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ORDINANCE

AN ORDINANCE relating to land use and zoning, adding a new Section; 23.49.041, to
establish a Transfer of Development Credits (TDC) Program, amending codified maps to
designate 9™ Avenue as a Green Street; and amending Sections 23.49.008; 23.49.026:
23.49.058; 23.49.068; 23.49.076; 23.49.078; 23.49.134; 23.49.136; 23.76.026; 23.86.0
of Title 23 of the Seattle Municipal Code. i
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oroinance /19738
AN ORDINANCE relating to land use and zoning, adding a new Section, 23.49.041, to the
Seattle Municipal Code to establish a Transfer of Development Credits (TDC) Program,
amending codified maps to designate 9 Avenue as a Green Street; and amending Sections
23.49.008, 23.49.026, 23.49.058, 23.49.068, 23.49.076, 23.49.078, 23.49.134, 23.49.136,
23.76.026, and 23.86.030 of Title 23 of the Seattle Municipal Code.

WHEREAS, following the adoption of the Growth Management Act, King County and its

cities adopted, amended and ratified the Countywide Planning Policies, which among
other things called for programs and regulations to protect and maintain the rural
character of farm and forest lands, and to direct growth to cities and urban centers;
and

WHEREAS, in September 1998, King County adopted Ordinance # 13274 establishing a
pilot program to transfer development credits from unincorporated rural and resource
lands to urban areas, both in cities and unincorporated King County; and

WHEREAS, the County has been encouraging cities to consider establishing receiving areas
for the transfer program; and

WHEREAS, the King County Council approved in the 1999 Budget, $ 1.5 million to start a
transfer of development credits bank, and $500,000 to fund amenities in receiving
areas in cities; and

WHEREAS, the Denny Triangle Urban Center Village Plan recommends increasing
pedestrian amenities, such as the Westlake Circle, and open space to attract
residential development to help achieve the established growth targets of 3500
households, and increasing height limits for both residential and commercial
development; and -

WHEREAS, it is the City’s highest priority to develop programs to ifnplement adopted
neighborhood plans; and

WHEREAS, through an interlocal agreement, King County will create a program to transfer
rural credits to the Denny Triangle Urban Village and will fund a portion of the costs
of pedestrian amenities in the Denny Triangle to support the transfer of development
credits from rural King County; and

WHEREAS, the Strategic Planning Office prepared a draft proposal, conducted an economic
and market feasibility analysis, and held a public workshop on June 17, 1999 to hear
comments from the Denny Triangle neighborhood planning committee and the
general public; and

WHEREAS, the City Council held a public hearing to consider public comments, NOW,
THEREFORE,

e

o




0~ O oW N

Db DDA DD DS DD WWWWWWWWWWNNNRNRNDNRNDNNRD =S = e = e
0 A OADON OO ADT PN = OO~ HWN =000 RON— OO

mlp/hrt
October 12, 1999
Vi3

BE IT ORDAINED BY THE CITY OF SEATTLE AS FOLLOWS:

Section 1. Findings. Having reviewed the Mayor’s proposal, public comments
and the impact analysis prepared by the Strategic Planning Office, the City Council finds as
follows:

A. The transfer of residential development credits from rural areas and resource lands in
King County to the Denny Triangle Urban Center Village will promote the goals and
objectives of the GMA, the Countywide Planning Policies, and the City of Seattle
Comprehensive Plan.

B. Because residential uses generally are exempt from floor area limits in the applicable
zones, residential development capacity in the Denny Triangle Urban Center Village is
effectively limited by height limits. Allowing floor area to be built above the normal height
limit, without increasing the limit on floor area for commercial uses, will allow higher
residential density.

C. Higher residential density in the Denny Triangle Urban Center Village that would be
allowed by exceptions to height limits will increase the need and demand for public
amenities in the Denny Triangle Urban Center Village, including green streets and other
usable open spaces available to pedestrians. In addition, the greater bulk and scale of
buildings allowed by such exceptions will increase the need for such usable open spaces and
pedestrian amenities. '

D. A Transfer of Development Credits (TDC) Program, as described in this ordinance, that
both conditions the use of development credits on the provision of amenities and allows
additional development capacity in return for those amenities will create an incentive to
purchase development credits from rural King County, thereby promoting rural character in
the rural area, limiting sprawl, protecting resource lands and concentrating population in an
Urban Center, while mitigating in part the impacts of such increased urban development.

E. Based upon the information currently available, the conversion ratio of 2000 square feet
of floor area above the height limit for each King County sending site credit is reasonable,
fair and equitable, taking into account the typical sizes of downtown residential units and all
the terms of the TDC Program, including the additional floor area allowed for provision of
amenities. The conversion ratic should be subject to adjustment based on future data
regarding land values in rural King County, the value of additional residential floor area in
the Denny Triangle Urban Village, and market conditions, in order to implement the
purposes of the TDC Program.

F. A contribution to the Denny Triangle Amenity Credit Fund of $5.00 in return for each
square foot of development above the normal height limit, to be used for specific amenities
in the Denny Triangle Urban Center Village, is necessary to mitigate a portion of the direct
impacts of development allowed by the TDC Program. Contributions in such amounts,
taking into account the exemption from open space requirements for the additional
residential floor area, are not expected to be sufficient to satisfy all of the additional needs

for amenities created by the additional development. Nevertheless, in light of the expected”
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additional funding from King County and the importance of providing incentives to
implement the purposes of the plans described above, the specified amount per square foot
should apply until such time as the Council may revise it based on further information and
experience.

G. Th e TDC Program will protect and promote the health, safety and welfare of the general
public.

H. The TDC Program will enhance opportunities for residential and mixed use development
in the Denny Triangle Urban Center Village, consistent with the Growth Management Act
(RCW 37.70A), the Countywide Planning Policies, and the City’s Comprehensive Plan.

I. The TDC Program will implement the Denny Triangle Urban Center Village Plan by
increasing flexibility for mixed use projects, adding residential development capacity to
meet growth targets, and encouraging the development of pedestrian amenities in the Denny
Triangle. ‘

Section 2. The initial clause and subsection A of Section 23.49.008 of the Seattle
Municipal Code, which Section was last amended by Ordinance 119370, are further
amended as follows:

23.49.008 Structure height.

The following provisions regulating structure height ((shall)) apply to all property in
downtown zones except the DH1, PSM, IDM, and IDR zones.

A. Maximum structure heights for downtown zones are forty-five feet (45°),
fifty-five feet (55°). sixty-five feet (65°). seventy-five feet (75°), eighty-five feet (85}, one
hundred feet (100°). one hundred twenty feet (120”), one hundred twenty-five feet (1257},
one hundred fifty feet (150°), one hundred sixty feet (160°), two hundred forty feet (240°

three hundred feet (3007) and four hundred fifty feet (450°), ((shatt-be)) as designated on the
Official Land Use Map, Chapter 23.32, except that:

1. The Council shall determine the maximum permitted height when a .
major retail store or performing arts theater bonus is approved in Downtown Retail Core
zones pursuant to Section 23.49.096; provided, that such height shall not exceed one
hundred fifty (150) feet.

2. Any property in the Pike Market Mixed zone that is subject to an
urban renewal covenant may be built no higher than the height permitted by the covenant for
the life of the covenant.

3. Any lot in the Denny Triangle Urban Village, as shown on Map

23.49.041 A, m§y gain up to an additional thirty percent (30%) in height if credit floor area
is allowed pursuant to Section 23.49.041, City/County Tran-sfer of Development Credits

Program.
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Section 3.  Subsection B of Section 23.49.026 of the Seattle Municipal Code,
which Section was last amended by Ordinance119238, is further amended as follows:

23.49.026 General requirements for residential uses.

¥ %k %

B. Common Recreation Area. Common recreation area ((shatl-be))is required in
all new structures containing more than twenty (20) dwelling units. Required common
recreation area shall meet the following standards:

I An area equivalent to five (5) percent of the total gross floor area in
residential use, excluding an amount of floor area equal to any credit floor area obtained as
part of the TDC Program, SMC Section 23.49.041, shall be provided as common recreation
area. The common recreation area shall be available to all residents and may be provided at
or above ground level.

2. A maximum of fifty (50) percent of the common recreation area may
be enclosed.

3. The minimum horizontal dimension for required common recreation
areas shall be fifteen (15) feet, and no required common recreation area shall be less than
two hundred twenty-five (225) square feet.

4. Parking areas, driveways and pedestrian access, except for pedestrian
access meeting the Washington State Rules and Regulations for Barrier Free Design, shall
not be counted as common recreation area.

5. In PSM zones, the Director of the Department of Neighborhoods, on
recommendation of the Pioneer Square Preservation Board, may waive the requirement for
common recreation area, pursuant to the criteria of Section 23.66.155, Waiver of common
recreation area requirements. _

6. In IDM and IDR zones, the Director of the Department of
Neighborhoods, on recommendation of the International District Special Review District
Board, may waive the requirement for common recreation area, pursuant to the criteria of
Section 23.66.155, Waiver of common recreation area requirements.

7. For lots abutting designated green streets ((parks))or located
anywhere within the Denny Triangle Urban Village, as shown on Map 23.49.041 A, up to
fifty (50) percent of the common recreation area requirement may be met through
participation in the development of the green street((-park)).

8. For projects as described in 8a and 8b below that participate in the

TDC Program pursuant to SMC 23.49.041, the total amount of required common recreation
area shall not exceed:
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a. Fifty percent (50%) of the lot area, for development with only

residential use; or

b. Thirty-five percent (35%) of the lot area, for mixed-use

development with at least twenty (20) residential units and eighty-five thousand (85,000}
square feet of nonresidential floor area, excluding area used for parking.

& ok ok

Section 4. A new Section, 23.49.041, is hereby added to the Seattle Municipal
Code as follows:

23.49.041 City/County Transfer of Development Credits (TDC) Program.

A. Use of Credits Conditioned Upon City-County Agreement. No credit floor
area shall be allowed under this section unless, at the time of the master use permit decision
for the project proposing to use such credit floor area, an agreement is in effect between the
City and King County, duly authorized by City ordinance, for the implementation of the
TDC Program.

B. Credit floor area.
1. For purposes of this section:
a. “Credit floor area” means gross floor area allowed on a

receiving lot, above the height limit otherwise applicable in the zone, as a result of the use of
rural development credits and amenity credits under this section.

b. “Rural development credits” are allowances of floor areaon a
receiving lot, measured in gross square feet, that result from transfer of development
potential from rural, unincorporated King County to the Denny Triangle Urban Village
pursuant to King County Code Chapter 21A.55 or successor provisions and pursuant to the
provisions of this section. ’

c. “Amenity credits” are allowances of floor area, measured in
gross square feet, on a lot receiving development credits, which allowances are granted on
condition that the owner or developer provide certain amenities, or contributions to
development of amenities, in the Denny Triangle Urban Village as provided in this section.

2. Upon certification by King County that all conditions to transfer
under King County ordinances and rules have been satisfied, rural development credits may
be transferred directly from eligible sending sites or from the King County Transfer of
Development Credit (TDC) Bank to property in DOC2 and DMC zones within the Denny
Triangle Urban Village, as shown on Map 23.49.041 A, subject to compliance with all the
conditions of this section. '
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3. Rural development credits and amenity credits are used in
combination to obtain credit floor area according to the terms of this section and any
implementing rules promulgated by the Director.

