited.

® ok

Section 5. Subsection C of Section 23.73.010, which section was last amended by
Ordinance 123020, is amended as follows:

23.73.010 Development standards

* k%
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C. Retaining character structures on a lot. A 25 percent increase in the floor size limit
above 35 feet in height is permitted for projects that incorporate a character structure on the same
lot, either as a whole structure or as a portion of a structure, pursuant to the following provisions.

1. No increase in floor size is permitted under the provisions 6f this subsection for
a project that will result in the demolition of a designated Seattle Landmark or a character
structure identified on Table A for 23.73.010.
2. For a project that incorporates portions of a character structure, the following
conditions shall be met:
a. All street-facing facades of the character structure are retained; ((and))
b. All portions of the new structure above the height of the street facing
facades of the character structure are set back a minimum of 15 feet from all street property lines
that abut the character structure((+)); and

c. The original floor-to-ceiling height of the ground story is maintained.
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((4))3. Any floor area in a new portion of the structure above 35 feet in height that
is within the area of the original footprint of the character structure and is separated from the
street along all street frontages by the original facades of the character structure is not included in
the calculation of the floor area subject to the floor size limit.

((5))4. A project that is granted an increase in floor size under the provisions of
this subsection 23.73.010.C shall maintain the character structure, or portions of the character
structure, both interior and exterior, in good condition and repair and in a manner that preserves
unique features and characteristics for the life of the project. Any‘increase in floor size permittéd
pursuant to this Section 23.73.010.C shéll not be combined with any increase in floor size

permitted pursuant to Section 23.73.010.B.

Table A for 23.73.010

Identified Character Structures '
Address Historic Name Common Name
1519 12th Avenue Overland Pacific Building Police Department East Precinct
300 E. Pine Street Butterworth Mortuary Butterworth Mortuary
1501 Broadway Broadway State Bank Tully’s
1205 E. Pine Street McAlpin-Schreiner Company Foley Sign Company
1021 E. Pine Street Colyear Motor Sales Company REI/Velo Bike
901-911 E. Pike Street Tyson Oldsmobile Company Frame Central
1217-1221 E, Pike Street S. L. Savidge Elysian Brewery
915-919 E. Pike Street Graham Motor Cars Shambhala Center of Seattle
1525 11" Avenue Bocker Building REI/Value Village
1400 12 Avenue Bekins Moving and Storage Trace Lofts
1201-1205 E. Pike Street Standard Brands 1205 E. Pike Building
1519-1521 Broadway Eldridge Tire Company Broadway Café
1120-1124 E. Pike Street Packard Seattle Utrecht Art Supplies
953 E. Union Street Otto’s Radiator Service The Finer Details
301-309 E. Pine Street Melrose Building Melrose Building
311-321 E. Pine Street Timken Roller Bearing Le Frock
721-725 E. Pine Street Flick and Rash Bill’s Off Broadway
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Address Historic Name Common Name
1600 Broadway Boone and Company Pontiac AEI Music
1511 Boylston Avenue Glencoe Apartments Glencoe Apartments
Address Historic Name Common Name
1633 Melrose Avenue Sherwood Apartments Sherwood Apartments
1631 Belmont Avenue Conrad Apartments Conrad Apartments
401 E. Pine Street Carr Brothers Auto Repair General Petroleum Museum
1520 Melrose Avenue Melrose Apartments Melrose Apartments
1351 Olive Way Unknown Fillipi’s Old Books and Records
1611 Boylston Avenue Universal Repair Shop Universal Repair Shop
1001 E. Pike Street Unknown Arensberg/lLa Puerta
1134 Broadway Unknown Vacant
1400 Broadway Johnson & Hamilton Mortuary Gilda’s Club of Seattle
1426 Broadway Unknown Rutherford’s Auto Rebuild
1158 Broadway Unknown Complete Automotive
1414 Broadway Western Auto Wrecking Aker’s
1612 Broadway Unknown AEI Music
400 E. Pine Street Hirsch Cycle Co., Lighting Design Lab and 4 others
501 E. Pine Street Unknown Bell Occhio 7 and 3 others
610 E. Pine Street Unknown Capitol Loans and 4 others
619 E. Pine Street Paige Building R Place
801-805 E. Pine Street Masonic Temple Egyptian Theater and SCCC
911-919 E. Pine Street Odd Fellows Temple 0Odd Fellows Temple
909 E. Pine Street Unknown In 2 Services
1101 E. Pine Street S-E Co. 2" Base and 1 other
1315-1323 E. Pine Street Chester Apartments Capital Grocery and 2 others
1100-1106 E. Union Street | Unknown Union Art Co-op
1015-1021 E. Pike Street Lorraine Court Apartments Wildrose and 2 others
300 E. Pike Street Gallagher’s Fine Cars Six Arms
1415-1423 10™ Avenue Unknown Crescent Down works and 4 others
1101-1103 E. Pike Street Liebeck Garage Aria and 7 others
1011-1013 E. Pike Street Unknown Chrissa’s Window Bar and 1 other
1319 E. Madison Street Talbot Building Callahan’s Auto Rebuild

! Source of Table A for 23.73.010: The Department of Neighborhoods November 2002
Historic Resources Survey, structures categorized as "Yes - Inventory" or "Yes - Hold".

® % ok

F. Height exception for lots that include a character structure. In zones with a mapped

height limit of 65 feet, or with a 40 foot mapped height limit with provisions allowing for
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additional height up to 65 feet pursuant to subsection 23.47A.012.A, the Director may permit the
height of a structure to exceed the height limit of the zone by 10 feet, subject to the following:
1. The lot includes a character structure, or significant portion of a character

structure ((and-rreets-the-provisions-ofsubsection23-73-010:C));

2. For a project that incorporates a character structure, the following conditions
shall be met:

a. All street facing facades of the character structure are retained:

b. All portions of the new structure above the height of the street facing

facades of the character structure are set back a minimum of 15 feet from all street property lines

that abut the character structure; and

¢. The original floor to ceiling height of the eround story is maintained.

((2))3. The additional floor area above the height of 6v5 feet is occupied solely by

residential use; and

((3)). The project will not result in the demolition of a designated landmark or of

a character structure that is identified on Table A for 23.73.010, except as allowed to include a

portion of a character structure in the new development pursuant to subsection 23.73.010.C.

® Ok %

10
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Section 6. 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 Municipal Code Section 1.04.020.

Passed by the City Council the E day of Se ,@mgﬂ, 2010, and signed by me in open
session in authentication of its passage this \3 day of S Pje L 2010,

Jis

President of the City Council

I
/V(
Approved by me this Qg 7 day of _£) KU

ihael Mcmn, Mayor

Filed by me this ML} day of ﬁﬁg‘h , 2010.

e, ,,A,/ s fe

7 4 4 ; e
(}3/ ity Clerk

(Seal)

Attachment 1: Pike/Pine Urban Center Village Design Guidelines, 2010
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Projects requiring Design Review must comply with the neighborhood design guidelines in this handbook as well

as the Citywide Design Guidelines.

Note: The guidelines are numbered to correspond to the Citywide Design Guidelines (A-1, A-2, etc). A gap in the
numerical sequence means there are no neighborhood design guidelines for that particular Citywide Guideline.

A.  SITE PLANNING

A-1  Responding to Site Characteristics

Characteristics and opportunities to consider in Pike/Pine include both views and
other neighborhood features including:

+ Achange in street grid alignment causing unique, irregular-shaped lots, including
Union and Madison and 10th and Broadway Court
+ "Bow tie"intersections at 13th/14th between Pike/Pine/Madison

A-6  Transition Between Residence and Street

Residential entry
ways that feature
heavy or contrast-
ing trim, distinctive
materials and a link
to the surround-
ing streetscape are
encouraged.

Figure 1: Transition between residence and street.
Arched, recessed entry.

A-7  Residential Open Space

Locating a significant amount of open
space on rooftops is discouraged.
Open space at street level that is
compatible with established develop-
ment patterns and does not detract
from desired, active street frontages is
encouraged. While not characteristic
of the historic warehouse, commer-
cial, or apartment development in

the area, usable balconies may be
appropriate on streets where a more
residential character is intended, to
provide both open space and visual
relief on building facades. In other
areas, if balconies are provided, it is
preferable that they not be located on
street-facing facades, but rather on
facades facing the side or rear of the
lot, or internal courtyards.

Figure 3: The courtyard of Press Condo-
miniums provides a residential open space
amenity on Belmont Avenue E.

Design Review « Pike/Pine Design Guidelines

Site Planning .

responding to site charac-
teristics

transition between residence
and street

residential open space

Figure 2: Contemporary treatment of transition
between residence and street.

Figure 4: Usable balconies provide visual relief in
addition to private open space.




Site Planning
location of parking on
commercial street
fronts

corner lots

Figure 5: Recent development

A-9  Location of Parking on Commercial Street Fronts

Garage entry ways facing the street should be compatible with the pedestrian entry to
avoid a blank facade. Steel mesh is a preferred alternative to solid doors.

A-10 Corner Lots

Buildings on corner lots should reinforce the street corner. To help celebrate the corner, pedes-
trian entrances and other design features that lend to Pike/Pine’s character may be incorpo-
rated. These features include architectural detailing, cornice work or frieze designs.

The following corner sites are identified as Pike/Pine gateways (see Map 3, page 4).

« Pike/Boren: southeast corner

+ Melrose/Pine: northeast corner

« 12th/Pike intersection

+ 12th/Pine intersection

- Madison: between 11th/12th

» Madison entries onto Pike and Pine

Two examples of projects that incorporate architectural materials and detailing that celebrates -
the corner are shown below:

Figure 6:
Neighborhood
icon building

Design Review « Pike/Pine Design Guidelines
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B. HEIGHT, BULK AND SCALE

Height, Bulk and
Scale

Figure 7: While taller than its neighbor, because of its fenestration, width
and depth, the new structure that is consistent with the rhythm of other
development on the block and is compatible in scale with its neighbors.

B-1 Height, Bulk, and Scale Compatibility (citywide design guideline)
B-2  Pike/Pine Neighborhood Scale and Proportion

New buildings should, in general, appear similar in height, mass, and scale to other build-
ings to maintain the area’s visual integrity and unique character. Although current zoning
permits structures to exceed the prevailing height and width of existing buildings in the area,
structures that introduce increased heights, width and scale should be designed so their per-
ceived scale is compatible with the existing neighborhood character. The following guidelines
address scale and proportion for new structures.

a. Design the structure to be compatible in scale and form with surrounding structures.
One, two, and three-story structures make up the primary architectural fabric of the neigh-
borhood. Due to the historic platting pattern, existing structures seldom exceed 50 to 120
feet in width or 100 to 120 feet in depth. Structures of this size and proportion have been
ideal for the small, locally owned retail, entertainment, and restaurant spaces that have
flourished in this neighborhood. The actual and perceived width of new structures should
appear similar to these existing structures to maintain a sense of visual continuity.

. » Respect the rhythm established by traditional
facade widths.

Most structure widths are related to the lot
width. Typically, structures are built on one lot
with a width of 50 or 60 feet; or on two com-
bined lots with a width of 100 or 120 feet. Ifa
proposed development is on a lot that is larger
than is typical, it may be necessary to modify the
rhythm of the building to maintain the existing
scale at the street. Even in older buildings that
may be massive, the mass is typically broken up
by a rhythm of bays, humanizing the scale of the
structure,

* Relate the height of structures to neighboring
structures as viewed from the sidewalk.

If a proposed structure is taller than surround-
ing structures, it may be necessary to modify
the structure height or depth on upper floors to
maintain the existing scale at the street, espe-
cially for larger developments.

» Consider full or partial setbacks of upper stories
to maintain street-level proportions.

Given the greater width and height possible for
new structures, a more compatible massing may
be achieved if portions of the upper floors set
back from the street, with other portions extend-
ing to the street Iot line, creating setbacks at
intervals that reflect the typical facade widths of

Figure 8: Upper story setbacks maintain street level existing structures.

proportions.,
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Figure 9: The rhythm established by the neighborhood’s original platting and early development provides the basis for determin-
ing an appropriate scale relationship between new and old. These illustrations show how the vertical and horizontal treatment of
the facades in both an older and more recent building express the prevailing width and height patterns in larger structures.

b. Relate the scale and proportions of architectural features and elements to existing structures on the

block face to maintain block face rhythm and continuity.

+  Align architectural features with patterns established by the vernacular architecture of neigh-
borhood structures to create visual continuity.

+  Use building components that are similar in size and shape to those found in structures along
the street from the auto row period.

«  Keep the proportions of window and door openings similar to those of existing character
structures on the block or in the neighborhood.

«  Use windows compatible in proportion, size, and orientation to those found character structures in

the surrounding area.. Height, Bulk and
Scale

o

Address conditions of wide or long structures.

«  For project sites that are wider than usual, articulate the facade to respect traditional fagade widths. For example,
a facade may be broken into separate forms that match the widths of surrounding structures. This articulation
should be substantive, and not merely a surface treatment.

«  Employ variations in floor level fagades, roof styles, architectural details, and finishes to break up the appearance
of large structures.

« Incorporate design features to create visual variety and to avoid a large-scale, butky or monolithic appearance.

«  Consider a street-facing courtyard to minimize the bulk of structures on streets intended to have a residential
character. ‘

«  Consider stepping back upper stories of structures on larger sites to allow light filter through multiple levels and to
-create architectural variety.

d. For structures that exceed the prevailing height, reduce the appearance of bulk on upper stories to
maintain the established block face rhythm.