4. For a project that obtains credit floor area the Director may permit
structure height to be increased by up to thirty percent (30%) of the height limit of the zone.
5. Except as may be otherwise provided in a rule promulgated by the Director

under this Section, the conversion ratio for rural development credits is two thousand (2,000)
gross square feet of floor area on the receiving lot for each unit of available sending site
credit, as determined by King County. The conversion ratio may be modified according to a
rule promulgated by the Director, as he or she shall determine to be consistent with the goals
of providing sufficient incentive for use of the TDC Program and of preserving the
maximum amount of land in rural King County as is feasible in relation to the amount of
development of credit floor area in the Denny Triangle Urban Village. Any adjusted
conversion ratio shall not be less than 1,000 gross square feet of floor area for each unit of
sending site credit, nor greater than 3,000 gross square feet of floor area for each unit of
sending site credit. In making any modification the Director shall take into account the -
following factors:

a. the value of credit floor area for receiving sites in the Denny
Triangle Urban Village;

b. land value for potential sending sites in rural, unincorporated
King County; and

c. market conditions for rural development credits and, to the

extent that the Director may find them relevant, market conditions for other types of credits
or transferable development rights.

6. In order to obtain amenity credits, a project applicant may either enter
into a voluntary agreement to provide amenities in the Denny Triangle Urban Village, or
enter into a voluntary agreement to contribute financially to the development of such
amenities, as provided in this subsection.

a. Amenities for which amenity credits may be obtained include
and are limited to the following: provision of public open space , improvements to existing
public open space; development of designated green streets or contribution to the Amenity
Credit Fund. ’

b. The Director shall review the location and design of any
amenity proposed to be provided for purposes of this section and determine whether the
amenity mitigates project impacts, is consistent with applicable policies and design criteria,
provides a public benefit and is adequate in quantity and quality.

c.  Amenities for which amenity credits are obtained may be on a
site other than the project site, provided that the amenity site is within the Denny Triangle
Urban Village, is within one-quarter (¥) mile of the project site, and is available to the
public without charge. Contributions to the Denny Triangle Amenity Credit Fund will be
applied to acquisition or development of open space or green street(s) in the Denny Triangle
Urban Village (and within one-quarter (%) mile of the project site). Notwithstanding the
foregoing, amenities may be provided within the Denny Triangle Urban Village farther than
one-quarter (4) mile from the project site, either directly by the applicant or through the use
of a contribution by the applicant, when the applicant and the Director agree that the amenity
in that location would be an appropriate mitigation for the project impacts.

d. If no amenity credits are provided directly by a project
applicant, the cash contribution to the Amenity Credit Fund shall be equal to $5.00 for each

7 .
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square foot of credit floor area to be used by the project (including both amenity credits and
rural development credits).
e. If the applicant elects to make a contribution to the Denny

Triangle Amenity Credit Fund in lieu of providing an amenity, that election shall constitute
the applicant’s agreement that the use of those funds for acquisition or development of any
amenities meeting the requirements of this section in the Denny Triangle Urban Village is
authorized and will mitigate the direct impacts of the additional residential floor area and
height allowed pursuant to this section.

7. No credit floor area will be granted for any project that causes the
destruction of any controlled feature of a Landmark structure.

C. Program Requirements.

1. Except as expressly provided in this subsection C, 50% of the credit
floor area on any lot must come from rural development credits and 50% of the credit floor
area obtained must come from amenity credits.

2. In order to accommodate practical difficulties in meeting the exact
percentages in subsection C1 above, for example as a result of the unavailability of
fractional sending site credits under King County rules, the Director may allow up to 60 %
of credit floor area for a project to come from either rural development credits or from
amenity credits.

3. The minimum credit floor area that may be obtained on any fot
pursuant to the TDC Program is eight thousand (8,000) square feet.
4. The credit floor area obtained may be contained within a single

purpose residential structure or mixed use development (residential and nonresidential uses
in the same or different structures on the same lot). '

5. The Director may require, as a condition to issuance of any permit
using development credits, the execution and recording of appropriate instruments by which
the rural development credits are attached to the receiving lot and by which conditions and
restrictions applicable in connection with the use of the rural development credits and
amenity credits are documented.

D. Use of credit floor area.

1. For mixed use development, the credit floor area may be occupied by
residential or nonresidential uses, or any combination thereof, subject to the provisions of
this subsection D,

2. If a project includes credit floor area for nonresidential uses, then 1t
must also include a net amount of additional floor area dedicated to residential use, on the
same lot and below the otherwise applicable height limit, equivalent to or greater than the
amount of such nonresidential credit floor area.

3. Credit floor area does not increase the total amount of non-exempt
gross floor area allowed on the receiving lot. Therefore, the floor area of nonresidential use,
together with any floor area of residential use that is not exempt from FAR calculations, may
not exceed the maximum FAR for the zone in which the lot is located, taking into account
all bonuses, transfers of development rights, and exclusions applicable under provisions of
the Land Use Code other than this section.

8
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E. King County Certification and Security. No permit will be issued for
development that includes credit floor area until (1) the applicant’s possession of necessary
rural development credits is certified by King County, and (2) either security. is provided for
the provision of amenities or an optional cash contribution is made, sufficient to generate the
amount of amenity credits necessary under the terms of this section and any rules
promulgated by the Director to implement this section.

F. Relation to Bonus and TDR Programs. The TDC Program may be combined
with the transferable development rights (TDR) and bonus programs, subject to the
applicable provisions for the relevant zone(s) and the following limits:

1. To the extent that bonus floor area is granted on any lot for any public
benefit feature or cash contribution, that public benefit feature or cash contribution shall not
generate amenity credits.

2. Credit floor arca may be used to gain bonus floor area if the design
and use of such credit floor area satisfies the applicable requirements of this Chapter and the
Public Benefit Features Rule.

G. Vesting. Vesting of any right to use credit floor area is subject to the
provisions of Chapter 23.76.026, Vesting of Development Rights.

Section 5.  The introductory paragraph and subsection A of Section 23.49.058 of
the Seattle Municipal Code, which Section was last amended by Ordinance 112519, are
further amended as follows (these amendments are intended as clarification of existing law):

23.49.058 Downtown Office Core 1, upper-level development standards.

The regulations in this section ((shall)) apply to all structures in which any floor above an
elevation of one hundred twenty-five feet (125°) above the sidewalk exceeds fifteen
thousand (15,000} square feet. For structures with separate. individual towers, the 15.000
square foot threshold will be applied to each tower individually.

A. Coverage Limits. On streets designated on Map IID as having a pedestrian
classification, coverage limit areas ((shattbe))are established at two (2) elevations:

1. Between an elevation of one hundred twenty-five feet (1257) and two
hundred forty feet (240”) above the adjacent sidewalk, the area within twenty feet (20°) of
each street property line and sixty feet (60°) of intersecting street property lines (see Exhibit
23.49.058 A), is ((shal-be))established as the coverage limit area.

2. Above an elevation of two hundred forty feet (2407} above the
adjacent sidewalk, the area within forty feet (40”) of cach street property line and sixty feet
(607) of intersecting street property lines (see Exhlbxt 23.49.058 A), ((shall-be)) is
established as the coverage limit area.

3. The percentage of the coverage limit area that ((whiek))may be
covered by a portion of a structure ((shal-be)) is as follows:
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Lots With Two or More Street Frontages
Lots With Lets 40,000 Lots Greater
. One Street Sq. Ft. or Than 40,000
Elevation Frontage Less in Size Sq. Ft. in Size
126° to 240°  60% 40% 20%
Above 240" 50% 40% 20%
4, To qualify as uncovered area, at least half the area required to be
uncovered shall be contiguous and shall have a minimum depth of fifteen feet (15°).
5. To meet the coverage limits, a lot may be combined with one or more
abutting lots, whether occupied by existing structures or not, provided that:
a. The coverage of all structures on the lots meets the limits set

in this subsection A; and

b. The fee owners of the abutting lot(s) ((skall)) execute a deed
or other agreement, ((whieh-shal-be)) that is recorded with the title to the lots, ((whieh)) that
restricts future development so that in combination with the other lots, the coverage limits
shall not be exceeded.

Section 6. Subsection C of Section 23.49.068 of the Seattle Municipal Code,
which Section was last amended by Ordinance 119484, is further amended as follows:

23.49.068 Downtown Office Core 2, floor area ratio (FAR).

EE

C. Exemptions from FAR Calculations.
1. The following areas shall be exempt from base and maximum FAR
calculations:

a. All gross floor area in residential use, except that on sending
lots from which development rights are transferred according to Section 23.49.072 C the
only exempt residential space shall be low income housing or low-moderate income housing
on landmark theater/housing TDR sites that satisfies all requirements for a bonus under the
Public Benefit Features Rule;

b. All gross floor area below grade;

c. All gross floor area located above grade ((whieh)) that is used
for principal or accessory short-term parking;

d. (( or-forparking-aceessory-to-residential-uses;-)) The gross
floor area located above grade of up to one (1) space per dwelling unit of parking that is
accessory to residential uses or that is long-term parking shared with residential uses;

((&.)).e.. The gross floor area of public benefit features, other than
housing, that satisfy the requirements of Section 23.49.070, Ratios for public benefit
features, and the Public Benefit Features Rule, whether granted a floor area bonus or not,
regardless of maximum bonusable area limitations.

2. As an allowance for mechanical equipment, three and one-half (3 1/2)
10
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percent of the gross floor area of a structure shall not be counted in gross floor area
calculations. The allowance shall be calculated on the gross floor area after all exempt space
permitted under subsection C1 has been deducted. Mechanical equipment located on the roof
of a structure, whether enclosed or not, shall be calculated as part of the total gross floor area
of the structure, except that for structures existing prior to June 1, 1989, new or replacement
mechanical equipment may be placed on the roof and will not be counted in gross floor area
calculations. ~ ’

Section 7. A new subsection G is added to Section 23.49.076 of the Seattle
Municipal Code, which section was last amended by Ordinance 118409, as follows:

23.49.076 Downtown Office Core 2, street facade requirements.

% %k %

G. Setback and Landscaping Requirements for lots located within the Denny
Triangle Urban Village.

1. Landscaping in Setbacks.
a. In the Denny Triangle Urban Village, as shown on Map

23.49.041 A, at least twenty percent (20%) of the total square footage of all areas abutting
the street property line that are not covered by a structure, have a depth of ten feet (10°) or
more from the street property line and are larger than three hundred (300) square feet, shall
be landscaped. Any area under canopies or marquees is considered uncovered. Any setback
provided to meet the minimum sidewalk widths established by Section 23.49.022 is exempt
from the calculation of the area to be landscaped.

b. All plant material shall be planted directly in the ground or in
permanently installed planters. A minimum of fifty percent (50%) of the plant material shall
be perennial and shall include trees when a contiguous area, all or a portion of which is
landscaped pursuant to subsection 1a above, exceeds six hundred (600) square feet.