Consider the character of the existing block face when determining the appearance of the upper story elements. Wheth-

er the upper and lower floors of a structure look different or the same may depend upon the complexity of the existing

structures on the block. :

+  Use the prevailing structure width to create an upper story massing rhythm.

«  Break the structure into smaller masses that correspond to its internal function and organization.

«  Use changes in roof heights to reduce the appearance of bulk. '

«  For new structures that are significantly taller than adjacent buildings, especially on larger lots, consider upper floor
setbacks of at least 15 feet from the front facade to reduce the perceived height. However, slender forms such as tow-
ers and dormers that extend toward the front facade may add visual variety and interest to the setback area.
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Figure 10: Through the use of setbacks, courtyards or other interruptions in the street-facing facade, wider structures can relate better to
established scale conditions.

e. Design the first floor facade to encourage a small-scale, pedestrian-oriented character

+  Visually separate the ground floor spaces to create the appearance of several smaller spaces 25 feet
to 60 feet wide.
+  Repeat common elements found in neighborhood commercial buildings, such as clearly defined
primary entrances and large display windows. ‘
«  Provide generous floor to ceiling heights on the ground floor with a high degree of transparency.
+  Consider variations in the street-level facade, such as shallow recesses at entries or arcades, to add
variety.
Height, Bulk and
Scale

B-3. Integration'ofCharacter Structures in New Development (Supplemental guidance
especially for properties located within the Pike / Pine Conservation Overlay District.)

Within the Pike/Pine Conservation Overlay District, a project can gain height and floor area by retaining a character
structure (defined as a structure that is at least 75 years old) on the lot as part of a new development. The Code
requires all portions of the new structure above the character structure to set back a minimum of 15 feet from all
street facing facades of the character structure, unless the applicant demonstrates that a departure from this stan-
dard will result in a better relationship between the new and existing portions of the project. Section B.II provides
design guidance for achieving a desirable relationship between the character structure and new portions of the
project. The goal is to design a project that complements the character structure and other structures on the block,
even while displaying an individual design. These guidelines are to be used in conjunction with Section B.VI, which
addresses the treatment of character structures.

Design Review « Pike/Pine Design Guidelines




a. Develop a design Concept
Consider different approaches for expressing the relationship between the character structure and new portions
of the project. To avoid a superficial design treatment, the new project should not mimic the style of the character
structure inappropriately. Approaches to consider include: '

» Contrast: Design the new addition in a manner that provides differentiation in materials, color, ornamentation
and detailing so that the new work does not imitate the character structure, but still responds to the essential el-
ements of scale and character. For example, if the character structure provides a solid, sturdy base, the addition-
al upper floors could have a high degree of transparency and glazing to give them an appearance of lightness.

» Transition: Provide a transition in form and character between the new and old portions of the project. The
project’s composition could present the character structure as one element, with part of the new structure ac-
commodating a design transition between the character structure and portions of the new structure that have a
distinct identity.

* Background: Design new portions of the project as a backdrop to the character structure to minimize the
impact on the character structure and emphasize its role as an established element of the streetscape. Also, It
is not uncommon for older buildings to have been constructed in a manner that would have anticipated future
expansions. A successful blending of the original and new portions of the project may be achieved through a
skillful use of architectural elements and materials inspired by the original design and function of the character
structure.

In addition to choosing a design concept as outlined in subsection a, new projects that seek a departure from the 15
foot setback requirement must comply with the guidelines in subsection Bl and the following guidelines b through f:

Height, Bulk and

b. Do not overpower the character structure. Scale

Design the size, scale, massing, and proportions of the new structure to be compatible with the
character structure.

» Use siting, setbacks, structure orientation, massing, and rhythm, both at the street
level and on floors above, to maintain a strong presence of the character structure
in the streetscape.

+ Respect the scale of the existing character structure and avoid new construction
that appears to be an oversized expansion of the original design.

Figure 12: From this vantage
point on the sidewalk, the
upper story addition is not
visible from the street, due
to its setback.

Figure 11: In this successful example, structures to the left, right,
and above the center structure are additions,
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c. Express the relationship between the character structure and new portions of the project.
* Identify distinctive features of the character structure that can be emphasized or expressed
' in the new structure, such as: building orientation, corner treatments, massing character-
istics, stacking of floors, special treatment of entries, fenestration patterns, changes in the
structural spacing or rhythm of bays, or other special elements.
» Design the new structure to draw attention to significant features of the character structure
to maintain or increase their importance in the building’s overall composition.
* Emphasize important elements of the character structure and design the new structure so
that it does not compete with those elements, but rather strengthens or provides a back-
drop to them.

d. Emphasize the streetscape.
The street level is the portion of the structure that pedestrians experience most directly and is most critical to
maintaining a sense of continuity between the character structure and the new project.

¢ Maintain the original aspects of the character structure’s street level design and function as much as
possible.

* Consider how elements of the character structure’s original design can be adapted to the functions of
the new structure, such as major entries to the structure, public areas and internal circulation, service
access, and ground floor uses that are oriented primarily to the street.

e. Align features of the character structure with features of new portions of the project.
The alignment of architectural features and elements in the new and existing portions of the
project creates visual continuity and establishes a coherent visual context.
+ Design facades to reinforce the patterns of the character structure and express the connec-
tion between the new and old portions of the project.

Height, Bulk and
Scale

f. Consider design treatments that anchor the new structure to the
streetscape.
As part of a new project, a character structure can help integrate new devel-
opment with the existing neighborhood fabric. However, it may also be desir-
able for the new structure to emphasize its own identity in the streetscape
by directly connecting to the street level, or through other measures that
strengthen the new structure’s presence on the street.

*  When adjacent to the character structure, it may be possible for
elements of the new structure to successfully surround or “wrap”
the character structure to anchor the new structure to the char-
acter structure and the streetscape.

«.  When new additions are above the character structure, it may be
desirable for portions of the new structure to extend to the street to
better integrate it with the streetscape and avoid the appearance of
“floating” as an unrelated element above the character structure.

Figure 13: While the new structure is built
above an existing character structure, the
portion of the new structure that extends
to the street helps to anchor the project
to the streetscape. )
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B-4. Small Lot Development (Supplemental guidance especially for properties located in the
Pike/Pine Conservation Overlay District.)

The Pike/Pine Conservation Overlay District encourages development on small lots of 8,000 square feet or less by
exempting the residential floor area in the project from the FAR limit. While the scale of development on small lots is
compatible with the existing developed context, such projects may still present design challenges that require atten-
tion to ensure the best fit between the new and the old at any given site. New structures on small lots should maintain
the character of the Pike/Pine neighborhood, and not use the small size of the lot as a reason to compromise main-
taining compatibility with the character of the area.

a. Consider the project’s impact on the street environment
¢ Maintain solid massing of the street wall.
» Site driveways and design vehicular garage entrances so that théy do not dominate the street front.
* QOrient the structure’s street level uses, building entrances, and service areas so that street-level priorities for
commercial and pedestrian activity are not compromised.

b. In order to maintain a continuous street wall, front sethacks are discouraged
“T" or “L” shaped structures that maintain a continuous street wall while allowing setbacks from
shared lot lines on the interior of the lot are preferred over setbacks of upper floors fronting the
street. ' '

Ground level front setbacks may be appropriate in limited circumstances to enhance the project’s

relationship to the pedestrian environment by providing such features as wider sidewalks, space for

residential entries, or other pedestrian amenities. Height, Bulk and
Scale

In some circumstances, an upper level front setback may be appropriate to better relate a taller new

structure to the prevailing height of adjacent character structures.

c. Provide appropriate rear and side setbacks

Side and rear setbacks are most important on

the upper floors of portions of the structure that

do not face the street.. Maintaining a continuous
street wall to preserve the streetscape character at
ground level generally takes precedence.

*  Provide setbacks from side and rear lot lines to
maximize access to light, air, and usable space
between structures and to minimize exposed
blank walls.

*  Avoid blank walls on the sides of structures that
abut neighboring lots, while recognizing the
potential for abutting development in the future.

- In general, blank walls are discouraged.

* Use the rear of the lot for parking or other open
areas. Rear setbacks may be used to create light
courts, seating areas, or courtyards.

Figure 14: Successful small {ot development on Pike Street.
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B-5. Through-Block Development

While most blocks in the Pike/Pine neighborhood lack alleys, development seldom extends across a full block from
street to street. The predominant development pattern is comprised of individual structures that front on the street
and extend no deeper than mid-block. New developments on through block lots should be carefully designed for com-
patibility with this established fabric.

a. Avoid monolithic development on through lots.
* Observe in new through-block projects the original platting and development pattern, which is generally
characterized by structures limited to a half-block in depth, with widths of 50 to 60 foot increments along the
street.

b. On blocks bounded by designated principal pedestrian streets, take advantage of opportunities to include
through-block connections.
Through block connections can extend a fine-grained pedestrian environment into the interior of the block, of-
fer a transition between public and private spaces, and unite both sides of the block face. As more intensive
development occurs over time, through block connections can contribute to a more complex, /nt/mate pedestrian
environment.

¢ Make through-block connections clearly identifiable, accessible, and attractive.
* Create focal points to draw pedestrians into and along through-block pathways.
* Encourage abutting uses that will promote public access into though-block connections during ap-
propriate hours to activate space.
* Ensure a porous fagade on through-block pedestrian connections by providing frequent openings
and breaks to provide visual interest, and to allow free movement of pedestrian traffic through the
Height, Bulk and block face.
Scale * Consider opportunities for open space and other amenities in block interiors, such as gardens,
courtyards, fountains, lighting and seating to unite different uses in the block.

c. Capitalize on opportunities to provide utility
functions in through-block development

Several of the through-block sites in the Pike/
Pine neighborhood are in the vicinity of 10th,
11th, and 12th Avenues. Grade changes
between these streets present opportunities
for through-block development that may be
designed to include drop-off, parking, and
service and delivery areas within the develop-
ment in a manner that efficiently accommo-
dates these functions and minimizes conflicts
with pedestrian activity along block perim-
eters.

Figure 15: In appropriate circumstances, a through-block corridor can
contribute to a more compatible sale of development whlle creating
opportunities to expand the pedestrian network,
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B-6. DEVELOPMENT IN AREAS LACKING A WELL-DEFINED CHARACTER (Supplemental guidance
especially for properties located in the Pike/Pine Conservation Overlay District.)

Some areas where the Pike/Pine Conservation Overlay District was expanded during 2009 lack an apparent over-
riding visual character, or the character may be mixed or changing. When no clear pattern is evident, new develop-
ment should help define and unify the existing visual context and contribute positively to the Pike/Pine neighborhood
character. Designs should draw on the best features of surrounding buildings, or of the surrounding neighborhood, to
create a more complex, intimate pedestrian environment.

a. Design structures to help define, unify and contribute positively to the existing visual context.

New structures should enhance pedestrian and visual con'nectivity along streets oriented to the north

and south, including connections to the 12th Avenue Urban Center Village across Madison Street.

* Capitalize on excess and undefined right-of-way areas, including overly wide street surfaces on
side streets, to enhance pedestrian circulation and gathering, and for landscaping and other
streetscape improvements.

* Encourage streetscape treatments that retain the informal character of side streets, such as
shared pedestrian and vehicle loading areas, lower curb heights and varied curb lines, and tex-
tured paving materials. '

* Include high ceilings in the ground floor spaces of new structures that are consistent with older char-
acter structures in the neighborhood. Floor to ceiling heights of at least 15 feet are encouraged.

B-7.  Conservation of Character Structures (Supplemental guidance especially for
properties located in the Pike/Pine Conservation Overlay District.)

The Pike/Pine Conservation Overlay District encourages preservation and enhancement of the unique

character of the Pike Pine neighborhood. A high priority for achieving this objective is the conservation Height, Bulk and
and reuse of existing character structures. The Overlay District includes both exceptions that apply when a Scale

character structure is retained and incentives for conserving and reusing these structures. This Section VI

provides guidance for appropriate conservation of character structures. ‘

a. Maintain the architectural integrity of the character structure
* Avoid all but minor changes to the primary elevation(s) of the character structure
»  Make a visual distinction between old and new: new construction should be distinguishable from the character portion,
* Keep the addition compatible with the character structure in form, scale, massing, and proportion.
* Do not obscure significant features of the character structure.

Figure 16: Renovated character structures that have retained character-defining elements,
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b. Maintain Character-Defining Elements
* ldentify the form and detailing of those architectural materials and features important to defining the structure’s

character and that should be retained. Character-defining elements may include:

n Exterior materials, such as masonry (especially brick), wood, and metal;
Exterior features and details such as: entrances, fully-glazed storefront windows and expansive glazing, para
pets, cornices, roofs, windows, ornamentation (such as terra cotta cladding), signage (including emblems and
embossed building names) and color;
Structural charactetistics, including expressions of interior space on the structure fagade, and structural
elements defining organization, architectural composition, rhythm, and massing; and
Both horizontal and vertical lines that help define the rhythm of the character structure, often by marking a

repeating bay.

* Retain, repair, rehabilitate or replace character-defining elements of the character structure, using generally ac- )
cepted methods.

* Avoid adding materials or features that were not historically part of the character structure.

c. Recognize the priority for maintaining the original floor-to-ceiling heights in character
structures, especially for the ground floor and for features visible from the exterior.
« Ensure that double-height windows on street-facing facades are visible and appar-
ent from the street.
. Avoid inserting a “new” floor within a double-height ground level unless:
1) The full height of the double height window is not obstructed for a sufficient
depth from the structure’s facade (generally, a depth of at least 30 feet) to main-
. tain a sense of the original space as viewed from the street, and the visual expres-
Height, Bulk and sion of the structure in the double height storefront’s facade is not substantially
Scale altered by including the new floor; or
2) Characteristics of the original architecture or structure lend themselves to this
modification. For example, where a mezzanine existed in the original structure, or
where slope changes or changes in window placement in the character structure
would minimize the perception of the new floor.