2. Terry and 9™ Avenue green street setbacks.

a. In addition to the requirements of subsection G1 of this
section, a two foot wide landscaped setback from the street property line is required along
Terry and 9" Avenues within the Denny Triangle Urban Village as shown on
Map 23.49.041 A. The Director may allow averaging of the setback requirement of this
subsection to provide greater conformity with an adopted green street plan.

b. Fifty percent {50%) of the setback area must be landscaped.

11
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Section 8.  The introductory paragraph and subsections A and B of Section
23.49.078 of the Seattle Municipal Code, which Section was last amended by Ordinance
112519, are further amended as follows (the amendment to the introductory paragraph of
Section 23.49.078 is intended as a clarification of existing law):

23.49.078 Downtown Office Core 2, upper-level development standards.

The regulations in this section ((shat)) apply to ail structures in which any floor above an
elevation of one hundred twenty-five feet (125”) above the adjacent sidewalk exceeds fifteen
thousand (15,000) square feet in size. For structures with separate. individual towers. the
15.000 square foot threshold will be applied to each tower individually.

Al Coverage Limits. On streets designated on Map IIID as having a pedestrian
classification, coverage limit areas ((shali-be)) are established ((at-two-(2)-elevations)) as
follows: :

1. Between an elevation of one hundred twenty-five (125) feet and two
hundred forty (240) feet above the adjacent sidewalk, the area within twenty (20) feet of

- each street property line and sixty (60) feet of intersecting street property lines (see Exhibit

23.49.078 A) ((shait-be)) is established as the coverage limit area.
2. Above an elevation of two hundred forty (240) feet, the area within

| forty (40) feet of each street property line and sixty (60) feet of intersecting street property

lines, (see Exhibit 23.49.078 A) ((shal-be)) is established as the coverage limit area, gxcept
as stated in subsection A3 below.

3. Forprojects participating in the TDC Program pursuant to SMC
23.49.041, the coverage limit areas above an elevation of two hundred forty (240) feet for
structures three hundred (300) feet in height or less are the same as the coverage limit areas
under subsection Al above for the entire height of the structure above one hundred twenty-
five (125) feet above the adjacent sidewalk.

4. The percentage of the coverage limit area ((whieh)) that may be
covered by a portion of a structure shall be as follows:

Lot With———t615-40:500 Lots-Greater

One-Street S¢Ft-or Than-40,000
Elevation—Frontage Less-in-Size—————————S g Ftin-Size
126t0-240——60% 405 20%
Above246—50% 40% 20%))

a. Projects. except those described in subsection b below:
Lots With Two or More Street Frontages

Lots With Lots 45.000 Lots Greater

One Street Sq. Ft. or Than 45.000
Elevation Frountage Less in Size Sq. Ft. in Size
126” tc 240°  60% 40% 20%
Above 240°  50% 40% 20%

12




W N OO s N -

P DD D WEWWWWWWWWNNRNDNDNNDNDNNDRNDN =2 = - = - d wd e
B WN==O0O OO~ hWN =00 GWN-=QOQO®OOWNOH~WN-=O0OQ

mip/hrt
October 12, 1999
Vi3’

b. Certain projects participating in the TDC Program. Fo

have at least 25% of the lot area at street level in open snace use or occupied by structures,

or portions of structures, no greater than 35’ in height. or any combination thereof; or (ii)

have at least 50% of the lot area a street level in open space use or occupied by structures.
or portions of structures, no greater than 65° in height. or any combination thereof:

Lots With Two or More Street Frontages

Lots With Lots 45,000 Lots Greater
One Street Sq. Ft. or Than 45.000
Elevation ___ Frontage Less in Size Sg. Ft. in Size
126 10 2407 60% 50% 25%
Above 240 50% 50% 25%

{(4-))3. To qualify as uncovered area, at least half the area required to be
uncovered shall be contiguous and shall have a minimum depth of fifteen (15) feet.

((5-))6. To meet the coverage limits, a lot may be combined with one (1) or
more abutting lots, whether occupied by existing structures or not, provided that:
a. The coverage of all structures on the lots meets the limits set in this
subsection A; and ‘

b. The fee owners of the abutting lot(s) shall execute a deed or other

agreement, which shall be recorded with the title to the lots, ((whieh)) that restricts further
development so that in combination with the other lots, the coverage limits shall not be
exceeded.

B. Maximum Facade Lengths. A maximum facade length shall be established
for facades above an elevation of one hundred twenty-five (125) feet above the adjacent
sidewalk. This maximum length ((shatt-be)) is measured parallel to each street property line
of streets designated on Map IID as having a pedestrian classification, and ((shal-apply))
applies to any portion of a facade, including projections such as balconies, ((vwhieh)) that is
located within fifteen (15) feet of a street property line((s)).

1. The maximum length of facades above an elevation of one hundred

twenty-five (125) feet ((shall-be)) is as follows:

J-ots With———bot5-40:080-————Lots-Greater
2
()ﬁe Stl‘eet Sq Ei— o T
. Co WK A Y
E] E. E I . S. S F[ e S.
1262 4. 2408 1202 120> 1202
L dee T W™ TV a7 & R T A b NS
ok Ve 2493 99’{- 1302 nnai-))
A \T PV
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Lots With Two or More
Street Frontages

Lots With Lots 45,000 Lots Greater

One Street Sq. Ft. or Than 45.000
Elevation Frontage Less in Size Sq. Ft. in Size
126" to 240° 12¢° 120° 120°
Above 24Q° 90! 12¢° 90!

! Above an elevation of two hundred forty {240) feet, for each half percent reduction of coverage in the
coverage limit area from the requirements established in subsection A, the maximum facade length may be
increased by one (1) foot to a maximum of one hundred twenty (120} feet.

2. To be considered a separate facade for the purposes of determining
the maximum facade length established in subsection B1, any portion of a facade above an
elevation of one hundred twenty-five (125) feet ((whiek)) that is less than fifteen (15) feet
from a street property line shall be separated from any similar portion of the facade by at
least sixty (60) feet of facade ((whieh)) that is set back at least fifteen (15) feet from a street
property line. (See Exhibit 23.49.078 B.)

Section 9. A new subsection G is added to Section 23.49.134 of the Seattle
Municipal Code, which section was last amended by Ordinance 118409, as follows:

23.49.134 Downtown Mixed Commercial, street facade requirements.

% ok

G. Setback and Landscaping Requirements for lots located within the Denny
Triangle Urban Village.

1. Landscaping in the street right-of-way for all streets other than those
with adopted green street plans. All new development in the Denny Triangle Urban Village,
as shown on Map 23.49.041 A, shall provide landscaping in the sidewalk area of the street
right-of-way, except on streets with adopted green street plans. The square feet of
landscaped area provided shall be at least one and one-half (1 1/2) times the length of the
street property line. The following standards shall apply to the required landscaped area:

a. The landscaped area shall be at least eighteen inches (187)
wide and shall be located in the public right-of-way along the entire length of the street -
property line, except for building entrances, vehicular access or other connections between
the sidewalk and the lot, but in any event the landscaped area shall cover at least fifty
percent (50%) of the total length of the street property line(s).

b. As alternative to locating the landscaping at the street property
line, all or a portion of the required landscaped area may be provided in the sidewalk within
five feet (57) of the curbline. ‘

c. Landscaping provided within five feet (5”) of the curbline shall
be located and designed in relation to the required street tree planting and take into

14
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consideration use of the curb lane for parking and loading.

d. All plant material shall be planted directly in the ground. A
minimum of fifty percent (50%) of the plant material shall be perennial.

e. Where the required landscaping is on a green street or street
with urban design and/or landscaping guidelines promulgated by Seattle Transportation, the
planting shall be in conformance with those provisions. '

2. Landscaping in Setbacks.

a. In the Denny Triangle Urban Village, as shown on Map

23.49.041 A, at least twenty percent (20%) of the total square footage of all areas on the
street property line that are not covered by a structure, that have a depth of ten feet (10°) or
more from the street property line and are larger than three hundred (300) square feet, shall
be landscaped. Any area under canopies or marquees is considered uncovered. Any setback
provided to meet the minimum sidewalk widths established by Section 23.49.022 is exempt
from the calculation of the area to be landscaped.

b. All plant material shall be planted directly in the ground or in
permanently installed planters. A minimum of fifty percent (50%) of the plant material shall
be perennial and shall include trees when a contiguous area, all or a portion of which is
landscaped pursuant to subsection 2a above, exceeds six hundred (600) square feet.

‘ 3. Terry and 9® Avenue green street setbacks.

a. In addition to the other requirements of this subsection G, a
two foot wide landscaped setback from the street property line is required along Terry and
9" Avenues within the Denny Triangle Urban Village as shown on Map 23.49.041 A. The
Director may allow averaging of the setback requirement of this subsection to provide
greater conformity with an adopted green street plan. '

b. Fifty percent (50%) of the setback area must be landscaped.

Section 10.  The introductory paragraph and subsection A of Section 23.49,136 of
the Seattle Municipal Code, which Section was last amended by Ordinance 112519, are
further amended as follows (the amendment to the introductory paragraph of Section
23.49.136 is intended as a clarification of existing law):

23.49.136 Downtown Mixed Commercial, upper-level development standards.

The regulations in this section ((skeH)) apply to all structures in which any floor above an
elevation of one hundred twenty-five feet (125°) above the adjacent sidewalk exceeds fifieen
thousand (15,000) square feet. For structures with separate, individual towers, the 15.000
square foot threshold will be applied to each tower individually.

A. Coverage Limits. On streets designated on Map VD as having a pedestrian
classification, a coverage limit area ((shall-be)) is established as follows:

I. Above an elevation of one hundred twenty-five feet (125°) above the
adjacent sidewalk the area within twenty feet (20°) of each street property line and sixty feet
(60°) of intersecting street property lines (See Exhibit 23.49.136 A), ((shal-be-established
a8))is the coverage limit area. .

2. The percentage of the coverage limit area ((whieh)) that may be
covered by a portion of a structure ((shatl-be))is as follows:

15
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a. Certain projects participating in the TDC Program. For
projects participating in the TDC Program pursuant to SMC 23.49.041, on lots that either (i)

have at least 25% of the lot area at street level in open space use or occupied by structures,

or portions of structures, no greater than 35° in height, or any combination thereof; or (1i)

have at least 50% of the lot area at street level in open space use or occupied by structures,
or portions of structures, no greater than 65° in height, or any combination thereof:

Lots With Two or More Street Frontages

Lots With Lots 45.000 Iots Greater
One Street Sq. Ft. or Than 45,000
Elevation Frontage Less in Size Sq. Ft. in Size
Above 1257 60% 50% 25%
b. All other projects:

Lots With Two or More Street Frontages

Lots With Lots 45,000 Lots Greater

One Street Sq. Ft. or Than 45.000
Elevation Frontage Less in Size Sq. Ft. in Size
Above 1257 60% 40% 20%

3. To qualify as uncovered area, at least half the area required to be
uncovered shall be contiguous and shall have a minimum depth of fifteen feet (157).

4. To meet the coverage limits, a lot may be combined with one (1) or

more abutting lots, whether occupied by existing structures or not, provided that:
‘ a. The coverage of all structures on the lots meets the limits set in this
subsection A; and
b. The fee owners of the abutting lot(s) shall execute a deed or other
agreement, which shall be recorded with the title to the lots, ((whieh))that restricts future
development so that in combination with the other lots, the coverage limits shall not be
exceeded.

b

Section 11.  Three codified maps, IB Downtown Zones, IIID Downtown Office
Core-2, and VD Downtown Mixed Commercial, located at the end of Chapter 23.49 of the
Seattle Municipal Code, are amended as shown in Attachment 1 to this ordinance.

Section 12. A new subsection F is hereby added to Section 23.76.026 of the Seattle

16
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Municipal Code, which Section was last amended by Ordinance 118980, to read as follows:

23.76.026 Vesting of development rights.

%ok ok

E. Master use permits for development projects that contain credit floor area
pursuant to participation in the City/County Transfer of Development Credits (TDC)
Program (SMC 23.49.041). _Any right to use rural development credits under SMC
23 .49 041 for any proiect is subiect to any development regulation(s) that become effective
prior to the date of vesting for purposes of other Master Use Permit components for the
proiect under the terms of this section. If a Master Use Permit is not issued for any reason or
expires prior to construction of the project using the rural development credits, then the
applicant may apply for use of the rural development credits for another project on the same
lot or another eligible lot. but anv such use shall be subject to any modification or repeal of
the provisions for use of rural development credits up until the time of vesting for purposes
of other Master Use Permit components for such project under this section.

Section 13.  Subsection A of Section 23.86.030 of the Seattle Municipal Code,
which Section was last amended by Ordinance 111926, is further amended as follows:

23.86.030 Common recreation area.

Certain zones require that a minimum common recreation area be provided for residential
use. When a common recreation area is required, the following provisions shall apply:

A. An outdoor area((;-wheh)) that is not part of a green street ((park)) or
publicly owned open space((;)) ((shal))qualifies((3)) as a common recreation area if the
ground surface of the area is permeable and is landscaped with grass, ground cover, bushes
and/or trees; provided that patios, paved areas designed for recreation, and pedestrian access
((whieh)) that meets the Washington State Rules for Barrier-Free Design shall also be
considered common recreation area.

17
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Section 14.  The Executive is directed to report to the Council three years from the
effective date of this ordinance on development that has occurred from making use of the
provisions of this ordinance and the City’s experience in administration of the Transfer of
Development Credit program. The report should include a list of projects that have been
proposed; the status of each project; the number of rural development credits used; the
amount of residential floor area added or to be added through these projects; the amenities
funded by developers and by King County; the funds available for additional amenities; the
status of any rules issued or proposed to be issued by the Director of Design, Construction
and Land Use; issues that have arisen with administration of the program; recommendations
concerning continuation of the program; and analysis of any recommended amendments.

Section 15.  The provisions of this ordinance are declared to be separate and
severable. The invalidity of any particular provision shall not affect the validity of any other
provision.

Section 16.  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 Clty Councﬂ the ﬁﬁm day of § £ % &

, 1999, and 51gned by

of the City Council

, Y 1999

Pau Schell, Mayor

Filed by me this 574 day of Né’}@?ﬁé&; ,1999.
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Paul Schell. Muvor

Executive Department - Strategic Planning Office
Lizanne Lyons, Director

DATE: July 28, 1999

TO: Council President Sue Donaldson
Councilmember Jan Drago, Chair
Business, Economic and Community Development Committee

FROM: Glenn Whithaxé Acting Director, Strategic Planning Office
Rick Krochalis, Director, Department of Design, Construction and Land
Use ; %M .

RE: Executive Recommended Incentive Program to Encourage Housing in the
Denny Triangle Neighborhood

This memo transmits the proposed legislation and Executive’s report on recommended
actions that will address multiple policy goals within Seattle and in the region. To help
reduce development in King County’s rural area and encourage housing in accordance
with the Denny Triangle Neighberhood Plan, this proposal includes the following
actions:

* Establishing a Transfer of Development Credits program to transfer development
- credits from rural King County to the Denny Triangle and fund amenities
recommended in the Denny Triangle Neighborhood Plan;

¢ Changing development standards to facilitate mixed use development; and

e Rezoning an area in the southern edge of the Denny Triangle to help meet job targets,
given the fact that housing will be prioritized in the northern portion of the
neighborhood

Executive staff have worked with King County and the Denny Triangle Neighborhood
Planning Group over the past year to develop a structure for transferring development
credits from the Rural area into the Denny Triangle. King County established a Transfer
of Development Credits pilot program in October 1998 and is working with other cities to
establish “receiving areas” similar to this proposal. King County will also invest in
public amenities in the Denny Triangle neighborhood. '

&
Seattle Municipai Building, 600 Fourth Avenue, Suite 300, Seattle, WA 98104-1826
Tel: (206) 684-8080, TDD: (206} 684-8118, Fax: (206) 233-0085
An equal emplovment opportunity. affinmative action employer. Accommodations for people with disabilities provided upon request.



The attached report outlines the proposal, along with two draft ordinances. Subseguent
legisiation will authorize an interlocal agreement with King County. If you have any
questions about this material please contact Elsie Crossman at 684-8364.

Cc: BECD Committes members
Tom Byers—Mayor’s Office
Denna Cline—Mayor’s Office




CITY OF SEATTLE
JULY 1999

' EXECUTIVE REPORT

RECOMMENDED INCENTIVE PROGRAM TO ENCOURAGE HOUSING IN THE
DENNY TRIANGLE NEIGHBORHOOD

The Executive is proposing actions to encourage more residential development in the
Denny Triangle neighborhood in Seattle, a key goal of the Denny Triangle
Neighborhood Plan. The components of this proposal are:

k. Establishing a Transfer of Development Credits program that would
transfer development credits from Rural King County to the Denny
Triangle and fund amenities recommended in the Denny Triangle
Neighborhood Plan; '

ltl. . Changing development standards to facilitate mixed use development

Ill.  Rezoning an area along 6" and 7" Avenues between Lenora and
Blanchard from Downtown Mixed Commercial {(DMC) to Downtown Office
Core 2 (DOC 2)

BACKGROUND

These recommendations seek to address multiple goals and result in multiple public
benefits. The Growth Management Act’s basic foundation is to limit growth in
designated Rural and Resource Areas and encourage development in areas that are
already or can easily be served with public infrastructure. The 1994 King County
Countywide Planning Policies adopted an Urban Growth Area and 13 Urban Centers;
these Urban Centers would be prioritized for investments that would make them more
convenient and functional places to live. Seattle has five of those Urban centers
(Downtown; University District; First Hill/Capitol Hill; Seattle Center; Northgate) which
will see 45% of Seattle’s expected growth over the twenty years covered by the 1994
Seattle Comprehensive Plan.

The Denny Triangle is one of several urban villages within the Downtown Urban Center;
its neighborhood plan adopted by Council in 1999 listed promoting more housing
opportunities as a key strategy. To make the neighborhood more inviting for residential -
development, the plan also recommends important amenities such as open space and
pedestrian facilities. The residential target for the twenty years in the Denny Triangle is
3500 new households, and the Neighborhood Plan identified the northeast portion of
the Triangle as the area where housing should be most encouraged. The
neighborhood now has about 1000 housing units, and is characterized by surface
parking lots and a lack of public amenities. The Neighborhood Plan recommended



revising height and other development standards to promote additional development.
This proposal represents a first step in implementing the Neighborhood Plan. Other
recommendations from the Denny Triangle Neighborhood Plan and Downtown Urban
Center Plan will be reviewed by the City in 2000.

Anocther key interest of the Denny Trangle neighborhood is the future redevelopment of
the Convention Center Place transit station, which will not be part of the Sound Transit
light rail system. The neighborhood sees the opportunity for additional housing and
open space on the site, along with commercial development. King County, as the
owner of the station, will lead its redevelopment.

Rural Preservation: Since the mid 1980’s King County has instituted actions to limit
development in the rural area, including designating resource zones and down zoning
vast areas. However, the pace of development in rural King County continues fo
exceed the targets established in the 1994 Countywide Planning Policies, resulting in
more costly service provision and environmental damage, as people drive further
between home and work and habitat is lost. The Countywide Planning Policies and the
1984 King County Comprehensive Plan, both adopted in accordance with the staie
Growth Management Act, cali for new programs such as the transfer of development
credits io preserve rural land.

The King County Council adopted Ordinance #13274 in October 1998 establishing a
pilot program to transfer development credits from rural and resource property (sending
areas) to urban areas {receiving areas), both in unincorporated King County and in
cities. Bscause the success of this type of program is tied to having receiving areas
where additional development is desired enough for developers to purchase
development credits, the legislation also called for working with cities o establish
recelving areas for rural development credits. This would expand the market for
transferring credits, since unincorporated urban areas are getting smaller as a result of
annexations and incorporations. Having receiving areas in cities also advances growth
management goals by encouraging additional development in cities, and in this case, in
a designated Urban Center.

This Executive Proposal takes advantage of the chance to advance several important
goals at once:

Advance Growth Management Act, Countywide, County and City policies
implement the Denny Triangle Neighborhood Plan

Provide resources for amenities in the Denny Triangle

Protect the Rural Area and limit sprawi

Establish a parinership with King County around Convention Center Place
Station redevelopment

2 Preserve habitat near the Cedar River and Tolt Watersheds

& ® & ® @



i TRANSFER OF DEVELOPMENT CREDITS PROGRAM
What is Transfer of Development Credits?

Transfer of Development Credits (TDC) is a program that reduces the development
potentlal in the “sending area” and transfers that development opportunity to a

“receiving area”. The sending area property owner is paid to keep the land
undeveloped, while the receiving area property buys the credit, allowing additional
development beyond what zoning allows in the receiving area.

In this proposal the sending area is rural King County and the receiving area is the
Denny Triangle neighborhood in Seattle.

How will the program be established?
The proposed legislation inciudes the Land Use Code amendments {o establish the

program in the Denny Triangle. Additional legislation will follow to approve an interlocal
agreement between Seattle and King County that wili commit the jurisdictions to:

1. Certify, purchase and transfer development credits
2. Establish the Denny Triangle as a receiving site and adopt development
. standards for the program

3. Agree on goals for the redevelopment of Convention Center Station for
mixed use and open space

4. Monitor and evaluate the program

5. Estabiish the method for King County investment in amenities. in the
Denny Triangle

6. Prioritize sending sites for transfer to Seattle that are adjacent to the

Cedar River or Tolt Watersheds
- How is ’the value of the development credifs determined?

The conversion ratio - how a rural credit is translated into extra development in the
receiving area - is based on the value of adding residential units on the receiving site.
The average value of a rural credit is estimated at $ 20,000 per residential unit (an
average of 5 acres of land per dwelling). For every rural credit purchased, an additional
2,000 SF of re&dentxai space would be allowed above the height iimit of the zone on
the receiving site. There would be different conversion ratios for different receiving
areas. For example, King County is working with other cities to establish receiving
areas. The amount of extra development allowed in the receiving area by purchasing a
credit would likely be different in the Denny Tnangée and other cities. Under this
proposal, the City of Seattie will annually review the conversion ratio to ensure that it is
a fair amount.
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Hlustration of Transfer of Development Cradits

Have similar programs worked elsewhere?