Figure 17: High floor-to-ceiling heights as character defining element.
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d. Se

nsitively locate additions so they do not dominate the appearance of the

character structure.

The Pike/Pine Conservation District Overlay encourages additions that enable reuse and preservation of the
character structure. The compatibility of an addition is dependent on the design of the original building, its site
and immediate context.

Consider the size and location of the addition in order to minimize its visibility from the street and its
impact on light to adjacent structures.

Place the major mass of the addition on an inconspicuous side or rear elevation so the addition does
not radically change the form and character of the character structure,

Consider setting additional stories well back from the roof edge to ensure that the character struc-
ture’s proportions and profile are not radically changed.

For additions that abut a character structure, retain the original proportions, scale, and character of
the main facade. Consider a slight setback from the principal fagade.

Height, Bulk and
Scale

Figure 18: This addition is placed to the rear of the char-
acter structure and set well back from the street front,
retaining the original proportions, scale and character of
the main facade.
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C.  ARCHITECTURAL ELEMENTS AND MATERIALS

C-1 Architectura! Context

The Pike/Pine “vernacular” architecture is
characterized by the historic auto row and
warehouse industrial buildings featuring high
ground-floor ceilings, articulated ground-floor
commercial space, display windows, detailed
cornice and frieze work, and trim detailing.

Architectural Ele-
ments and Materials

Figure 18:
architectural context Context—pilasters, arched terra cotta cladding,
parapet

Figure20:
Context—Ilight industrial signage and building design; tall windows

Figure 21:
New construction—large windows, balconies
provide visual modulation.
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New buildings should echo the scale and modu-

preserve both the pedestrian orientation and con-
sistency with the architecture of nearby buildings.
Architectural styles and materials that comple-
ment the light-industrial history of the neighbor-
hood are encouraged.

Examples of preferred elements include:

Taking architectural cues from the following de-
velopments is encouraged:

16

Figure 22: Signature Pike/Pine architectural styles

L

Figure 22a: Villa Apartments

ation of neighborhood buildings in order to

Similar building articulation at the ground
level;

Similar building scale, massing and
proportions; and

Similar building details and fenestration pat-
terns.

Villa Apartments (NE Pike/Boren);

Wintonia (SW Pike/Minor);

NW Boylston/Pine

Pike Lofts (SW Pike/Bellevue);

Schuyler (SW Pike/Boylston);

615 E Pike Condominiums (SW Pike/Boylston);
Monique Lofts (NW Pike/11th);

1101 E Piké Street (SE Pike/11th);

Agnes Lofts (SW Pike/13th);

Elysian Brewery (SE Pike/13th);

Oddfellows (SE Pine/10th);

Trace Lofts (12th/between Pike and Madison)
1100 Union

guezf: Trae Los
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Figure 23: Sidewalks as open space

Architectural Ele-
ments and Materials

architectural context

Figure 24: Retail entryway—transparent windows, floor-to-
ceiling, unique signage

Figure 25: Transparent windows, retail modules and consistent entrances lend
to human-scaled streetscape.

Design Review « Pike/Pine Design Guidelines

C-3 Human Scale

In order to achieve good human
scale, the existing neighborhood con-
text encourages building entrances in
proportion with neighboring store-
front developments,

In addition to the Citywide Design
Guidelines, developments should
successfully contribute to the vitality
of the street level and pedestrian
scale relationships to the right-of-
way. Thus, the design of the ground
floor of new developments should
include:

+ Pedestrian-oriented architectural
elements

+ Arhythm of building modulation
comparable or complimentary to
adjacent buildings

+ Transparent, rather than reflective,
windows facing the street

This is important throughout the
neighborhood. It is preferred that
ground floor development echoes
the patterns established by adjacent
buildings in this area, including high
bays and glazing along the ground
floor. To this regard, cues can be taken
from the Oddfellows and Elliott Bay
Bookstore buildings on 10th Avenue
E. between Pike and Pine and from
the buildings on the south side of Pike
Street between Boylston and Harvard
Avenues,
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C-4  Exterior Finish Materials

New development should complement the neighborhood’s light-industrial vernacular through

type and arrangement of exterior building materials. Preferred materials and approaches

include:

+  Brick, masonry, textured or patterned concrete, true stucco (Dryvit is discouraged), with
wood and metal as secondary or accent materials.

+  Other high quality materials that work well with the historic materials and style of neigh-
boring buildings

+ Limited number of exterior finish materials per building

« High quality glazing and trim as a vital component of exterior finish

Figure 26: Ornamental detailing, decorative trim, Figure 27: Use of modern materials
parapet, traditional materials, transparency.
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ments and Materials

exterlor finish materials

Figure 28:
Window trim
detailing




Pedestrian Environ-
ment

retaining walls

design of parking lots near
sidewalks

visual impact of parking
structures

personal safety and security

D. PEDESTRIAN
ENVIRONMENT

D-3  Retaining Walls
Where retaining walls are unavoidable near

a public sidewalk, a textured surface or
inlaid material is encouraged.

D-4  Design of Parking Lots Near Sidewalks
Screening of Parking
For secured surface parking lots, the use of cyclone wire or chain-linked fencing should be

avoided and instead, the artistic use of mesh fencing, fabricated iron, decorative hard-
scape and landscape materials including perimeter trees are encouraged.

D-5 - Visual Impact of Parking Structures
Incorporate vertical landscaping (trellises) or artwork as screens where feasible,

Parking structures should provide commercial or other pedestrian-oriented uses at street
level.

D-7  Personal Safety and Security

Lighting installed for pedestrians should be hooded or directed to pathways leading
towards buildings.

Design Review » Pike/Pine Design Guidelines
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D-8

Signs

a. Promote the pedestrian environment

Signs should be oriented toward and promote the pedestrian environment
Signs that are placed at the height and are of a scale to attract drivers, instead of
‘pedestrians, are not consistent with the neighborhood’s special character.

Window signs should not cover a large portion of the window so as not to be out
of scale with the window, storefront or fagade.

b. Reflect the special neighborhood character

Signs should complement and not detract from the special character of the
Pike/Pine neighborhood. Key elements of this character include: signs associ-
ated with a concentration of small, local businesses, particularly businesses
related to the arts; activities oriented to the pedestrian, including uses that
extend activity well into the evening; a cohesive collection of early twentieth
century commercial buildings with distinctive architectural characteristics; and

a predominance of unique and diverse signs, instead of standardized signs, that
advertise the availability of goods and services. '

Signs should relate physically and visually to their location and uniquely reflect
the character and nature of the business they advertise.

Pedestrian Environ-
ment

retaining walls

design of parking lots near
sidewalks

visual impact of parking
structures

personal safety and security

Figure 29: The best examples of signs appropriate for the Pike/Pine neighborhood are those for small, independent retail shops
or restaurants. These reveal creativity and individual expression, and along a block, can be part of the rhythm that attracts the

pedestrian to walk there,
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Pedestrian Environ-
ment

retaining walls

design of parking lots near
sidewalks -

visual impact of parking
structures

personal safety and security

«  Signs should not hide, damage, or obstruct the architectural elements of the
building; and their design and placement should be well integrated with the de-
sign and style of the structure, especially when attached to a character structure.

Figure 30: A simple, straightforward sign compatible with the structure’s
design.

* Signs should be designed as distinctive additions to the streetscape and
should not appear mass-produced

« Backlit signs are generally inconsistent with the special character of the
neighborhood, particularly when they are a standardized design that creates a
generic look.

Design Review « Pike/Pine Design Guidelines
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E.  LANDSCAPING

E-2  Landscaping to Enhance the Building and/or Site

The creation of small gardens and art within the street right-of-way is encouraged in the Pike/
Pine neighborhood in order to enhance and energize the pedestrian experience. This is espe-
cially desirable for residential and mixed use developments as well as a means to distinguish
commercial areas from institutional areas. Providing vertical landscaping, trellises or window
boxes for plants is also desirable. Street greening is specifically recommended along the fol-
lowing streets:

+ Avenues between Union and Pike Streets, from Minor Avenue on the west to Harvard Av-
enue on the east;

+ Along Bellevue, Summit, Belmont, and Boylston (except from Pike to Pine)

+ Union Street from Boren to Broadway

+ Avenues between Pike and Olive Streets from 11th Ave. on the east to 14th Ave. on the west
including Pine from 14th and 15th and Olive from 11th to 15th (except along 14th Ave, from
Pine to Pike)

- Permit approval from Seattle Department of Transportation (SDOT}) is required in most cases
for features placed within the City Right-of-Way and early coordination with SDOT is recom-
mended.

Figure 31: Landscaping that enhances the streetscape at a residential building entrance on
Nagle Place,
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Version #1
Form revised June 11,2010
FISCAL NOTE FOR NON-CAPITAL PROJECTS
Department: Contact Person/Phone: DOF Analyst/Phone:
| Legislative | Rebecca Herzfeld/684-8148 | Not applicable |
Legislation Title:

AN ORDINANCE relating to land use and zoning; amending Sections 23.41.010, 23.41.014,
23.55.030, and 23.73.010 of the Seattle Municipal Code, adding a new subsection to Section
'23.41.12, approving and adopting revised Neighborhood Design Guidelines for the Pike/Pine
Urban Center Village, and amending provisions in the Pike/Pine Conservation Overlay District
to better maintain the character of the Pike/Pine neighborhood.

e  Summary of the Legislation:
This legislation would:

1. Add provisions to the existing Pike/Pine Neighborhood Design Guidelines to better
address developments that incorporate “character structures” (defined as buildings 75 or
more years old). '

2. Revise the current Neighborhood Guidelines, primarily to update the illustrations and
examples. A

3. When a character structure is located on the site of a proposed new project, require as
part of the design review process that the developer evaluate the key architectural
elements of the character structure, and provide at least one design proposal that will
maintain those elements and the integrity of the character structure.

4. Change the decision-maker from the Director of the Department of Planning and
Development to the local Design Review Board when a developer requests a departure
from the prescribed method for incorporating a character structure into a new building.

5. Allow an exception from the prohibition against internally-illuminated cabinet signs in
the Pike/Pine Conservation Overlay District for signs that are no larger than three square
feet.

e Background:
Since 2008, Councilmember Rasmussen has been working to develop policiés and Land Use

Code changes to protect the unique character of the Pike/Pine neighborhood. Last July, the City
Council adopted Ordinance 123020, which was the first phase in carrying out this effort. This
ordinance expanded the boundaries of the Pike/Pine Conservation Overlay District, limited the
scale of new projects, and encouraged new projects to retain existing older buildings (“character
structures”) as part of the development site.

In June 2010, Councilmember Rasmussen requested public comment on draft legislation that
would update the current neighborhood design guidelines for the Pike/Pine area. This legislation
is part of the second phase of work to improve the Pike/Pine Conservation Overlay District
regulations. The draft legislation has been revised to reflect many of the suggestions made by
the public during the review process, and Councilmember Rasmussen is now proposing it for
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Pike-Pine Design Guidelines ORD v8. docx
Version 8

ORDINANCE

#
s

AN ORDINANCE relating to land use and zoning; amending Sections 23.41.010, 23.41.014,
23.55.030, and 23.73.010 of the Seattle Municipal Code, adding a new /u section to
Section 23.41.12, approving and adopting revised Neighborhood Desigh Guidelines for
the Pike/Pine Urban Center Village, and amending provisions in the ike/Pme
Conservation Overlay District to better maintain the character of thie Pike/Pine
neighborhood. /

&
}!

WHEREAS, in response to the 1991 Pike/Pine Planning Study spo/ns'i)red and conducted by a
coalition of Pike/Pine neighborhood and civic groups, business and property owners, and
residents, the Pike/Pine Overlay District was established’to preserve and enhance the
area’s mixed-use character; and /

WHEREAS, in March 1999, the City Council adopted Oxd/ inance 119413 amending the City’s
Comprehenswe Plan to include key goals and po’hmes from the 1998 Pike/Pine Urban
Center Village Plan, which reaffirmed the nelghborhood’s commitment to mixed-use
development, while identifying additional Bﬂon‘ues including: 1) sustaining the character
of Pike/Pine through 1mplementat10n of urban design recommendations and policy
changes and 2) considering a conserv%ﬁon district” for the neighborhood; and

WHEREAS, in September 2000, the City Councﬂ adopted Ordinance 120081 adopting
Neighborhood Design Guidelines /fo1 the Pike/Pine Urban Center Village; and

WHEREAS, in July 2009, the City Céﬁncﬂ adopted Ordinance 123020, renaming the overlay
district the Pike/Pine Conservatlon Overlay District, expanding its boundaries, and
adding provisions that limit the scale of new projects, encourage new projects to retain
existing structures as part of a development site, provide spaces for small businesses at
street level, and accom’r/nodate facilities serving the arts, to further the preservation and
enhancement of the lfmque character of the Pike/Pine neighborhood; and

WHEREAS, additiona d651gn guidelines for Pike/Pine and greater involvement of the Design
Review Board’will encourage new buildings and signage that contribute to the character
of the Pike/Pine neighborhood and help maintain “character structures” that are

incorp(?téd into new developments;

WHEREAS, the Department of Planning and Development is updating the 15 year old citywide
desjgn guidelines on which all neighborhood design guidelines are based, and this effort
prdvides an opportunity to reorganize the Pike/Pine Neighborhood Design Guidelines to
atch the new citywide format, and to update the illustrations in.the Pike/Pine
Neighborhood Design Guidelines; NOW THEREFORE,

BE IT ORDAINED BY THE CITY OF SEATTLE AS FOLLOWS:

THIS VERSION IS NOT ADOPTED
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Section 1. Section 23.41.010 of the Seattle Municipal Code, which section was last

amended by Ordinance 122994, is amended as follows: j
[/
/

Section 23.41.010 Design Review Guidelines /

A. The "Guidelines for Multifamily and Commercial Build/iﬁlgs, 1998 (Amended 2006)"
and neighborhood design guidelines approved by the City Counc}l/and identified in subsection B
of Section 23.41.010, provide the basis for Design Review Boigr"il recommendations and City
design review decisions, except in Downtown, where the "C/iﬁgdelines for Downtown

Development, 1999" apply. Neighborhood design guideli;iés are intended to augment and make

more specific the "Guidelines for Multifamily and Cog{hqercial Buildings, 1998 (Amended

2006)" and the "Guidelines for Downtown Developrﬁent, 1999." To the extent there are conflicts |

between neighborhood design guidelines and th;‘e“"/"Guidelines for Multifamily and Commercial
Buildings, 1998 (Amended 2006)" or "Guidglihes for Downtown Development, 1999", the
neighborhood design guidelines prevail. ./ |

- B. The following Neighbofhoéd design guidelines are approved:

um—y

. "University Conifnunity Design Guidelines, 2000;"

2. "Pike/Pine ",U'r/ban Center Village Design Guidelines, ((2660)) 2010;"

3. "Rooseyénlxt Urban Village Design Guidelines, 2000;" |

4. "Ballai;d Municipal Center Master Plan Area Design Guidelines, 2000;"
5. "Wést Seattle Junction Urban Village Design Guidelines, 2001;"

6. "Green Lake Neighborhood Design Guidelines, 2001;"

7. "Admiral Residential Urban Village Design Guidelines, 2002;"

8. "South Lake Union Neighborhood Design Guidelines, 2005;

9. "Northgate Urban Center and Overlay District Design Guidelines, 2003;"

2
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10. Belltown Urban Center Village Design Guidelines, 2004,
11. Wallingford Neighborhood Design Guidelines, 2005;

12. Capitol Hill Neighborhood Design Guidelines, 2005;

i
i

13. Greenwood/Phinney Neighborhood Design Guideline%, 2005,

14. Othello Neighborhood Design Guidelines, 2005; /

ra

/

15. North Beacon Hill Design Guidelines, 2006; /'”

ra

/
16. North District/Lake City Guidelines, 2006; /
/

/
17. Morgan Junction Neighborhood Design g}’{lidelines, 2007,

g

18. Upper Queen Anne Neighborhood Dgs{{gn Guidelines, 2009; and

19. Uptown Neighborhood Design Ggi‘éelines, 2009.

£

Section 2. A new subsection E of Section 2341 .012, which section was last amended by

V4

/
Ordinance 123206, is added as follows: //7

23.41.012 Development standard departq;‘és
/

Vi
// ® ok %k
f!

¢
’ ’if E . . 0] ’
E. Departures for retaining c}/réracter structures on lots in the Pike/Pine Conservation

Overlay District. Departures frorg'”{he conditions in subsections 23.73.010.C.2 and 23.73.010.F.2
when retaining a character strl}égure as part of a new project may be granted if the following

conditions are met:

1. The re,,télined portion of the character structure is sufficient to give the

appearance of a free-standing structure; or

2. The newly-constructed portion of the project, through vertical or horizontal

modulation orpther design treatments, generally provides for better integration of the physical
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/

appearance and arrangement of interior spaces between the character structure and the new

/

project than would occur through the strict application of subsection 23.73.010.C.1; of
3. Additional flexibility is necessary to maintain a character struc‘/afffe on a small
development lot that is 8,000 square feet or less in size; and /,/
Z

/
4. The ground story of the character structure can accommgdate the elements of

J
/

the proposed new structure, such as a mezzanine or additional story, whfle maintaining the
or1g1na1 character of the character structure by: retaining sufficient p(/rtlons of the ground floor
that are visible from the street at the original floor to ceiling helght/ through appropriate
placement and design of the new structure, or through other deglgn means that are consistent
with the Pike/Pine Urban Center Design Guidelines. f

Section 3. Subsection B of Section 23.41.014, whiéh section was last amended by
Ordinance 123206, is amended as follows:

23.41.014 Design review process

B. Early Design Guidance Public Meeting.
. /f"){
1. Following a preapplication conference, and site visits by Design Review Board

members assigned to review a prop;éed project, an early design guidance public meeting with

the Design Review Board shall bg'held.

2. The purposg/of the early design guidance public meeting shall be to identify
concerns about the site and//fhe proposed project, review the design guidelines applicable to the

site, determine neighboéhood priorities among the design guidelines, and explore design

0

concepts and/or options.
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3. At the early design guidance public meeting, the project pr(}p’onen‘[s shall
present the following }information: |
a. An initial site analysis addreséing site opportuni/t'les and constraints, the
use of all adjacent buildings, and the zoning of the site and adjacent pr {)erties; and
b. A drawing of existing site conditions, in/d'eing topography of the site
and the location of structures and prominent. landscape elements,dn or abutting the site (including

but not limited to all trees ((si%6})) 6 inches or greater in di ‘4‘[er measured ((fourand-one-half

(444))) 4.5 feet above the ground, with species indicated); and

c. Photos showing the facades of adjacent development, trees on the site,
general streetscape character and territorial or other¥iews from the site, if any; and

d. A zoning envelope study ((whieh)) that includes a perspective drawing;
and

e. A description of the proponent's objectives with regard to site
development.

f. In the Pike/Pine Conservation Overlay District established in Section

23.73.004, if a character strucu}le is located on the same lot as a proposed project, the applicant

Vi

shall:

/ 1) Analyze the features that define the developed context of the

structures located on’the block front where the project is proposed, and on all block fronts facing

the project;

2) Evaluate the relationship of the character structure’s key

architectural and structural elements to the developed context, and how the new project will

respond to this relationship: and
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3) Evaluate the character structure’s key architectural and

structural elements and how the new project will maintain those elements and '{he character

/

structure’s integrity. ),f'

4. ((Fhe)) Except as provided in this subsection 23.41 01%B4 the proponent is
/

encouraged, but not required, to bring one (((8)) or more developmeqp’éoncepts or alternatives

a

/i . . .
to indicate possible design options for the site. In the Pike/Pine Conservation Overlay District

7
established in Section 23.73.004, if a character structure is loca‘g,e’d on the same lot as a proposed

project, the applicant shall provide at least one alternative de;x’;elopment concept that maintains

j/

i

the character structure’s key architectural and structural @Iéments and the integrity of the

J/

character structure. Vi
/

i
¥ % f"/
J

Section 4. Subsection D of Section 23 55030 of the Seattle Municipal Code, which

section was last amended by Ordinance 123620, is amended as follows:

Section 23.55.030 Signs in NC3, C1, C2 and SM zones

* & %

D. In the Pike/Pine Consérvation Overlay District, internally:illuminéted cabinet signs

larger than 3 square feet in siZé and backlit awning signs are prohibited.

* ok ok
Section 5. Subsection C of Section 23.73.010, which section was last amended by

Ordinance 123020, is amended as follows:

23.73.010 Develoi)ment standards
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C. Retaining character structures on a lot. A 25 percent increase in the flgor size limit

above 35 feet in height is permitted for projects that incorporate a character §/t§ucture on the same
. /;’
lot, either as a whole structure or as a portion of a structure, pursuant to the following provisions.

14

1. No increase in floor size is permitted under the provi{s‘i'ons of this subsection for

a project that will result in the demolition of a designated Seattle Lgﬁdmark or a character

?

structure identified on Table A for 23.73.010. /'/

r'j
¢

2. For a project that incorporates portions of apilaracter structure, the following

conditions shall be met: /

'/

a. All street-facing facades of thgféharacter structure are retained; ((and))
. / | |
b. All portions of the new strp/léture above the height of the street facing

facades of the character structure are set back a minimum of 15 feet from all street property lines

///

that abut the character structure((+)); and

¢. The original ﬂoorlf o-ceiling height of the ground story is maintained.
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((4)3. Any floor area in a new portion of the structure above 3¥feet in height that

is within the area of the original footprint of the character structure and is geﬁarated from the

street along all street frontages by the original facades of the character /stfucture is not included in

/

l/
the calculation of the floor area subject to the floor size limit.

((5)4. A project that is granted an increase in ﬂq{o’; size under the provisions of

s

this subsection 23.73.010.C shall maintain the character strugﬁlre, or portions of the character
. I//’
structure, both interior and exterior, in good condition angl"”repair and in a manner that preserves
. A/(‘ .
unique features and characteristics for the life of the pr’6ject. Any increase in floor size permitted

/
pursuant to this Section 23.73.010.C shall not be g@'mbined with any increase in floor size

s
y

permitted pursuant to Section 23.73.010.B. J
/

/
Table/A for 23.73.010
Identiﬁ(?d’/Character Structures '
Address Historic Name Common Name
1519 12th Avenue Overland Pacific Building Police Department East Precinct
300 E. Pine Street Butterworth Mortuary Butterworth Mortuary
1501 Broadway Broadway State Bank Tully’s
1205 E. Pine Street McAlpin-Schreiner Company Foley Sign Company
1021 E. Pine Street ,Colyear Motor Sales Company REI/Velo Bike
901-911 E. Pike Street /| Tyson Oldsmobile Company Frame Central
1217-1221 E. Pike Street / | S. L. Savidge Elysian Brewery
915-919 E. Pike Street / Graham Motor Cars - Shambhala Center of Seattle
1525 11" Avenue  / Bocker Building REI/Value Village
1400 12" Avenue / Bekins Moving and Storage Trace Lofts
1201-1205 E. Pik¢/Street Standard Brands 1205 E. Pike Building
1519-1521 Broadway Eldridge Tire Company Broadway Café
1120-1124 E. Pike Street Packard Seattle Utrecht Art Supplies
953 E. Uniop Street Otto’s Radiator Service The Finer Details
301-309 E/Pine Street Melrose Building ‘ Melrose Building
311-321/E. Pine Street Timken Roller Bearing Le Frock
721-725 E. Pine Street Flick and Rash Bill’s Off Broadway
8

(5
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Address Historic Name Common Name
1600 Broadway Boone and Company Pontiac AEI Music /

1511 Boylston Avenue

Glencoe Apartments

Glencoe Apartments

5
pd

Historic Name

Common Name/

Address

1633 Melrose Avenue Sherwood Apartments Sherwood Apaftments

1631 Belmont Avenue Conrad Apartments Conrad Aparfments

401 E. Pine Street Carr Brothers Auto Repair General Pefroleum Museum
1520 Melrose Avenue Melrose Apartments Melrose/Apartments

1351 Olive Way Unknown Fillipi’s Old Books and Records
1611 Boylston Avenue Universal Repair Shop Uniyersal Repair Shop

1001 E. Pike Street Unknown Arénsberg/La Puerta

1134 Broadway Unknown Nacant ‘

1400 Broadway Johnson & Hamilton Mortuary | Gilda’s Club of Seattle

1426 Broadway Unknown /| Rutherford’s Auto Rebuild
1158 Broadway Unknown /| Complete Automotive

1414 Broadway Western Auto Wrecking / Aker’s

1612 Broadway Unknown ’ AEI Music

400 E. Pine Street Hirsch Cycle Co. / Lighting Design Lab and 4 others
501 E. Pine Street Unknown / Bell Occhio 7 and 3 others
610 E. Pine Street Unknown / Capitol Loans and 4 others
619 E. Pine Street Paige Building / R Place

801-805 E. Pine Street Masonic Temple/ Egyptian Theater and SCCC
911-919 E. Pine Street Odd Fellows Témple Odd Fellows Temple

909 E. Pine Street Unknown / In 2 Services

1101 E. Pine Street S-ECo. / 2" Base and 1 other
1315-1323 E. Pine Street Chester Apartments Capital Grocery and 2 others
1100-1106 E. Union Street | Unknown Union Art Co-op

1015-1021 E. Pike Street Lorrajne Court Apartments Wildrose and 2 others

300 E. Pike Street Gallagher’s Fine Cars Six Arms

s
/

1415-1423 10™ Avenue Unknown Crescent Down works and 4 others
1101-1103 E. Pike Street Liebeck Garage Aria and 7 others

1011-1013 E. Pike Street | Unknown Chrissa’s Window Bar and 1 other
1319 E. Madison Street /| Talbot Building Callahan’s Auto Rebuild

' Source of Table A for 23.73.010: The Department of Neighborhoods November 2002
Historic Resources Strvey, structures categorized as "Yes - Inventory" or "Yes - Hold".

® ok ok

F. Height exception for lots that include a character structure. In zones with a mapped

height limép*/éf 65 feet, or with a 40 foot mapped height limit with provisions allowing for
i

£
A
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additional height up to 65 feet pursuant to subsection 23.47A.012.A, the Director may permﬁgthe

—

height of a structure to exceed the height limit of the zone by 10 feet, subject to the following:

/’
1. The lot includes a character structure, or significant portion of a character

structure ((and-meets-the-provisions-ofsubsestion23-73-010-C));

2. For a project that incorporates a character structure, the fo’ilowing conditions

shall be met:
a. All street facing facades of the character strq,efure are retained;

S

b. All portions of the new structure above the height of the street facing

/

N-T - N = N ¥, T U VU N

facades of the character structure are set back a minimum of ;1*’5 feet from all street property lines

A
7

—_—
o

that abut the character structure; and

fun—,
[un—

¢. The original floor to ceiling,ﬁéight of the ground story is maintained.