Transfer of Development Credits programs that have rural sending areas in one
jurisdiction and receiving areas in a city have been in operation in Montgomery County,
Maryiand and in Boulder County, Colorado. island County and Thurston County in
Washington also have Transfer of Development Rights programs.

How would the Transter of Development Credits program work in the rural King
County sending area?

Before a property owner can sell development credits, King County must certify the
property according to criteria established in Ordinance #13274. Property designated in
the King County Comprehensive Plan as Agricultural Production District or Rural Forest
District, or Rural areas with documented endangered species habitat, open
space/regional trait proximily, or near a wildlife corridor will be prioritized as sending
sites. If a property owner had, for example, 20 acres that is zoned 1 unit per 5 acres,
s/he could sell up to 3 development credits, assuming there is already a residence on
one of the 5 acre parcels. A conservation easement would be placed on the property,
ensuring that it could never be developed.



The development credit transaction can take place two ways:

1. Between individuals (assuming the rural property has been certified by
King County)
2. The King County TDC Bank can purchase the rural development credits.

and sell them to the receiving area property owner. The King County
Council will soon consider an ordinance establishing this bank, which has
been initially funded with $1.5M from the current budget.

How wouid the Transfer of Development Credits Program work in the Denny
Triangle? ,

 Additional [
height - 30% <

of height fimit

Height Limit 300’
: 240

Hllustration of Additional Height Allowances per Height Limit in.the Denny Triangle. '

» Through the proposed legislation, the Denny Triangle would be designated in the
Seattle Land Use Code as a receiving area

» A developer in the Denny Triangle may increase the height limit of a project by
purchasing development credits. The building floor area could extend up to 30%
above the zoned height limit through the purchase of credits and amenities funding. .
(Current height limits in the receiving area are 125’, 160’, 240’ and 300)

« A minimum of four credits must be purchased to participate in the program; half the
credits would fund the purchase of rural development rights and half would fund
amenities in the neighborhood such as Green Street improvements or open space.
(See attachment)

e For every credit, 2,000 square feet of residential space may be added above the

~ existing height limit. The minimum amount of residential space provided under the
TDC is 8000 square feet.

» The additional residential floor area and height would be allowed within a residential
or mixed-use structure or in a mixed development of residential and commercial
structures on one site.

» For mixed-use projects, the floor area permitted above the height limit through the
TDC may be for non-residential uses, provided that an equivalent amount residential
use is provided on the site. Projects would not be permitted to exceed current

_density limits for non-residential uses.
o Landmark properties could not be demolished to participate in this program



R A,

How would the TDC benefit the public, and specifically residents of the Denny
Triangie?

Present and future generations will benefit from preserving the rural area from
extensive development and sprawl, To provide a meaningful connection to Seatile
residents, property near the two Seattle watersheds will be prioritized for having its
development potential transferred to Seattle, further protecting our water supply. King
County will realize savings by having fewer rural housing units to serve, and has agreed
to fund amenities in the receiving area in order to help atiract housing o urban centers
and make the neighborhood more livable. An initial investment of $500,000 is in the
current King County budget for this purpose. This would augment the amenities
funding generated by the TDC transaction as outlined above.

is the TDC different from Seattle’s existing Transfer of Development Rights
Program? Will the programs compete with one another?

Yes to the first question, and No on the second guestion.

The existing Transfer of Development Rights (TDR) program that applies throughout
the Downtown allows extra density for non-residential uses, while this TDC proposal
focuses on exira housing development through increased height. The public benefits
are different for the two programs as well--the existing TDR program preserves low
income housing, landmark structures and landmark theaters, while the proposed TDC
program preserves rural King County land and provides public amenities for the Denny
Triangle receiving area. ’

A project in the Denny Triangle could participate in both programs, provided all the
requirements for both programs are met. Residential projects in the Triangle are also
eligible to participate in Seattle’s new Multifamily Tax Exemption Program, which
provides a ten year exemption on property taxes on improvements. Projecis receiving
the exemption must provide at least 25% of their units as affordable to househoids with
incomes of 80% of the median income or below. '

Wili anyone use this program?

King County reports substantial interest among rural property owners in the program,
and estimates that there are approximately 300 square miles of rural lands potentially
eligible for participation in the program. Since the star of the King County program
earlier this year, 22 property owners have submitted requests for certification as
sending sites which iotal over 1000 acres. King County is working actively with private
property owners and City of Issaquah officials to transfer density from approximaiely
500 acres of rural forestiand.

King County reports substantial interest among rural property owners in the program.
To assess the economic and market feasibility of the program in the Denny Triangle,
the City Department of Construction and Land Use and Strategic Planning Office hired



a development consultant, Maria Barrientos. In interviews with downtown developers,
most reacted favorably to the program. In addition to findings on the market feasibility,
the consultant report presents recommended changes to development standards that
would reduce regulatory barriers for mixed use projects. It appears that the success of
the TDC program in the Denny Triangle will depend on providing sufficient flexibility to
enable mixed use projects to take advantage of the height incentive. This proposal
incorporates the consultant’s recommendataons

The number of residential pro;ects that would be interested in additional height is
expected to be limited. Projects more likely to be interested in the incentive include:

® Commercial buildings willing to accommodate housing on site if the
commercial structure could extend above the existing height limit
| A residential tower with a small floor size may extend above the height

limit to create enough room on the site to accommodate a separate
commercial structure with a larger floor plate (an example is the Arbor
Place development in the Denny Regrade) |

® To a lesser extent because of the difficulties encountered with this type of
development, projects combining commercial use and housing in the
same structure, with the housing most likely located on the upper floors
(Millennium Tower project is an example).

A summary of the consultant findings is attached, and copies of the full report are
available from the Strategic Planning Office.

How does this proposal to allow height incentives work with the Citizens
Alternative Plan (CAP)?

CAP, which was approved by Seattle voters in 1989, reduced the height limits in
Downtown Office Core 1 and 2 zones (DOC1 and DQOC2), reduced the density
allowances for office development and established an annual limit of overall office
development in downtown. The purpose was to control the pace of office development
through a metering system. CAP did not address the Downtown Mixed Commercial
(DMC) zone. This TDC proposal affects both DOC2 and DMC zones in the Denny
Triangle area only. It does not change density or the pace of office development. The
proposal will allow increasing the height limit in DOC2 above the 300’ height limit set by
CAP for projects that develop housing using the rural and amenity credits.

Does this proposal encourage high priced housing?

As noted above, Denny Triangle projects that participate in the TDC program can also

- take advantage of incentives offered by the Transfer of Development Rights program
and the Multifamily Tax Exemption Program, which promote low/moderate income
housing. The Denny Triangle Neighborhood Plan, recognizing the substantial amount
of subsidized housing that is currently in the neighborhood, calis for more mixed income
housing opportunities.



The major public benefils of this proposed program focus on rural land preservation and
providing public amenities in an Urban Center neighborhood that will increase its
desirability for housing. Affordable housing requirements would make it difficult for
projects to participate in this program, decreasing the public benefits provided. The
consuitant report did indicate that even for high rise residential projects, units in iower
floors often rent at rents affordable to households with incomes at 80% of median
incorme {80% of median income for a 2 person housshold = $38,250).

Wikl the Denny Triangle’s twenty year growth target be increased because of the
proposed Transfer of Development Credits program?

No. it remains 3500 new households between 1994-2014. The new households may
be distributed over fewer projects if a number of developments take part in the program
and are therefore aliowed exira height. This would free up more land for other
purposes.



if. PROPOSED AMENDMENTS TO DEVELOPMENT STANDARDS

The proposed package of amendments to development standards in the
Downtown Land Use Code is one of three components of the proposal to
establish an incentive program to encourage housing development in the Denny
Triangle. Based on interviews with downtown commercial and residential
developers, it appears that the success of the TDC program will depend on
providing sufficient flexibility to enable residential and mixed use projects to take
advantage of the height incentive. The number of residential projects that would
~ be interested in additional height is expected to be hmlted Projects more likely
1o be interested in the incentive include:

e commercial buildings willing fo accommodate housing on site if the
commerciai structure could extend abov‘e'the height timit

~ create enough room on the S|te to accommodate a separate commercial
structure with a larger floor plate (Arbor Place is cited as an example), and,
e io a lesser extent-- because of the difficulties with this type of development,
" projects combining commercial use and housing in the same structure, with
the housing most likely located on the top floors (the Millennium Tower
project is an example).

Mixed use development is desirable because it promotes better utilization of
scarce downtown land resources and helps achieve goals for an active, 24 hour
downtown environment by combining uses on the same site that attract people to
an area at different times of the day. A major goal of the Denny Triangie
Neighborhood Plan is to establish a unique, vital mixed use environment:

Land Use LU1. A mixed-use neighborhood that combines commercial

office space, retail sales and services, social and public services, and a
residential population.

To increase potential use of the TDC program and to promote mixed use
development in the Deny Triangle, the following revisions to the Downtown Land
Use Code are recommended to address current development standards that

may constrain the type of mixed use development most likely to engage in the
TDC program.

1. Upper Level Development Standards
Background. Current upper level development standards address access to

light and air and the shadow and wind impacts of large-scale development.
While commercial projects are subject to a floor area ratio (FAR) limit on density,



there is no density limit for residential use. Therefore, these standards,
combined with the height limit, are the only controls on the bulk of residential
projects.

The upper level development standards were developed to provide flexibility in
addressing the massing of highrise structures. They are an alternative to
requiring continuous setbacks at specified elevations of a structure--an approach
that was rejected because of concerns about producing uniform, “elic-mold”
development and making it impractical to develop “shaliow” sites.

As an alternative, an area along the street frontages of a site is defined at two
elevations above the ground plane; one at a height of 125 feet and the otherat a
height of 240 feet. The extent to which a structure can encroach into these
areas is limited by a specified percentage of coverage allowed. The percentage
varies by the number of street frontages and site size o avoid penalizing smaller
sites {see Code provision in aftachment A). There has been some confusion
about the coverage areas because it is often assumed that the structure is
prohibited from extending into these areas, or that the coverage limit zpplies to
the whole site, when in fact a significant portion of the area can be covered up to
the sireet edge.

Lot coverage iimit area shaded: Lot coverage fimit avea shaded: .
Extension: of structuras into is area is aliowsd, but limited. Extension of struciires intothis area is affowed, but imited.
There are no limits on structures in unshaded areas. There are no §imils on struciuras in unshaded areas.