Vi

—_ e
W N

K

residential use; and

—
S

((2)3. The additional floor area /aBz)ve the height of 65 feet is occupied solely by

e
N W

a character structure that is identiﬁed"gn Table A for 23.73.010, except as allowed to include a

—_—
~J

portion of a character structure in‘lthe new development pursuant to subsection 23.73.010.C.

—_
o0

* k%

[\ [\ —
— < \O
.

™

™~

3] [ ) N4
~ (@)} W B
~.

10

[\®)
o0

((3)). The project will ngt‘}esult in the demolition of a designated landmark or of
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Section 6. 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 Municipal Code Section 1.04.020.

Passed by the City Council the day of , 2010, and signed by mé in open
session in authentication of its passage this day of , 2010.
f’

President of the /City Council

Approved by me this day of _, 2010. /
/
/l/
Michael McGinn, /K/Iayor
/4
Filed by me this ____ day of ,2010.  /
/
/f
/ie/
City Cl’érk
(,/
/‘/A
.a’//
(Seal) 7/
_ //f
///y’
J
/
,*/;/7

11
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Projects requiring Design Review must comply with the neighborhood design guidelines in this handbook as well

as the Citywide Design Guidelines.

A
7
&

W

Note: The guidelines are numbered to correspond to the Citywide Design Guidelines (A-1, A-2, etc). f}f‘éap in the

numerical sequence means there are no neighborhood design guidelines for that particular Citywideé

A.  SITE PLANNING

A-1  Responding to Site Characteristics
Characteristics and opportunities to consider in Pike/Pine include both views and /
other neighborhood features including: ,

+ Achange in street grid allgnment causing unique, irregular-shaped lots,;ﬁcludlng

Union and Madison and 10th and Broadway Court ‘ {/
+  "Bow tie”intersections at 13th/14th between Pike/Pine/Madison s

A-6  Transition Between Residence and Street

s,

Residential entry
ways that feature
heavy or contrast-
ing trim, distinctive
materials and a link
to the surround-
ing streetscape are
encouraged.

Figure 1: Transition betwéen residence and street,
Arched, recessed entr

A-7  Residential Open Space
Locating a significant amount of open
space on rooftops is discouraged:
Open space at street level that is
compatible with established develop-
ment patterns and does not detract
from desired, active street frontages is
encouraged. While not characteristic
of the historic warehogsé, commer-
cial, or apartment development in
the area, usable balconies may be
appropriate on streets where a more
residential character is intended, to
provide both o fen space and visual
relief on bmld}ﬁg facades. In other
areas, if balcohies are provided, it is
preferable that they not be located on
street-facing facades, but rather on
facades facing the side or rear of the
iot, or internal courtyards.

Figure 3: The courtyard of Press Condo-
miniums provides a residential open space
amenity on Belmont Avenue E,

" Design Review « Pike/Pine Design Guidelines

3 Guideline,

Site Planning

responding to site charac-
teristics

transition between residence
and street

residential open space

Figure 2: Contemporary treatment of transition
between residence and street,
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Figure 4: Usable balconies provide visual relief in -
addition to private open space,




Site Planning
location of parking on
commercial street
fronts

corner lots

Figure 5: Recent developm r(t

s

A-9  Location of Parking on Commercial Street Fronts

Garage entry ways facing the street should be compatible with the pedestrian entry to
avoid a blank fagade. Steel mesh s a preferred alternative to solid doors.

;

A-10 Corner Lots ,

N

/
Buildings on corner lots should reinforce the strgét corner. To help celebrate the corner, pedes-
trian entrances and other design features theu/tzlénd‘to Pike/Pine’s character may be incorpo-
rated. These features include architectural detailing, cornice work or frieze designs.

The following corner sites are iden_tiﬁgd’és Pike/Pine gateways (see Map 3, page 4).

- .Pike/Boren: southeast corner /
Melrose/Pine: northeast corner

+ 12th/Pike intersection

« 12th/Pine intersection ,

« Madison: between 11th/1 2th
“Madison entries onto Pike and Pme

,/

Two examples of r'bjects that incorporate architectural materials and detailing that celebrates

the corner are shown below;

A
&

- Figure 6:
y Neighborhood
_ ‘ icon building

Design Review « Pike/Pine Design Guidelines
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B. HEIGHT, BULK AND SCALE . /

1 Height, Bulk, and Scale Compatlblhty (citywide design guideline)
-2 Pike/Pine Nelghborhood Scale and Proportion /

¢

© @

New buildings should, in general, appear similar in height, mass, and §‘éale to other build-
ings to maintain the area’s visual integrity and unique character. AWough current zoning
permits structures to exceed the prevailing height and width of e)yst/ng buildings in the area,
structures that introduce increased heights, width and scale sh@uld be designed so their per-
ceived scale is compatible with the existing neighborhood cr}gfacter The following guidelines

address scale and proportion for new structures. Vs
. ‘ /
. a. Design the structure to be compatible in scale an f’{orm with surrounding structures.
Height, Bulk and One, two, and three-story structures make up the fgmary architectural fabric of the neigh-
Scale borhood. Due to the historic platting pattern, exi ?tpng structures seldom exceed 50 to 120
feet in width or 200 to 120 feet in depth. Structures of this size and proportion have been
ideal for the small, locally owned retail, enterfélnment and restaurant spaces that have
flourished in this neighborhood. The actua ‘énd perceived width of new structures should
appear similar to these existing structur?, to maintain a sense of visual continuity.

/ o Respect the rhythm established by traditional
/ facade widths.

Most structure widths are related to the lot
width. Typically, structures are built on one lot
with a width of 50 or 60 feet; or on two com-
bined lots with a width of 100 or 120 feet. Ifa
proposed development is on a lot that is larger

rhythm of the building to maintain'the existing
scale at the street. Even in older buildings that
may be massive, the mass is typicaily broken up
by a rhythm of bays, humanizing the scale of the

structure.

‘Relate the height of structures to neighboring
structures as viewed from the sidewalk.

Figure 7: While taller than its neighbor,/ because of its fenestration, width .
and depth, the new structure thati is consistent with the rhythm of other !f a proposed sFructurg is taller than sur rou.nd-
development on the block and is gompatible in scale with its neighbors, ing structures, it may be necessary to modify

: the structure height or depth on upper floors to
maintain the exis’ging scale at the street, espe-
cially for larger developments.

Consider full or partial setbacks of upper stories
to maintain street-level proportions.

Given the greater width and height possible for
new structures, a moré compatible massing may
be achieved if portions of the upper floors set
back from the street, with other portions extend-

pper story setbacks maintain street level

proportions,
Design Review « Pike/Pine Design Guidelines

than is typical, it may be necessary to modify the '
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Flgure 9:The rhythm establlshed by the neighborhood’s original platting and early development prowde; fhe basis for determin-
ing an appropriate scale relationship between new and old. These illustrations show how the vertical apd horizontal treatment of
the facades in both an older and more recent building express the prevalllng width and height patterns in larger structures,

r

b. Relate the scale and proportions of architectural features and elements to exustmg structures on the
block face to maintain block face rhythm and continuity. f
Align architectural features with patterns established by the vernacular archltecture of neigh-

borhood structures to create visual continuity. .
Use building components that are similar in size and shape to those Jund in structures along

the street from the auto row period.
Keep the proportions of window and door openings similar to tbose of existing character

structures on the block or in the neighborhood. |
»  Use windows compatible in proportion, size, and orientation to K(j)se found character structures in
Height, Bulk and

- the surrounding area..
' Scale

c. Address conditions of wide or long structures.
For project sites that are wider than usual, artmula;e’the facade to respect traditional facade widths. For example,

afacade may be broken into separate forms thatfnatch the widths of surrounding structures. This articulation

should be substantive, and not merely a surfagé treatment.
Employ variations in floor level facades, roostters architectural details, and finishes to break up the appearance

of large structures, f
Incorporate design features to create vijsual variety and to avoid a large-scale, bulky or monolithic appearance.

Consider a street-facing courtyard t/gfr‘hinimize the bulk of structures on streets intended to have a residential

character. /
Consider stepping back upper stfor'ies of structures on larger sites to allow light filter through multiple levels and to

create architectural variety. /

i

#

b

7
f/

For structures that exceed the prevailing height, reduce the appearance of bulk on upper stories to

maintain the establlshed hlock face rhythm. .
Consider the character of the existing block face when determining the appearance of the upper story elements. Wheth-
er the upper and lower floors of a structure look different or the same may depend upon the complexity of the existing

=
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structures on the block
Use the prevalllng structure width to create an upper story massing rhythm,
+  Break the structure into smaller masses that correspond to its internal function and organization.

+  Use changes in roof heights to reduce the appearance of bulk.
For new structures that are significantly taller than adjacent buildings, especially on larger lots, con5|der upper floor

setbacks of at least 15 feet from the front facade to reduce the perceived height. However, slender forms such as tow-
ers and dormers that extend toward the front facade may add visual variety and interest to the setback area.
1

.
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Figure 10: Through the use of setbacks, courtyards or other interruptions in the street-facing facade,wnder structures can relate better to

established scale conditions.

e. Design the first floor facade to encourage a small-scale /’i;edestrian-oriented character
Visually separate the ground floor spaces to create the appearance of several smaller spaces 25 feet

to 60 feet wide,
Repeat common elements found in neighborho d commeraal buildings, such as clearly defined

primary entrances and large display windows./
Provide generous floor to ceiling heights onzthe ground floor with a high degree of transparency.
Consider variations in the street-level facgde, such as shallow recesses at entries or arcades, to add

variety. y4

Heighf, Bulkand ,
Scale : : Vi

B-3. Integration of Character Structures in New Development (Supplemental guidance
especially for properties located within the Pike / Pine Conservation Overlay District.)
/
/
Within the Pike/Pine Conservation Overlay D/stgc,‘t a project can gain he/ght and floor area by retaining a character
structure (defined as a structure that is at least 75 years old) on the lot as part of a new development. The Code
requires all portions of the new structure above the character structure to set back a minimum of 15 feet from all
street facing facades of the character str;fcture unless the applicant demonstrates that a departure from this stan-
dard will result in a better relationship ,between the new and existing portions of the project. Section B.II provides
design guidance for achieving a deszfable relat/onsh/p between the character structure and new portions of the
project. The goal is to design a pro;ect that complements the character structure and other structures on the block,
even while displaying an /nd/wdual design. These guidelines are to be used in confunction with Section B.VI, which

addresses the treatment of cparacter structures.

Design Review « Pike/Pine Design Guidelines
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a. Develop a design Concept
Consider different approaches for expressing the relationship between the character structure and new portions

of the project. To avoid a superficial design treatment, the new project should not mimic the style of the character

structure inappropriately. Approaches to consider include:

Contrast: Design the new addition in a manner that provides differentiation in matenals color, omamentatlon/
and detailing so that the new work does not imitate the character structure, but still responds to the essential el
ements of scale and character. For example, if the character structure provides a solid, sturdy base, the agdition— '
al upper floors could have a high degree of transparency and glazing to give them an appearance of Iigf}tﬁess.
Transition: Provide a transition in form and character between the new and old portions of the projecty ¢ The
project’s composition could present the character structure as one element, with part of the new structure ac-
commodating a design transition between the character structure and portions of the new structure that have a
distinct identity. ‘ 4

Background: Design new portions of the project as a backdrop to the character structure tominimize the
impact on the character structure and emphasize its role as an established element of the;é’”treetscape. Also, It
is not uncommon for older buildings to have been constructed in a manner that would hga\?e anticipated future
expansions. A successful blending of the original and new portions of the project may, Be achieved through a
skillful use of architectural elements and materials inspired by the original design and function of the character

structure.

In addition to choosmg a design concept as outlined in subsection a, new projects, that seek a departure from the 15
foot setback requirement must comply w1th the guidelines in subsection Bl and the following guidelines b through f:

Height, Bulk and

b. Do not overpower the character structure. / Scale
Design the size, scale, massing, and proportions of the new structure to be compatible with the ca
character structure. - /

Figure 11: In this suc
and above the centep/structure are additions.

Use siting, setbacks, structure orientation, massing, and rhythm both at the street
level and on floors above, to maintain a strong presence of the character structure
in the streetscape. .
Respect the scale of the existing character structure ahd avoid new construction
that appears to be an oversized expansion of the or'g’:’inal design.

Figure 12: From this vantage
point on the sidewalk, the
upper story addition is not
visible from the street, due
to its setback,

?! ful example, structures to the left, right,

Design Review « Pike/Pine Design Guidelines
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c. Express the relationship between the character structure and new portions of the project.
Identify distinctive features of the character structure that can be emphasized or expressed
in the new structure, such as: building orientation, corner treatments, massing character-

. istics, stacking of floors, special treatment of entries, fenestration patterns, changes in the
structural spacing or rhythm of bays, or other special elements.

Design the new structure to draw attention to significant features of the character structure
to maintain or increase their.importance in the building's overall composition. )
Emphasize important elements of the character structure and design the new structure so /

4

that it does not compete with those elements, but rather strengthens or provides a back-

drop to them /

d. Emphasize the streetscape.
The street level is the portion of the structure that pedestrians experience most dlrectlyand is most ctitical to

maintaining a sense of continuity between the character structure and the new pl’Ojer
Maintain the original aspects of the character structure’s street level desngn and function as muoh as

possible.
Consider how elements of the character structure’s original design can be adapted to the functions of

the new structure, such as major entries to the structure, public area§ and internal circulation, service
access, and ground floor uses that are oriented primarily to the street

e. Align features of the character structure With/ features of new portions of the project.
The alignment of architectural features and efements in the new and existing portions of the

Height, Bu”;?:lz project creates visual continuity and establlshes a coherent visual context.
‘ "+ Design facades to reinforce the p@tterns of the character structure and express the connec-

tion between the new and old ppﬁions of the project.

f. Consider desig/n}treatments that anchor the new structure to the
streetscape/
As part of e)/new project, a character structure can help integrate new devel-
opment %fvfth the existing neighborhood fabric. However, it may also be desir-
able fo;z he new structure to emphasize its own identity in the streetscape
by directly connecting to the street level, or through other measures that
strengthen the new structure’s presence on the street.

f/’ When adjacent to the character structure, it may be possible for

y / elements of the new structure to successfully surround or “wrap”

1 the character structure to anchor the new structure to the char-

4 acter structure and the streetscape.

yd +  When new additions are above the character structure, it may be

' desirable for portions of the new structure to extend to the street to

better integrate it with the streetscape and avoid the appearance of
“floating” as an unrelated element above the character structure.

Figure 13: While the new structure is built
above an existing character structure, the
portion of the new structure that extends
to the street helps to anchor the project
to the streetscape.

£
S
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Small Lot Development (Supplemental guidance especially for properties located in the

B-4,
Pike/Pine Conservation Overlay District.)

The Pike/Pine Conservation Overlay District encourages development on small lots of 8,000 square feet or less by
exempting the residential floor area In the project from the FAR limit. While the scale of development on small lots is
compatible with the ex:stmg developed context, such projects may still present design challenges that require atten-
tion to ensure the best fit between the-new and the old at any given site. New structures on small lots should ma/ntain
the character of the Pike/Pine neighborhood, and not use the small size of the lot as a reason to compromise mejn”

taining compatibility with the character of the area. . .

a. Consider the project’s impact on the street environment
V4

*  Maintain solid massing of the street wall.
Site dnveways and design vehicular garage entrances so that they do not dominate the street front

Orient the structure’s street level uses, building entrances, and service areas so that stree:cx Level priorities for

commercial and pedestrian activity are not compromised. /

b. In order to maintain a continuous street wall, front sethacks are discouraged y.
“T" or "L’ shaped structures that maintain a continuous street wall while allowmg setbacks from
shared lot lines on theé interior of the lot are preferred over setbacks of upper jloors fronting the

@

i
£

street.

ya
Ground level front setbacks may be appropriate in limited cnrcumstanceé to enhance the project's
relationship to the-pedestrian environment by providing such featureg’as wider sidewalks, space for
/S . Height, Bulk and

residential entries, or other pedestrian amenities. Vi
/ . Scale

In some circumstances, an upper level front setback may be appropnate to better relate a.taller new
structure to the prevamng height of adjacent character struct res.

c. Provide appropriate rear and side sethacks Y.
Side and rear setbacks are most importanton . v
the upper floors of portions of the structure tha’g,«""
do not face the street.. Maintaining a continuous
street wall to preserve the streetscape character at
ground level generally takes precedence. ,,;f"'

s Provide setbacks from side and rear lot lines to
maximize access to light, air, and: Usable space
between structures and to mmlmlze exposed
blank walls.

s Avoid blank walls on the sudes of structures that
abut neighboring lots, whlle recognizing the
potential for abutting development in the future.
In general, blank wi fglis are discouraged.

e Use the rear of the'lot for parking or other open
areas. Rear setPacks may be used to'create light

courts, seat/m}g areas, or courtyards.

/ Figure 14: Successful small ot development on Pike Street,

10 Design Review « Pike/Pine Design Guidelines

IS VERSION IS NOT 4ADOPTED




B-5.

patibility with this established fabric. _

a. Avoid monolithic development on through lots.
Observe in hew through-block projects the original platting and development pattern, WhICh is generally

characterized by structures limited to a half-block in depth, with widths of 50 to 60 foot mcrements along the

street.

b. On blocks bounded by designated principal pedestrian streets, take advantage of opportumtles to include

through-block connections.
Through block connections can extend a fine-grained pedestrian environment /nt@ the interior of the block, of-

fer a transition between public and private spaces, and unite both sides of the ,biock face. As more intensive
development occurs over time, through block connections can contribute to & ‘more complex, intimate pedestrian

enwronment
Make through -block connections clearly identifiable, accessible, and attractive.

°

Height, Bulk and

Scale o

eters.
Figure 15; In appropriate ci[cilmstances, a through-block corridor can
contribute to a more comp’atible sale of development while creating |
opportunities to expand the pedestrian network,
Design Review « Pike/Pine Design Guidelines AL
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Through-Block Development

While most blocks in the Pike/Pine neighborhood lack alleys, development seldom extends across a full block from
street to street. The predominant development pattern is comprised of individual structures that front on the street
and extend no deeper than mid-block. New developments on through block lots should be carefully des:gned for com-

:/ :

rl"cl’

/

ya

/

Create focal points to draw pedestrians into and along through -block pathways.
Encourage abutting uses that will promote publlc acce:/ss into though-block connections during ap-

propriate hours to activate space. #
Ensure a porous fagade on through-block pedestnan connectlons by providing frequent openings
and breaks to provide visual interest, and to allow ree movement of pedestrian traffic through the
block face. : /

Consider opportunities for open space and othér amenities in block interiors, such as gardens,
courtyards, fountains, lighting and seating t/g, unite different uses in the block.

S

c. Capitalize on opportunities to provide utility
functions in through-block development

Several of the through-block sites in the Pike/
Pine neighborhood are in the vicinity of 10th,
11th, and 12th Avenues. Grade changes
between these streets present opportunities
for through-block development that may be .
designed to include drop-off, parking, and
service and delivery areas within the develop-
ment in a manner that efficiently accommo-
dates these functions and minimizes conflicts
with pedestrian activity along block perim-

THIS VERSION | NOT ADOPTED
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B-6. DEVELOPMENT IN AREAS LACKING A WELL-DEFINED CHARACTER (Supplemental guidance
especially for properties located in the Pike/Pine Conservation Overlay District.)
Some areas where the P/ke/P/ne Conservation Overlay District was expanded during 2009 lack an apparent over-
/“f

riding visual character, or the character may be mixed or changing. When no clear pattern is evident, new develop-
ment should help define and unify the existing visual context and contribute positively to the Pike/Pine ne/ghborhqu
A

character. Designs should draw on the best features of surrounding buildings, or of the surrounding ne/ghborhoqd to

create a more complex, intimate pedestr/an environment.
. : /
yd
Design structures to help define, unify and contribute positively to the existing visual context. 7

a.
New structures should enhance pedestrian and visual connectivity along streets oriented to the north
and south, including connections to the 12th Avenue Urban Center Village across Madison Street.
Capitalize on excess and undefined right-of-way areas, including overly wide street surfaces on/

side streets, to enhance pedestrian circutation and gathering, and for landscaping and other
/

streetscape |mprovements
*  Encourage streetscape treatments that retain the informal character of side streets, sgCh as
shared pedestrian and vehicle loading areas, lower curb heights and varied curb Imes, and tex-

tured paving materials.
e Include high ceilings in the ground floor spaces of new structures that are consistent, Wlth older char-
acter structures in the neighborhood. Floor to ceiling heights of at least 15 feet are encouraged
S f
B-7. Conservation of Character Structures (Supplemental guida nce‘/espeaally for
properties located in the Pike/Pine Conservation Overlay Dlstrlct)

The Pike/Pine Consetrvation Overlay District encourages preservation and enhancement of the unique
character of the Pike Pine neighborhood. A high priority for achieving this /object/ve is the conservation Height, Bulk and
and reuse of existing character structures. The Overlay District includes ,both exceptions that apply when a Scale

character structure is retained and incentives for conserving and reusrpg these structures This Section VI

,," !/

Vi

* provides guidance for appropriate conservation of character structures

a. Maintain the architectural integrity of the character structure
Avoid all but minor changes to the primary elevation(s) of the character structure

Make a visual distinction between old and new: new cohstrucnon should be distinguishable from the character portion
Keep the addition compatible with the character etructure in form, scale, massing, and proportion.

Do not obscure significant features of the chare/c"cer structure.

L d
/

Figure 16: Renovated character strifctures that have retained character-defining elements
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b. Maintain Character-Defining Elements
» |dentify the form and detailing of those architectural materials and features important to defining the structure s
character and that should be retained. Character-defining elements may include: -

Exterior materials, such as masonry (especially brick), wood, and metal;
Exterior features and details such as: entrances, fully-glazed storefront windows and expansive glazrng, para
pets, cornices, roofs, windows, ornamentation (such as terra cotta cladding), signage (including emblems and
embossed building names) and color; S/

m  Structural characteristics, including expressions of lnterlor space on the structure fagade, and strUctural

© elements defining organization, architectural composition, rhythm, and massing; and s

m Both horizontal and vertical lines that help define the rhythm of the character structure, often by marking a
repeating bay. e

j
K

° Retaln répair, rehabilitate or replace character-defining elements of the character structuré using generally ac-
cepted methods.

»  Avoid adding materials or features that were not historically part of the character sjrrdcture.

x'/y
¢
/

c. Recognize the priority for maintaining the original floor-to-ceﬂmg helghts in character
structures, especially for the ground floor and for features visible from the exterior.

* Ensure that double-height windows on street- facmg facades are visible and appar-
ent from the street. , /
° Avoid inserting a “new” floor within a dqyf)le;height ground level unless:
1) The full height of the double height window is not obstructed for a sufficient
depth from the structure’s fagade (generally, a depth of at least 30 feet) to main-

. tain a sense of the original space as yrewed from the street, and the visual expres-
Height, Bulk and sion of the structure in the double}relght storefront’s facade is not substantially
Scale altered by including the new ﬂoe; or

2) Characteristics of the orlgmal architecture or structure lend themselves to this
modification. For example, where a mezzanine existed in the original structure, or
where slope changes or ch anges in window placement in the character structure
would minimize the pe /eeptlon of the new floor.

/

Flgure 17: High floor-to-ceiling heights as character defining element.
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d. Sensitively locate additions so they do not dominate the appearance of the i
1/

character structure.

The Pike/Pine Conservation District Overlay encourages additions that 'enable reuse and preservation of tjwe

character structure. The compatibility of an addition is dependent on the design of the original bwldmg,;«fts site
/

and immediate context. ‘
Consider the size and location of the addition in order to minimize its visibility from the street and |)‘.s
/

impact on light to adjacent structures.
Place the major mass of-the addition on an inconspicuous side or rear elevation so the addltion does
/

not radically change the form and character of the character structure.
Consider setting additional stories well back from the roof edge to ensure that the chargcter struc-
r

ture’s proportions and profile are not radically changed.
For additions that abut a character structure, retain the original proportions, scale énd character of

the main facade. Consider a slight setback from the principal fagade. s
J//
!/f
,fr’/ﬁ
//

/ ! )

;,/ ' Height, Bulk and
jf Scale
7
/

Figure 18: This addition is placed tothere Flof the char-
acter structure and set well back from tpe street front,
retaining the original proportions, sc;gle and character of

the main facade. /

14 Design Review » Pike/Pine Design Guidelines
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ARCHITECTURAL ELEMENTS AND MATERIALS

C-1 ArchitectUraIConthf

-

-

The Pike/Pine"vernacular”qré[hitecture is
characterized by the histofic auto row and
warehouse industrial buildings featuring high
ground-floor ceilings;’{articulated ground-floor
commercial spacg,,/aisplay windows, detailed
cornice and frigZé work, and trim detailing.

r

Vi

Architectural Ele-

ments and Materials Figure 18;
architectural context Context—pilasters, arched terra cotta I{dding,
parapet ‘ ‘

VERSION IS NOT ADOPTED

/¢

Figure20:
Context—/ ight industrial signage and building design; tall windows

7

' Figure 21:
New construction—large windows, balconies

provide visual modulation.

Design Review « Pike/Pine Design Guidelines




Figure 22: Signature Pike/Pine architectural styles

Figure 22a: Villa Apartments

I

I

Figure 22b; Wintonia

Figure 22¢: Agnes Lofts

New buildings should echo the scale and modu-
lation of neighborhood buildings in order to
preserve both the pedestrian orientation and con-
sistency with the architecture of nearby buildings.
Architectural styles and materials that comple-
ment the light-industrial history of the neighbor-
hood are encouraged,

Architectural Ele-

Examples of preferred elements include: ments and Materials

+ Similar building articulation at the ground ~
human scale
level;
+  Similar building scale, massing and
proportions; and / 0
« Similar building details and fenestratm/pat-
terns, . s
| ) E
Taking architectural cues from the following de- O
velopments is encouraged: 9
+ Villa Apartments (NE Pike/liﬁ)/r n);
. Wintonia (SW Pike/Minor);
+  NW Boylston/Pine O
»  Pike Lofts (SW Pike/Bellevue); 4
+  Schuyler (SW Plke/Bpillston (7))
.+ 615 E Pike Condomfniums (SW Pike/Boylston); o
+ Monique Lofts (NW Pike/11th); prd
« 1101 E Pike Stret (SE Pike/11th); Figure 22e: Monique Lofts O
« Agnes Lofts (SW Pike/13th); a
« Elysian Brewery (SE Pike/13th); o
. Oddfelloysls (SE Pine/10th); L
« Trace Lofts (12th/between Pike and Madison) >
.+ 1100 Uhlon o
I
/ =
Figure 22f: Trace Lofts
Design Review « Pike/Pine Design Guidelines f/@f;
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A

C-3  Human Sca_l,e"'x

Inorder to achieve,éood human
scale, the existing"’heighborhood con-
text encourages’building entrances in
proportion vgith nheighboring store-
front developments,
In addition to the Citywide Design
Guidelin/es, developments should
succ?s/sfully contribute to the vitality
of the street level and pedestrian
scale relationships to the right-of-
/way. Thus, the design of the ground
/' floor of new developments should
/" include:

/ « Pedestrian-oriented architectural

Figure 23; Sidewalks as open space ' ) / ) elements
‘ «  Arhythm of building modulation

comparable or complimentary to
adjacent buildings

« Transparent, rather than reflective,
windows facing the street

This is important throughout the
neighborhood. Itis preferred that
ground floor development echoes
the patterns established by adjacent
buildings in this area, including high
bays and glazing along the ground
floor. To this regard, cues can be taken
from the Oddfellows and Elliott Bay
Bookstore buildings on 10th Avenue
E. between Pike and Pine and from
the buildings on the south side of Pike
- Street between Boylston and Harvard
Avenues.