AS330\BHL ELMELUND\STRATEGIC PLANNING OFFICENS7614\DENNY TRIANGLE DEVELOPMENT STANDARDS\OBLGUES.COR (8.0) rev. 07/15/58

Figure 1: Lot Coverage Limit Ares
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On all lots, structures are permitted 100 percent coverage from ground level up
to a height of 125 feet. Structures, or portions of the same structure, with floor
sizes of 15,000 square feet or less above the 125 foot elevation are exempt from
any limits on coverage above 125 feet. For a number of reasons, these
standards may pose a problem for mixed use development. Since housing is
exempt from FAR limits, mixed use projects can in reality achieve floor area
densities that exceed the FAR limit established for commercial uses by a
significant amount. For example, the total floor area of the Millennium Tower
project under construction in the DOC 2 zone will exceed the maximum FAR limit
of 10 because the 40 units of housing provided on the upper floors are exempt
from the FAR limit. The combined floor area of ali uses would actually be about
12.5 FAR. :

The upper level development standards may be flexible enough to accommodate
a commercial building built to the maximum FAR limit, or a residential building
that would not be subject to a density limit. However, the standards may _
constrain how both uses are accommodated on the same site, especially if they
occupy more than one structure. The standards generally promote shifting the
massing of the upper levels of a structure to the interior of a site, especially at
the corners. This was intended fo maximize access to light and air along the
street. However, if two structures are provided on a site, pushing the upper
floors of structures away from the street edge tends to crowd them together in
the middle of the site, when it may be more desirable to provide more space
between buildings and maintain greater openness in the middie of the site.

Pre-CAP DOC-2 w/400° height fimit . Existing DOC-2 w/380° height limit, 10 FAR

o e e w4007
height imit

!! Reducing height kmit.
-

oo 300"
height limit

000, tutn e e DAY
coverage fimit
. elevation

oe” 240
coverage limit
‘elevation

e 125
coverage limit
glavation

housihg exempt stragt lavel rotail

housing exempt street level retail trofm FAR fimit exempt trem FAR limit

from FAR Jimit exempt from FAR #imit
Floor atea axemptions increase amourt of floor area to. be
Floor area exemptions increase amount of floor arsa to be accommodated on-site, exceeding 10 FAR limit.
‘on—site, ing 10 FAR limit.

A3320BILL ELMELL PLANNING OFF IACENNY TRIANGLE: DEVELOFMENT STAMDARDS\PAE CAP AND EXISTING.CDR (8.0} rev. 07/18/09

Figure 2: Height and setback relationshlp
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Another factor is the reduction in permitted height foliowing the CAP initiative.
The current standards were developed under the assumption that there was no
height limit in DOC 1 and the permifted height limit in most of DOC 2 was 400
feel. The development standards require additional limits on coverage above
240 feet, assuming that towers could sireich to 400 feet or more. Under the
current, lower height limits, buildings now are subject to the tighter standard for
little gain in height.

It should also be noted that projects involving alley vacations create lot sizes that
permit substantial floor area under existing FAR limits. With much more floor
area than would be allowed on sites of one-half block or less, buildings on larger
sites created by alley vacations are more likely to be constrained by the height
iimits, requiring bulkier buildings 1o accommodate permitted chargeabie fioor
area, as well as whatever exempied fioor space is provided.

issues with upper level development standards:

Small Sites. The current standards pose no consiraints on smaller sites
because projects with floor sizes of 15,000 square feet or less above the 125
foot slevation are exempt from upper level standards. On sites of this size, the
only type of project that would use the TDC would either be a residential tower
seeking to go taller, or a single structure combining uses, with one use located
on fop of the other, since the site is probably too smali for placing uses side by
side or In separate struclures.

Moderate-Size Sites. For sites betwsen a quarter block and half block in size (3
to 5 lots}, development choices would be to combine uses in the same structure-
-one on top of the other, separate uses in abutting structures, or, on sites of 4
lots or more, locate uses in separate structures. Given the site sizes, the
commercial FAR limits in both DOC 2 and DMC will probably limit the extent to
which commercial floors would extend above 240 feet, so the upper level

~ development standards that kick in above 240 feet would not likely be a big
factor. However, the 120 foot maximum facade length established for portions of
the structure above 125 feet in height may pose more of a constraint, since
floors above 125 feet will likely be required to setback 15 feet from the strest
property line. Prototypes illustrate that the coverage limits make it difficult to
place buildings side by side or {0 accommodate separate structures, since the
coverage limit area at the cormner of the site makes it necessary to push the
structure fo the interior of the site. This means that solutions more like Bay
Vista, with a big floor plate commaercial base and a housing tower above, would
likely be more workable than an alternative like Arbor Heights, where there are
two separate struciures.

Half Block Sites. Half block sites allow uses 1o be accommedated in separate

structures. However, the coverage limits at the comners push buildings towards
the center of the site, limiting the amount of separation that can be provided
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between structures. The 40,000 square foot lot size threshold that adjusts the
percentage of coverage permitted in coverage limit areas penalizes half blocks in
the east haif of the Denny Triangle, where lot depth is greater (120 fest),
resultmg in half blocks that are 43, 200 square feet in area. -

Full Block Sites. The issues for full block sites are Slmll‘ar {o those of half biock
sites; though generally there is more flexibility is siting structures on large, deep
sites. However, there is concern about promoting alley vacations through
provisions that make full block development especially attractive.

Recommendations:

While additional height gained through the TDC program will aliow taller, more
slender structures, relieving some of the constraints posed by the upper level
standards, the following proposals are recommended to further promote mixed
use development by allowing greater flexibility in siting more than one structure
on a development lot. : :

Amend the upper-level development stand‘ards for DOC 2 (23.49.078) and DMC
(23.49.136) to increase flexibility in-the application of coverage iimits as follows:

« Exceptions to upper level coverage limits. Where height is allowed above
240 feet (DOC 2 300’ and DMC 240’), exempt portions of structures between
240 feet and 300 feet in height from the upper level ot coverage limits that
“kick in” at the 240’ elevation. These standards were developed to address
bulk conditions prior to CAP when there was no height limit in DOC 1 and the
height limit in DOC 2 was 400 feet (the height limit was lowered to 300 feet
under CAP). The limited amount of additional height now aliowed above 240
feet does not warrant further setback provisions.

This provision would also ensure that projects engaging in the TDC program
in the DMC 240’ zone, which currently is not subject to coverage limits above
240 feet, would continue to be exempt up to 300 feet. Development in DOC
2 and DMC 240 extending above 300 feet would be subject to the limits
established at 240 feet, since the greater height aﬂowed offsets the
constraints of the coverage limits.

s Adjust lot size thresholds that determine the percentage of coverage
- permitied in the lot coverage limit area. Because of different platting

patterns in the Denny Triangle, half bloeck sites on blocks east of Westlake
Avenue are subject to stricter standards than those west of Westlake
Avenue. East of Westlake, lots are 120 feet deep, so the area of a half biock
is 43,200 square feet. West of Westlake, lot depth is 108 feet, so the area of
a half block is 38,880 square feet. In the Code, the threshold for adjusting
the percentages for limiting coverage is 40,000 square feet, so the half blocks
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just over 40,000 square feet are subject to much tighter controls {permitted
coverage drops from 40 percent fo 20 percent on the larger sites).

Since half block sites present opportunities for mixed use development in
separate structures, adjust the threshold to 45,000 square feet in the Denny
Triangle. This could be an exception that applies only to mixed use projects
that include housing.

= Helax coverage limits above 125 feet for development that is
significantly less bulky than allowed on the floors closest to streest level.
Currently, 100 per cent lot coverage is permitted for structures 125 feet in
height or less. Projects that respond o upper level development standards
by maximizing floor area in the lower elavations are likely to be perceived as
extremsly bulky. To encourage a more open street level environment and
permit greater separation between towers on the same site, allow increased
coverage at higher elevations when there is substantially less coverage than
aliowed for portions of the structure(s) less than 125 feet tall, orthere is g
significant amount of open space on the site.

f-or sites that are 45,000 sguare feet in size or less, the permitted coverage
wouid be increased from 40 percent fo 50 percent if at least 25 percent of the
total site area was occupied by open space and/or structures no higher than
35 fest. The same coverage increase would be allowed if at least 50 percent
of the site area was occupied by open space and/or structures no taller than
65 feet. For larger sites {greater than 45,000 square fest), the permitied

coverage would increase from 20 percent to 25 percent under the same
conditions.

This provision would create an incentive for projects to provide open space in
return for increased flexibility in siting towers. However, it also would permit
low base structures up fo 35 feet or 85 feet in height to accommodats street
level retall and service uses and maintain a well-defined street edge, whare
appropriate.

Comparison with proposal in June 1999 Dralt. The following are changes
made in response o comments on the revisw of the draft June proposal and
further staff analysis:

s [nthe draft proposal, the exemption from upper level coverage reguirements
set at the 240 fool elevation was recommended for structures up to 312 feet
in height. The current recommendation is for structures up 1o 300 feet in
height. The draft proposal was also open to whether this exception would be
limited to projects using the TDC program or apply o all development. The
current proposal limits the exception to projects engaging in the TDC
program.
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s The provision to allow increased coverage above 125 feet for projects with
limited coverage closer to street level has been developed in more detail.

¢ The proposal for increasing the lot size that establishes the threshoid
triggering more restrictive coverage limits is new. ;

e Proposals to exempt residential structures from upper level deveiopment
standards or to exempt residential structures from these standards when -
there is more than one structure on a site have been dropped because they
are determined to be unnecessary. Under current provisions, all structures
on a site with floor sizes less than 15,000 square feet above a height of 125
feet are already exempt from lot coverage limits. Since 15,000 square feet is

-a large floor size for a residential tower, this exemption allows adequate
flexibility for both residential development and mixed use development on
sites with more than one structure. The current recommendations continue
to include an exemption of floor area shared by residential and non-
residential uses in calculating permitted FAR (see item 3 below).

2. Open Space Requirements

To mest land use and open space goals of the Denny Triangle Plan, it is
desirable to promote the comprehensive network of residential amenities
identified in the following neighborhood plan policy:

Land Use, P3. Support creation of “residential enclaves” of

- predominantly residential development along key green street couplets
and Sth and Terry Avenues and Bell and Blanchard Street identifiable as
residential neighborhoods by small parks, improved streetscapes, retail
functions and transportation improvements that support neighborhood
residents and employees alike.

The current open space requirement for residential use downtown is established
as a percentage of the gross floor area in residential use. Without a specific
density limit on residential use in downtown zones, the height limit, bulk limits,
and open space requirements are relied upon to maintain an appropriate
intensity of development. However, the current requirement may be too
‘constraining to accommodate the larger scale of residential projects encouraged
through the TDC program, as well as the higher densities of both housing and
~ commercial activity desired in mixed use deveiop'ment.

The chart in Attachment B identifies the open space requirements for various
development prototypes. In most instances, the area of open space required for
the residential portion of a project alone exceeds 50 per cent of the lot ares,
often, by a substantial amount. By comparison, in Highrise Multifamily
Residential Zones (HR), the quantity of open space required is limited to 50
percent of the lot area. The open space requirement for non-residential uses
developed to the maximum FAR limit on the prototype sites rarely exceeds 20
percent of the site area.
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When this requirement is considered in light of the objective to encourage mixed
use, it poses an even greater constraint. A mixed use project would need to
mest open space requirements for both the commercial floor area (in office
projects over 85,000 square feet) and the residential use (for residential projects
over 20 units). Mixed use prototypes show open space area requirements
exceeding 75 percent of the site area.

Recommendations:

Exempt residential floor area gained through participation in TCD program

from open space requirement. To gain additional floor area above the height
lirnit through the TDC program, developers contribute 1o a fund for public
amenities in the Denny Triangle, such as Green Street improvements or open
space acquisition. Payment inio this amenity fund should substitute for the
requirement that otherwise would apply under the provisions for common
recreation area (23.49.028).