Architectural Ele-
ments and Matetials

architectural context

Figure 24: Retalil ep’fryway-—transparent windows; ﬂqor-to—
ceiling, uniquegiénage
. ,V/

7
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Figure 25: Transparent windows, retail modules and consistent entrances lend
to human-scaled streetscape.
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C-4  Exterior Finish Materials

New development should complement the neighborhood’s light-industrial vernacular through
type and arrangement of exterior building materials, Preferred materials and approaches

include:
Brick, masonry, textured or patterned concrete, true stucco (Dryvit Is discouraged), with

wood and metal as secondary or accent materials.
Other high quality: matenals that work well with the historic matenals and style of neigh-

boring buildings :
Limited number of exterior finish materials per building

High quality glazing and trim as a vital component of exterior finish

~ Architectural Ele-
ments and Materials

exterior finish materlals

Figure /2 : Use of modern materials

Figure 26: Ornamental detailing, decorative trim, -
parapet, traditional materials, transparency. /
/’
E
Figure 28: D
Window trim <
detailing . e
@
o
=B
n

‘SW
EFR&
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Pedestrian Environ-
. ment

retaining walls

design of parking lots near
sidewalks

visual impact of parking
structures

personal safety and security

D.

PEDESTRIAN )
ENVIRONMENT /
‘ s

- s

D-3  Retaining Walls

Where retaining walls are unavoidable near

a public sidewalk, a textured surface or

inlaid material is encouraged.
4

r

D-4  Design of Parking Lots Near §,iaewélks

Screening of Parking

For secured surface parking lots, thé"luse of cyclone wire or chain-linked fencing should be
avoided and instead, the artistic use of mesh fencing, fabricated iron, decorative hard-

scape and landscape materialsincluding perimeter trees are encouraged.
&

7
4
7

s
D-5  Visual Impdct of Parking Structures
7
A .
Incorporate vertjcal landscaping (trellises) or artwork as screens where feasible.

e
. ¢ . . " .
Parking strugtures should provide commercial or other pedestrian-oriented uses at street

level.

/s
/E{ Personal Safety and Security

Lighting installed for pedestrians should be hooded or directed to pathways leading

i

7
7 towards buildings.

Design Review « Pike/Pine Design Guidelines
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D-8  Signs
: y

Promote the pedestrian environment
Signs should be oriented toward and promote the pedestrian environment /
Signs that are placed at the height and are of a scale to attract drivers, instead of
pedestrians, are not consistent with the neighborhood'’s special character. /
Window sjgns should not cover a large portion of the window so as not to be out

of scale with the window, storefront or fagade.
//

a.
°
//
/

b. Reflect the special neighborhood character
Signs should complement and not detract from the special character of the

Pike/Pine neighborhood. Key elements of this character include: s:gns assom-
ated with a concentration of small, local businesses, partlcularly busmesses
related to the arts; activities oriented to the pedestrian, mcludlng uses that

extend activity well into the evening; a cohesive collection of ‘early twentieth

century commercial buildings with distinctive architectural ‘characteristics; and ] )
standardized signs, that Efed:tsman Environ-

a predominance of unique and diverse signs, instead

advertise the availability of goods and services. .
e Signs should relate physically and visually to their Ipéation and uniquely reflect retaining wahg
the character and nature of the business they adyertise.
! design of parking lots near
. sidewalks

/f"
. visual impact of parking
structures

personal safety and security

Coffee
Roasti~
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Figure 29: The best examples of signs appropriate for the Pike/Pine neighborhood are those for small, |ndependent retail shops
or restaurants These reveal creativity and individual expression, and along a block, can be part of the rhythm that attracts the

i} g

pedestrian to walk there,
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Pedestrian Environ-

ment

retaining walls

design of parking lots near .

sidewalks

visual impact of parking
structures

personal safety and éecurity

~* Signs should not hide, damage, or obstruct the architectural elements of the

building; and their design and placement should be well integrated with the qéﬁ
sign and style of the structure, especially when attached to a character st(uétu re.

Figure 30: A simple, straightforward sign compatible with the structure’s
design.,

* Signs should.be designed as distinctive additions to the streetscape and
should nof-appear mass-produced , ‘

» Backlit signs are generally inconsistent with the special character of the

neighpérhood, particularly when they are a standardized design that creates a

gepe"ric look.

P
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E. LANDSCAPING

E-2  Landscaping to Enhance the Building and/or Site

,//
The creation of small gardens and art within the street right-of-way is encouraged in the Pike/
Pine neighborhood in order to enhance and energize the pedestrian experience. This is espe- A
cially desirable for residential and mixed use developments as well as a means to distinguish s
commercial areas from institutional areas. Providing vertical landscaping, trellises or wmdow

boxes for plants is also desirable. Street greening is specifically recommended along the”fol—

P

A

lowing streets:
Avenues between Union and Pike Streets, from Minor Avenue on the west to Harvard Av-

enue on the east;
Along Bellevue, Summit, Belmont, and Boylston {except from Pike to Plne)

« Union Street from Boren to Broadway
« Avenues between Pike and Olive Streets from 11th Ave. on the east to 14th Ave. on the west
including Pine from 14th and 15th and Olive from 11th to 15th (eXcept along 14th Ave. from

I

Pine to Pike)

Permit approval from Seattle Department ofTransportatnon (SDOT) is required in most cases
for features placed within the City nght—of Way and early cdordination W|th SDOT is recom-~

mended.
y,

Figure 31; L’[gndscaping that enhances the streetscape at a residential building entrance on

Nagle Pldce.

/

!
;
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Landscaping

landscaping to enhance the
building and/or site
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STATE OF WASHINGTON - KING COUNTY

~=88.

261083 No.
CITY OF SEATTLE,CLERKS OFFICE b

Affidavit of Publication’

The undersigned, on oath states that he is an authorized representative of The Daily Journal of
Commerce, a daily newspaper, which newspaper is a legal newspaper of general circulation and it is now
and has been for more than six months prior to the date of publication hereinafter referred to, published in
the English language continuously as a daily newspaper in Seattle, King County, Washington, and it is now
and during all of said time was printed in an office maintained at the aforesaid place of publication of this
newspaper. The Daily Journal of Commerce was on the 12" day of June, 1941, approved as a legal
newspaper by the Superior Court of King County.

The notice in the exact form annexed, was published in regular issues of The Daily Journal of
Commerce, which was regularly distributed to its subscribers during the below stated period. The annexed
notice, a
CT:ORDINANCE 123392
was published on

09/30/10

The amount of the fee charged for the foregoing publication is the sum of $ 689.33, which amount

opefoy,
]

' O ; Notary pyblic for the Statig’ Washingto@
s, AR residing in Seat
Affidavit ‘6f/Publication




§

City of Seattle
‘V(')RDINAN{(VJE 123392

AN ORDINANCE relating to land use
and zoning; amending Sections 23.41.010,
23.41,014, 23.55.030, and 23.73.010 of the |
Seattle Municipal Code, adding a new sub: |
saction to Section 23.41.12, approving and
Adopting revised Neighborhood Design
Guidelines for the Pike/Pine Urban Center |
Village, and amending provisions in the
Pike/Pine Conservation Overlay District to.
Botter maintain the character of the Pike/ -
Pine neighborhood.

WHEREAS, in response to the 1991
Pike/Pine Planning Study sponsored and |
conducted by a'coalition of Pike/Pine neigh- |
borhood and civic groups, business and prop- .
“erty owners, and residents, the Pike/Pine !
Overlay District was established fo preserve .
and enhance the area’s mixed-use charac-
ter; and . -
WHEREAS, in March 1999, the City
Council adopted Ordinance 119413 amending |

- the Gity’s Comprehensive Plan to include key

goals and policies from the 1998 Pike/Pine
Urban Center Village Plan, which reaffirmed
the neighborhood’s commitment to mixed-use
development, while identifying additional
priorities including: 1) sustaining the char:
aeter of Pike/Pine through implementation
of irban design recommendations and policy
changes and 2) considering a “eonservation’
district” for the neighborhood; and

WHEREAS, in September 2000, the City
Council adopted Ordinance 120081 adopt-"

~ing Neighborhood Design Guidelines for the
Pi%(e/Pine Urban Center Village; and ;

; WHEREAS, in July 2009, the City
. Council adopted Ordinance 123020, renam- “
ing the overlay district the Pike/Pine
Conservation Overlay District, expanding .
~its boundaries, and adding provisions that |
Jimit the scale of new projects, encourage
fiew projects to retain existing structures
ds part of a development site, provide spac-
es for small businesses at street level, and
accommodate facilities sexving the arts, to

Fiirther the preservation and enhancement of |
the unique character of the Pike/Pine neigh- |
borhood; and 3

. WHEREAS, additional design guidelines
for Pike/Pine and greater involvement of the
Design Review Board will encourage new |
buildings and signage that contribute to the
‘ character of the Pika/Pine neighborhood and
' help maintain “character structures” that are
| incorporated into new developments;

_ WHEREAS, the Department of Planning
and Development is updating the 16 year old
. citywide design guidelines on which all neigh:
_ horhood design guidelines are based, and
 this effort provides an opportunity to reor-
ganize the Pike/Pine Neighborhood Design
. Guidelines to match the new citywide format;
. and to update the illustrations in the Pike/
| Pine Neighborhood Design Guidelines; NOW.
- THERETFORE, ;
. BEIT ORDAINED BY THE CITY OF
- SEATTLE AS FOLLOWS: .

Section 1. Section 23.41.010 of the Seattle,
- Municipal Code, which section was last:
- amended by Ordinance 1292994, is amended’
" ag follows: i

.. Section 23.41.010 Design Review!
| Guidelines

- A, The “Guidelines for Multifamily and
“Commercial Buildings, 1998 (Amended
2006)" and neighborhood design guidelines
approved by the City Council and identi-
fied in subsection B of Section 23.41.010,
provide the basis for Design Review Board
“vrecommendations and City design review,
* decisions, except in Downtown, where the
| “Guidelines for Downtown Development,
1999” apply. Neighborhood design guide-
lines are intended to augment and make!
rore specific the “Guidelines for Multifamily|
and Commercial Buildings, 1998 (Amended
: 2906;" and the “Guidelines for Downtown|
Development, 1999.” To the extent there are.
Goniflicts between neighborhood desi%n guide-
lines and the “Guidelines for Mu tifamily‘
and Commercial Buildings, 1998 (Amended
19006)" ‘or “Guidelines for Downtown!
Disvelopment, 1999”, the neighborhaod design
guidelines prevail. : !

B, The following Neighborhood design’.
guidelines are approved:

1. “University - Community = Design’

Guidelines; 2000;”

9. “Pike/Pine Urban Center Village

Design Guidelines, ((2000)) 2010

[ '8, “Roosevelt Urban Village Design
' Guidelines, 2000;” ~ v
{4 “Ballard Municipal Center Master Plan:
tAren Design Guidelines, 2000; i
5. ‘West Seattle Junction Urban Village l
Design Guidelines, 2001 o
: : !
1 6, “Green Lake Neighborhood Design !
‘Guidelines‘ 2001;" ]
7. “Admiral Residential Urban vmage\I

Design Guidelines, 2002

& I
8. “South Lake Union Neighborhood [)n, K .
Hetght ! ;

iDesign Guidelines, 2006;

9. “Northgate Urban Center and Qverlay
‘District Design Guidelines, 2003, |

3. At the early design gui i
At ] guidance public
meeting, the project proponent =
ent the follongg infofm;:;ion: s shall pros

- a. AnInitinl site analysis addressing sit
ggg):::&nl;tlﬁa and con;tr}glaints, the use %F :aﬁ
nt buildings, and the zonin 1
“and adjacent propérties; and g of the slto

b. A drawing of existing site conditi
. bA - ndit
-indicating topography of the site and the 11(;:;::
tion of structures and prominent landscape
‘elements on or abutting the site (including
but not. limited to all trees ((six<6))) 6 inches
JoF greater in ()l)la;nel:?r measured ((fourand
‘on {419))) 4.6 feet above th
o with epecies indicated); and e
c. Photos showing the facades of adja.
¢ ; adja.
‘cent development, trees on the site, genegal
strestscape character and territorial or other
‘views from the site, if any: and ‘

. 10 Belltown Urban Center Village Design _d. A zoning envelope study ((which)
Guidelines, 2004; - includes & Petﬁpectivepl?r;‘:igg(;(and ) that

11. Wallingford Neighborhood Design |
Guidelines, 2006; | s
12. Capitol Hill Neighborhood Design |
“Guidelines, 20065 -
. 13 Greenwood/Phinney Neighborhood |
Pesign Guidelines, 2005; : \

14, Othello Neighboihoud Design |
Guidelines, 2006; : . \
i

15. North Beacon Hill Design Guidelines,
2006 : i

16. North District/Lake City Guidelines, |
2006;
©: 17. Morgan Junction Neighborhood
‘Design Guidelines, 2007,

18, Upper Queen Anne Neighborhood
‘Design Guidelines, 2009, and :
. 19, Uptown Neighbothood Design
! Guidelines; 2009, :
" Section 2. A new subsection E of Section
793 41,012, which section was last amended by
. Ordinarce 123206, is added as follows:

. 2341.012 Development standard
departures :

koK

: ; |
} E. Dapartures for retaining charac-
‘ter astructures on lots in the Pike/Pine

"Conservation Overlay District. Departures |

| from the conditions in subsections 23.73.010,

'C.2 and 23.73.010.F.2 when retaining a char- |
‘acter structure as part of a new project may
be granted if the following conditions are

met: -

1. The retained portion of the character
“structure is sufficient to give the appearance
‘of a free-standing structure; or

2. The newly-constructed portion of the “
project, through vertical or horizontal modu: I
“lation or other design treatments, %enerally
“provides for better integration of the physi-
_cal appearance and arrangement of interior |
| spaces between the character structure and’
‘the riew project than would eccur through |
“the strict application of subsection 23.73.010..

Clior
3. Additional flexibility is necessary to

{maintain a character structure on a small|
idevelopment lot that is 8,000 square feet or|
lessin gizesand - o

4. The pround story of the character
_structure can accommodate the elements of
the proposed new structure, giich as a mez-;
“zanine or additional story, while maintain-!
‘ing the o:ibgina] character of the character
i'structure by: retaining sufficient portions
-of the ground floor that are visible from thei
.street at the original floor to ceilin‘gi height,
{through appropriate placement and design of

the new structure, or through other design
means that are consistent with the Pike/Pine:
Urban Center Design Guidelines.

. Section 3. Subsection B of Section
23.41,014, which section was last amended by
Ordinance 1232086, is amended as follows:

23.41.014 Design review process

*ok %

B. Early Design Guidance Publici

Meeting: 1
; & o fidavi

1. Following a preapplication conference,
‘and site visits by Design Review Board mem- .
‘bers assigned to review a proposed project,
‘an early design guidance public meeting with
‘the Design Review Board shall be held.

2. The purpose of the early design guid-
ance public meeting shall be to identify con-
cerns about the site and the proposed prof'-
act; review the design guidelines applicable
riorities

to the site, determine neighborhood
i explore

‘among the design guidelines, an
design concepts and/or options.

ted under the provisions of this subsecti
- for a project that will result in the defml)‘fir}
- tion of a designated Seattle Landmark or a |

- @. A description of the pro| anent’s objee.
tives with regard to site cleliualgpmenl:‘.5 ohiec

. £.In the Pike/Pine Conservati ay
District established in Sectign 231, olg,(())ﬂ‘f,tilf a!
character structure is located on the same lot
s a proposed project, the applicant shall;

¢+ 1) Analyze the features that define
developed context of the structures lgglgr;ggtgge
‘the block front where the project is proposed,
and on'all block fronts facing the project:

. 2) Evaluate the relationship of the char:
acter atructure’s key architectural Btnhgest};lalgr-
: It]t(x)rai ;lements to the developed context, an
h e Hew project wi ) i

g oﬂnsh' I }&n project will regpond go this rela.

o . !
3) Evaluate the character structure’s key.

‘architectura] and structural elements
:how the new project will maintain those e{:z‘-
:‘z:tsel;t!‘ ref,&mmg]the character structure
£l m% ose eléments in the new s i
orxfleiin 6] nt‘ n new gtriic-
4 ((The)) Excopt as provided in this
‘subsection 23.41.014 B 4, the 1’)r‘opolman"'(;h is:
encouraged, but not required, to bring one
(((1))) or more development concepts or alter.|
natives to indicate possible design options!
for the site. In the Pike/Pine Conservation
Overlay District established in Section
:23.73.004, if a character structure is locat-
/&d on the same lot & a proposed project, the

~applieant shall provide at least on ot
_tive development concept that m: ietﬂi‘;en“l})1
c?arfzcterlst]ructur‘e’s key architectural and
- structural elements and the integrity o

ichag“gc;er structure, 2 Indens fthe’

B o

=3

I Section 4 Sub.;section 'D ‘ of Secti
28,55.030 of the Seattle Munioipal Gode,
which section was last amended by Ordinance’ .

123020, is amended as follows: i
. Section 23.65.030 Si |
G2 and SM zones Hlgne in Ne#, o1 i

*ee !
. D.Inthe Pike/Pine Consérvation Overl
[ D1rstncgﬁinte;nally—ill?minated‘cabinet sig;.l)s, i
larger than 3 square feet in size and b it
- awning signs are prohibited. Akl
ik kx -
Section 5, Subsection € of Section |

128.73.010, which section was last
Ordinance 123020, is amende; a:x?oel‘ll:‘:‘si:?y

23.73.010 Devglopment standards
hx ‘ ;

C. Retaining character structures on a

“lot. A 26 percent increase in the floor size |
iy kY £ i 00r 51 :
: limit above 35 feet in hmghbig‘pelrmil‘.tec{s fi: :
 projects that incorporate a character struc-
L :33 on the sam‘? lot, i«3“;1151‘ as a whole struc.
: Or as a portion of a structure, p

o the following provisions. ! pursunnt

1. No increase in floor size is permit-

gg?;;cotleagtr}xcture identified on Table A for

2. For a project that incorp:)tates ottions:
of a character structure, the followi o :
tions shall be met: : ollowing condi: :

a. All street-facing facades of the charac-

ter structure are retained; ((and))
i

b. All portions of the new structure above

t the height of the street facing facad
faci acades of
- character structure are,set;bzgxck"a miniomfx}rls |

of 16 feet from all strest property lines ¢
abut the character structgreg(r)l")'ygnlges thet 1




c..Theoriginal floor-to:ceiling height of
the ground story is maintained,
((3-As analternative-to-the provist
| iston-—waiv
| as al.;} pe isdg °.“‘°“‘ waive :"‘ ““’idi ify l’}"e

size-orlese:)) ;
4))3. Any floor area in a new portion of |
the(s(tzzlctureyabove 35 feet in height that is
Wwithin the area of the original footprint of the
character structure and is separated from the ;
street along all street frontages by the origi- :
“hal facades of the character structure is not |
“included in the caleulation of the floor area
suibject to the floor size limit.

5))4. A project that is granted an
,inclgga)s)g in ﬂosr size under the provisions of l
this subsection 23.73.010.C shall maintain |
the character structure, or portions of the
character structure, hoth interior and eg(te- \
vior, in good condition and repair and in a \
manner that preserves unique features and
_characteristics for the life of the praject. Any. !
‘inérease in floor size permitted pursuant to
"this Section 23.73.010.C shall not be com-
bined with any increase in floor size permit-
ted pursuant to Section 23.73.010.B,

|
|
Table A for 23.73,010 ‘\\
H
i

Identified Character Structures 1

Address - Historic Name -- Common
: Name

1519 12th Avenue -- Overland Pacific.
‘Building -- Police Department East Precinct

300 E. Pine Street -- Butterworth
Mortuary -- Butterworth Mortuary

1501 Broadway -- Broadway State Bank \
= Tully’s e }

1205 E. Pine Street -- McAlpin-Schreiner |
Company - Foley Sign Company !

1021 E. Pine Street - Colyear Motor Sales |
Company -- REI/Velo Bike

901.911 E. Pike Street .- Tyson
Oldsmobile Company -- Frame Central

1217-:1221 E. Pike Street -- S. L. Savidge \
i

i Blysian Brewery
915-019 E. Pike Street -- Graham Motor
Cars -- Shambhala Center of Seattle

1525 11th Avenue -- Bocker Building --
REI/Value Village ‘

1400 12th Avenue :: Bekins Moving and
‘Storage -- Trace Lofts

1201.1205 B, Pike Street -- Standard.
Brands .-1206 E. Pike Building i

1619-1521 Broadway .- Eldridge Tire

. Company -- Broadway Café ‘

1120-1124 B. Pike Street -- Packard
"Seattle .- Utrecht Art Supplies |

953 E. Union Street -- Otto’s Radiator|
Service - The Finer Details

301-309 E. Pine Street .- Melrose
Building ;- Melrose Building
311.321 E. Pine Street - Timken Roller
"Bearing - Le Frock
791-725 E. Pine Street -- Flick and Rash
- Bill's Off Broadway ’ -
#1600 Broadway -- Boone and Company,
Pontiac -» AEI Music :

1511 Boylston Avenue -- Glencoe
Apartments -- Glencoe Apartments

1633 Melrose Avenue -- Sherwood
Apartments -- Sherwood Apartments

1631 Belmont Avenue - Conrad
\partments -- Conrad Apartments

. 401 E Pine Street - Carr Brothers Auto.
“ Repair - General Petroleum Museum

1620 Melrose Avenue .- Melrose
Apartments .- Melrose Apariments -

1351 Olive Way «- Unknown -- Fillipi's Old
Books and Records

i

- 1611 Boylston Avenue -- Universal Repair
- Shop -- Universal Repair Shop

1001 B. Pike Street - Unknown -
rensberg/La Puerta

1134 Broadway -- Unknown - Vacant

1400 Broadway -« Johnson & Hamilton
Mortuary :- Gilda’s Club of Seattle

. 1426 Broadway - Unknown -- Rutherford’s
Auto Rebuild

1168 Broadway -- Unknown -- Complete :
“Automotive ; ; |
© 1414 Broadway -- Western Auto Wrécking
'== Aker’s ‘

1612 Broadway -- Unknown -: AEI Music

400 E. Pine Street -- Hirsch Cycle Co. == |

Lighting Design Lab and 4 others
501 E. Pine Street -- Unknown -- Bell

QOcchio 7 and 3 others
.. 610E. Pine Street -- Unknown -- Capitol
Loans and 4 others ‘
619 E. Pine Street -- Paige Building -- R |
Place :

1“1 801-806 E. Pine Street -- Masonic Temple
== Egyptian Theater and SCCC

= 911.919 E. Pine Strest -- Odd Fellows
Temple -- Odd Fellows Temple - :

. 909 E. Pine Street .- Unknown - In 2
‘Services ‘ ‘

1101 E. Pine Street -- S-E Co. -- 2nd Base |
.and 1 other

1316-1323 E. Pine Street -- Chester
“Apartments -- Capital Grocery and 2 others

1100-1106 E. Union Street -- Unknown - [
< Union Art Coiop :

1016-1021 E. Pike Street - Lorraine!
Court Apartments -- Wildrose and 2 others |

300 E. Pike Street -- Gallagher’s Fine!
Cars -- Six Arms ' i

1415-1423 10th Avenue -- Unknown --
. Crescent Down works and 4 otheérs I

11011103 K. Pike Street - Licheck
Garage -- Aria and 7 others ‘ |

1011-1013 E. Pike Street -- Unknown --
Chrissa's Window Bar and 1 other

1819 E Madieon Street - Talbot Building
== Gallahan's Auto Rebuild

_12Source of Table A for 23.73.010: The
Department of Neighborhoods November
2002 Historic Resources Survey, structures
gxtledg"otized as ‘Yes - Inventory” or “Yes -

0. i i

* KK

F. Height exception for lots that include a
character structure. In zones with a mapped
height limit of 65 feet, or with a 40 foot
mapped height limit with provisions allowing
for additional height up to 65 faet pursuant
tosubsection 23 47A.012 A, the Director may
| permit the hei[ght of a structure to exceed the
. height limit of the zone by 10 feet, subject to
| the following: :

L. The lot includes a character structure,
_ or significant portion of a character striic:
| ture %( rovisionsol tott.
* 2 Tora project that incorporates a chgx-i
ag&er«itructugg, the following conditions sha‘ll‘

 be met: i

8. All street facing facades of tha charac:

ter striictire are retained; ;

C- |
b. All portions of the new structure above ‘
,’thhg height of the street facing facades of the

character structure set back a minjmum &

. of 15 faet from all strect property lines that
‘abut the character structure; ané

: ¢. The original floor to ceiling height of |

“‘the groun d story is maintained. i

((2))3. The additional flaor area above the ;
« height of 65 feet is occupied solely by residen: |
‘tial use; and !

. ((3). The project will not result in the
: demolition of a designated landmark or of
.& character structure that is identified on
- Table A for 23.73.010, except as allowed to
“include a portion of a character structure in
\ the new development pursuant to subsection |
[23.73.010C. -

Ak

Section 6. 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
gfge‘f% as provided by Municipal Code Section !

104,020, . G

Passed by the City Coﬁncil the iath day|
f September, 2010, and signed by me in open ‘
ession in authentication of its passage this|
13t day of September, 2010, |
| RICHARD CONLIN; |
¢ President of the City Council,
. Approved by me this 23rd day of|
September, 2010. . !
MICHAEL McGINN,.
Mayor. -

Filed by me this 24th day of september,‘
2010, .

(Seal) JUDITH E. PIPPIN,

City Clerk. .

- Attachment 1: Pike/Pine Urban Center
|Village Design Guidelines, 2010

- Datoof publication in the Seattle Daily
Journal of Commerce, September 30, 2010.
~ . 9I30(261083)