Expand the foi!éwéng, existing options in the Denny Triangle that allow open
space requirements o be met off-site:

= Major office projects. Clarify/expand provisions that allow off-site public
open space or payment in lieu to meet required open space on-site to include
improvements o designated Green Streets, regardiess of whether the project
site abuts the designated Green Street. Include exceptions io the standard
for a minimum contiguous open space area of 5,000 square fest (23.49.008)
for Green Street improvements.

= {(Feneral area requirements for residential uses; B. Common Recreation
Area (23.49.028). Amend item B. 7. (“For lots abutting designated street
- parks (Green Streets), up to fifty percent (50%) of the common recreation
area requirement may be met through participation in the development of the
street park (Green Strest).”}, to permit sites in the Denny Triangle not
abutting designated Green Streets, but within easy walking distance, to use
this option. ‘

Cap the open space requirement for residential use so that the required
amount would not exceed a specified percentage of the lot area. Given the
higher densities of development encouraged downtown and the desire to
promole mixed use development, residential use should not be subject to an
open space reguirement exceeding that established for highrise residential
neighborhoods cutside of downtown. Limit the common recreation area
requirement for residential use in a primarily residential project to an amount that
does not exceed 50 percent of the lot area. As an incentive for mixed use, the
percentage would be reduced to 35 percent. A mixed use project would be
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defined as one having at least 20 residential units and 85,000 square feet of
non-residential floor area {or the base FAR?), excluding parking area.

Establish Landscaping Requirements. To promote a street environment with
a more residential character, apply the standards for landscaping the sidewalk
area established for the DMR zone (23.49.162. F. Landscaping Requirements).
Limit this action to DMC zones, where housing is expected to be concentrated,
and allow Green Street improvements to satisfy this requirement for sites
abutting designated Green Streets.

Establish setbacks to achieve minimum sidewalk widths on Denny Triangle
Green Streets. As redevelopment occurs on sites abutting Green Streets, a

- modest setback requirement to accommodate additional sidewalk space and/or
landscaping would assist in reinforcing the desired Green Street character.

While the Downtown Code establishes minimum sidewalk widths for other
streets according to the pedestrian designation, the standard for Green Streets is
identified as “variable. The presumption was that individual Green Street Plans
would identify what the requirements would be. In the absence of these pians
there has been no specific standard to apply. :

Based on the initial concept design for Denny Triangle Green Streets, a

minimum sidewalk width of 18 feet is proposed. Existing sidewalk widths are 12
feet in this area. The Green Street design would typically increase this
dimension to 16 feet by extending the sidewalk and planting strips about four
feet into the street right-of-way, leaving an additional 2 foot setback to be
provided along the street frontage of the abutting lot. This setback area would
accommodate additional landscaping or extend the sidewalk area, and would be
eligible for applicable public benefit features bonuses and could contribute to the
project’s required open space.

Comparison with proposal in Juné‘1999‘ Draft. The following changes
respond to comments foliowing the review of the draft June proposal, as well as
further staff analysis:

e An analysis of development prototypes revealed additional concemns related
to open space requirements related to the type of mixed use and large scale
residential development anticipated in the Denny Triangle. To address these
concerns, the current proposal is to exempt residential floor area gained
through the TDC program from the existing common recreation area
requirement. Under the provisions of the TDC program, adding ficor area
above the height limit requires contributions to public amenities in the
neighborhood that substitute for the on-site requirement that would otherwise
apply.

An upper limit or “cap” would also be established on the amount of common
‘recreation area required for residential use, with a further reduction for mixed
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use projects that include space that can be shared by both project employees
and residents. These changes replace the June draft proposal that wouid
have limited the open space requirement o either the commercial open.
space requirement or the residential common recreation requirement,

whichever was greater, provided that the space was accessible to all project
occupanis.

s The draft proposal called for establishing a minimum sidewalk width of 18
feet along Gresn Strests in the Denny Triangle. Because of the variation in
how far sidewaiks would be extended into the street right-of-way, there would
be some uncertainty about the exact setback requirement on specific sites,
and some sites would be subject to deeper setbacks than others. The
decision was to select a more predictable option by establishing a uniform
setback requirement that would apply 1o all sites and, as a landscaped ares,
would remain under private control of the property owners.

e The current proposal incorporates a landscaping provision that applies in
Denny Regrade/Beslitown residential zones. Under this provision, landscaping
must be provided in the sidewalk area, in addition to the standard
requirement for strget trees. The requirement is limited to the DMC zone,
where most residential developmaent is expected to occur and where the
Denny Triangle plan calls for establishing “residential enclaves.”

3. Additional Exemptions from FAR Calculations.

Sections 23.49.088.C for DOC 2 and 23.48.124.C for DMC identify areas that
are exempt from the base and maximum FAR calculations. To promote mixed
use projects, the following additional exemptions are proposed:

¢ Exempt floor area shared by non-residential and residential uses.

- Where residential and commercial uses are combined in the same building,
there may be some floor area that is either used exclusively for the residential
portion of the project or shared by the commercial and residential occupants
{lobby area, stair towers, slevator corss, efc.), including area occupied by
residential elevators and stair wells passing through lower commercial fioors
to reach housing above. To encourage mixed use within the same structure,
particularly on smaller sites, this floor area is proposed to be exempt from
FAR calculations. Furthermore, the area of the shared space wouid not be
inciuded in calculations of floor sizes used to determine whether the project
meats the 15,000 square foot threshold for exemption from upper level
development standards. These actions will help minimize disincsntives for
inciuding housing in a mixed use structure.

* Exempt floor area for shared parking above grade. Currently, any parking

accessory 1o residential use and not exceeding the ratio of one space per unit
is exernpt from floor area calculations when provided above grade (long-term
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employee parking located above grade is subject to FAR limits in DOC 2). In
mixed use projects where shared parking is provided--commuter parking by
day for employees used as parking for residents in the evening--the shared
parking area would be exempt form FAR calculations.

Comparison with proposal in June 1999 Draft. No changes from the June
proposal. : G B

4. Code Clarifications

The following Code amendments are recommended to clarify provisions in the
Code that relate to the TDC proposal. These changes were not identified in the
June draft proposal. :

Structure Height. Section 23.49.008 of the Code includes provisions related to
height limits within downtown zones. An additional provision is added to aillow for
the exception to current height limits in the Denny Triangle under the Transfer of
Development Credit Program. Furthermore, language added to implement the
Citizen Alternative Plan (CAP) initiative is proposed to be deleted. This language
addressed discrepancies created when CAP was adopted between the new
height limits established under CAP for the Downtown Retail Core zone, the
Downtown Office Core 1 zone, and the Downtown Office Core 2 zong and the
height designations for these zones on the Official Land Use Maps in the Code.
Since that time, the Official Land Use Maps have been revised to refiect the
height limits that were established under CAP and continue to apply. Since the
discrepancy has been rectified, these provisions are no longer necessary.

Upper Level Development Standards. For the Downtown Office Core 1,
Downtown Office Core 2, and Downtown Mixed Commercial zones, Sections
23.49.058, 23.49.078, and 23.49.136 address upper level development
standards. Each of these Sections includes a provision specifying that upper
level development standards only apply to “structures in which any floor size
above an elevation of one hundred twenty-five feet (125’) above the sidewalk
exceeds fifteen thousand (15,000} square feet in size.”

The review of upper level development standards and likely impacts on mixed
use development in the Denny Triangle raised the issue of how this provision
applied to iots occupied by more than one structure, or to portions of the same
structure on a lot where floors above 125 feet in height were 15,000 square feet
orless. The interpretation was that each structure or portions of a structure on a
lot with a floor size of 15,000 square feet or less above 125 feet in height would
be exempt from the upper level development standards. An amendment is
proposed to reflect this interpretation of the existing provision.
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APPENDIX A: DENNY TRIANGLE TRANSFER OF DEVELOPMENT CREDIT
PROTOTYPES

The foliowing prototypes represent development possible under existing
development standards in DOC 2 and DMC zones. They are presented to
lustrate how development standards might influence the form of the type of
mixed use projects that could potentially take advantage of the TDC program
and to identify what constraints they may present for this type of development.
The cpen space chart in Appendix B identifies the open space requirements

associaled with these prototypes, keyed fo the identification number in the upper
teft hand comer.
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APPENDIX B: OPEN SPACE REQUIREMENTS FOR DENNY TRIANGLE TDC

PROTOTYPES
| prototy | site size | non-res. | non- | res. res. |total exempt total regmt.
pe floor res. floor regmt. | reqmt. | TDC floor | w/TDC
area reqmt | area area from | floor area
(% site | (% of residential | exempt
area) | site open
{% area) space {% of site
site ’ regmt area)

; i p ; -3, s , s
bDMC (21,600 st |Osf sf . |sf 6,750 sf (45%)
240 sf} (14%) (46%) | (60%) (831%)
3L1 |3lots 216,000 | 4,320 | 243,00 | 12,150 | 16,470 | -4,050 sf 12,420 sf
DOC2 (21,600 |sf sf 0 sf sf sf 8,100 sf (58%)
300 sf) (20%) (586%) | (76%) (38%)
4L 4 jots ' ,
DMC (25,920 | 180,000 | 3,600 | 199,68 9,984 | 13,584 -2,184 st | 11,400 sf
240 sf) sf sf 0 sf sf sf 7,800 sf (44%)

| ‘ (14%) (39%) | (52%) (30%)
4L1 | 4lots 259,200 | 5,184 | 249,60 | 12,480 | 17,664 |-2,808sf | 14,856 sf
DOC2 | (25,920 sf 0 sf sf sf 9,672 sf (57%)
300 sf) (20%) ‘ (48%) | (68%) (37%)
4L.2 4 lots 518,40 | 25,920 | 25,920 -5,670 sf 20,250 sf
DMC {25,920 | Osf 0 sf 0 sf sf sf 20,250 sf | (78%)
240 sf) (100%) | (100%) | {78%)

412 4 lots 32,400 | 32,400 -7,290 sf 25,110 sf

DOC2 | (25,920 |Osf 0 sf 648,00 | sf sf 25,110sf | (97%)

300 sf) Osf | (125%) | {125%) | (97%)

4L3 4 lots ‘ ‘

DMC (25,920 | 180,000 | 3,600 | 354,20 | 17,710 | 21,310 | -5,390 sf 19,520 sf

240 sf) | sf sf 0 sf sf sf 15,920 st | (75%)
(14%) (68%) | (82%) | (61%)

B-1




i

413 4 lots ~

DBOC2 | (250820 | 258,200 5,184 | 420,00 |21,035 26,218 |-8,6815 24,788 sf

300 sf) sf 0 sf sf sf 19,604 sf {96%;)

: {20%}) (81%) | (101 %) | (76%)

414 4 lots 201,060 | 4,032 | 288,00 | 14,400 | 18,432 | -3,150 sf 15,282sf

DMC (28,800 | sf st O sf sf sf 11,250 sf | (B3%)

240 sf) {14%} (50%}) | (64%) {39%)

414 4 lots 288,000 | 5,760 | 360,00 | 18,000 | 23,760 | 4,050 sf 19,710 sf

DOC2 | (28,800 | sf sf 0 sf st st 13,950 sf | (68%)

300 | - {20%) {63%) | (83%) {48%) .

415 14 lots -2,835 sf ;

DMC {25,920 | 180,000 | 3,800 | 259,20 | 12,960 | 16,560 | 10,125 sf 13,725 st

240 sf) sf sf 0 sf sf sf {39%) {53%)
{14%) (80%) | (84%)

415 4 lots -3,845

DOC2 | {25920 | 258,200 5,184 | 324,00 | 16,200 | 21,384 | 12,555 sf 17,738

300 sf} st sf 0 sf sf sf st (68%)
{20%) {83%}) | {83%) {48%)

prototy | sie size | non-res. | non- | res. res. total exempt total regmi.

pe floor res, floor regmti. | regmi. | TDC Hoor | w/TDC

area regmi | area agrea from | floor area
{% site | (% of residential | exempt
area} | site open

{% area) space {% of site
site regmt arsa)

1/2bik 1| 6lots :

DOC 2 | (43,200 432,000 | 8,640 | 400,00 | 20,000 | 28,640 | -4,500 sf 24,140 st

200 sf} sf sf 0 sf sf sf 15,500 sf {56%)
{20%) {46%) | (66%) {36%})

1/2blk2 6 lois _ .

DMC {38,880 | 271,160 | 5,443 | 426,88 | 21,344 | 26,787 | -4,689 sf 22,118 st

249 sf} sf sf O sf sf sf 18,875 sf (B7%)
{(14%) {(55%) | (89%) {43%)

1/2bltk2 | 6lois

DeC 2 (38,880 | 388,800 | 7,966 | 533,80 | 26,680 34,648 | -5,003sf |2883sf

300 sfy sf sf 0 st sf sf 1 20,677 st | (74%)
(20%) | (69%) | (B8%) {53%})




Full 12 lots 835,20 | 16,704 | 281,00 | 14,050 | 30,754 -14,050 sf | 16,704 sf
block and 0 sf sf 0 sf sf sf 0 (20%)
DOC2 | alley (20%) (17%) | (37%) (0%)
300 83,520

sf

Assumptions

390’ = 40 residential floors
300’ = 31 residentiial floors
312’ = 32 residential floors
240’ = 25 residential floors

Number of residential floors accommodated under following heights:




] PROPOSED REZONE FOR THE DENNY TRIANGLE URBAN CENTER

VILLAGE

The proposed rezone is one of three components of the proposal to establish an
incentive program to encourage housing development in the Denny Triangle ‘
neighborhood. This section presents the rezone analysis supporting the proposal.
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Proposal
_Rezone one full block and

one half-block between
L.enora to Blanchard
Streets, along the east side
of Sixth Avenue and both
sides of the biock along
Seven Avenue, from
Downtown Mixed
Commercial 240 (DMC 240)
{o Downtown Office Core 2
300" (DOC 2/300)

The rezone is proposed to implement the Denny Triangle Neighborhood Plan by
enhancing opportunities for future development in the area to meet both housing and
employment growth targets adopted in the Comprehensive Plan. This action would
extend the DOC 2/300 zoning by one and a half blocks, from Lenora to Blanchard
Street, from 6" Avenue to the alley between 7" and 8" Avenues. Providing additional
development capacity for employment north of Lenora Street on the west side of the
Denny Triangle, will help direct residential development in the area zoned DMC,
particularly in the vicinity of Terry and o' Avenues, east of Westlake Avenue, where the
Neighborhood Plan recommends increasing amenities to attract residential
development along streets designated as Green Streets (Terry and g" Avenues). in
addition, the added employment capacity created by the proposed rezone would
mitigate impacts of potential reduction of employment capacity that may result from the

proposed Housing Incentive Program for the area.
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Rezone Analysis

Exssimg conditions: The proposed rezone of one full biock and a haif-block along 6™
and 7" Avenuss between Lenora and Blanchard Streets includes eight parceis with
total area of 2.68 acres. Three of the eight parcels have one-floor structures with a total
of 25,600 square feet. Most of the parcels along 7" Avenue are used as surface
parking fots. There are no housing units in the area.

Development Capacity

impact of proposed change on development capacity: Changing the zoning
classification from DMC 240 to DOC 2 300'increases capacity for both commercial and
residential development. Using the City’s development capacity analysis, all parcels are
identified as potentially available for redevelopment. Because both DOC2 and DMC
240 zoning accommodate a mix of uses, it is assumed that 80 percent of available
parcel area would be developed for commercial use and the remaining 20 percent for
residential use. The lavel of development for either use would be different, however, as
the maximum density limits for commercial uses is greater for DOC 2 (10 FAR) than for
DMC (7 FAR). While there is no density limit for housing in these zones, for purposes
of estimating development capacity, the assumed density for residential uses in the two
zones aiso differs. The density assumed for DMC is 125 sq ft/unit, and in DOC 2 is 80
sq f/unit.

Under these assumptions, the rezone o DOC 2 would accommodate development
capacity for 808,592 square feet of non-residential fioor area and 292 new residential
urits. The proposed rezone would add 280, 558 square feet of non-residential space to
accommodate a total of 1020 jobs, and would add capacity for 105 residential units,
over the capacity under existing DMC 240 zoning.

apacity under Capacity under Net change
current DMC 240 proposed DOC 2
Parcels available ‘
| for redevelopment | 8 parcels 8 parcels 0

Developable land | 116,899 SF 116,898 SF
area
Hesidential A
development 187 units 292 units + 105 units
capaciy
Non-residential 628,034 SF 908,592 SF + 280,558 §F
development (2287 icbs) {3307 jobs) {1020 jobs)
capacity "
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Capacity for growth targets. The proposed rezone wiil assist the Denny Triangle Urban
Village in providing additional capacity to meet the Comprehensive Plan targets for
housing and employment growth in the area for adding 3,500 households (3675 units)
and 23,000 jobs over the 20 year period following the Plan’s adoption in 1994.

Rezone Evaluation

This section of the report examines basic zoning principles (expressed in the General
Rezone Criteria from the Land Use Code in Section 23.34.008). Included is a
discussion of the function to be achieved by the rezones in relation to the deveiopment
objectives of the Commercial Core neighborhood plan. Specific issues will also be
examined focusing on: the impact of more intensive zones on less intensive zones--
buffers, transitions and boundaries; and pertinent zoning history and changed
circumstances.

Match Between Zone Criteria and Area Characteristics

Designation of Downtown zones. The proposal calis for rezoning an area zoned
Downtown Mixed Commercial with a 240 foot height limit to Downtown Office Core 2
with a 300" height limit. Section 23.34.100 of the Land Use Code states that “rezones
to a downtown zone designation shall be considered only for areas within the
‘Downtown Urban Center boundaries established in the Comprehensive Plan.” The
proposed rezone area is within these boundaries.

Location criteria for Downtown Office Core 2 (DOC 2) zone. As established in the
Land Use Code (23.34.104), locations appropriate for the DOC 2 designation are
cons;stent with the following:

o Function. Areas that provide a range of high-density office and commercial
activities with retail shopping and support services closely related to the

primary office core. The density of deveiopment is not as great as in the DOC
1 designation.

The area abuts the existing DOC 2/300’ area which include development
serving this area. The proposed:rezone land is well suited to be part of the
office expansion area, providing high density office and commercial activities,
and retail shopping and support services. While the density of existing
development is low, the area is adjacent to high-density office buildings
serving this function.

» Scale and Character of Development. Areas where large-scale office
buildings are appropriate and do not adversely affect the pedestrian
environment or existing development determined desirable for preservation.
The most prevalent current use in the area is surface parking, either
commercial lots or accessory parking. Existing structures offer limited
pedestrian amenities. Under the proposed DOC 2 designation, there is
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added incentive for new development to use the public amenities incentive
system and provide street level uses, participate in green street development
along Blanchard Sireet, and provide retail and shopping uses along the street
front. The added incentive for housing development under the TDC would
promote an active pedestrian environment.

= Transportation Access. The area is wall served by transit, abutting the free-
ride bus zone along 6" Avenue, is within walking distance from the Downtown
transit tunnel, and is accessibie to autos. :

¢ Relationship to Surrounding Activity. The area is centrally located in
relation to areas of downtown employment and residential concentrations.

The area is centrally located to employment and the downtown residential
copulation. It abuts the existing DOC 300’ area to the south.

Zoning Principles.

Zone Boundaries. The area abuts DOC 2/300 zoning to the southeast, and DMC 240
to the west, north and south. Extending the DOC 2/300° zoning along 6" and 7%
Avenues from Lenora to Blanchard Streets is consistent with the general configuration
of DOC 2 zoning within the office expansion area. The proposed rezone maintains a
two-block area zoned DMC 240 to the north, west and south. An improved alley
between 7" and 8" Avenues will provide a good edge betweaen the two zoning
designations.

Height and scale of the area. The rezone area is currently developed with four one
story structures, and commercial or accessory surface parking lots. Several structures
on adjgeent blocks in both the existing DMC and DOC 2 zones exceed or have heights
that wouid be permitted for similar uses on this area. Examples of buildings height in
the vicinity are: The Westin Hotel, 405 - 470';1600 Bell Plaza, 463"; Westin Office
Bidg., 430°; Blanchard Plaza, 216'.

Compatibility with surrounding areas. The proposed rezone would incorporate the
one and a haif-block into the BOC 2 zone abutting to the southeast, extending the zone
northwest. The remaining DMC 240 zoning provides an appropriate transition between
high intensity office and the less intensive areas with lower high limits (DMC 1860) fo the
north and the Mixed Residential /Commercial zone (DMR/C) in the adjacent Belitown
neighborhood.
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Zoning history and changed circumstances.

Recent zoning history. The existing DMC zoning for the area was established with
the adoption of the 1985 Downtown Plan. Prior to that time, the area had been zoned
Metropolitan Commercial (CM) and Metropolitan Commercial Temporary (CMT), zones

~ that had a base density limit of 10 FAR with no maximum density limit and no height
limit. The DMC 240 zoning established a height limit of 240 feet with a maximum 7
FAR. :

Changed circumstances. The proposed rezone is consistent with the intent of the
recently adopted Neighborhood Plan for the Denny Triangle to increase incentives for
housing and employment growth in the area.

Permit activity in the area. There are no active permits currently on file at DCLU for
deveiopment on sites in this area. One prOJect with 180,000 sq. ft of commercial space
is in the preliminary design review process in the abutting DOC 240 zone to the west.
Matcjh Between Zone Locational Criteria and Area Characteristics

This section provides a matrix to walk through the applicable rezone function and
locational criteria (from the Land Use Code as cited)

Proposed Rezone ~ e ‘Downtown Mixed Residential (DMC) 240 to
- | Downtown Office Core (DOC2)

; Meets Criteria ,

Criteria (23.34.009) YE | N Comments/Descnptson

S 0O

Rezone Evaluation: Designation of dewntown zones: 23.34.100

Rezones to a downtown zone { Rezone area is within boundaries of

designation shall be considered Downtown Urban Center.

only for areas within the boundaries

of the Downtown Urban Centeras

shown in the Official i_and Use

Map. . : ‘

Rezone Evaluatlon Downtown Office Core 2 (DOC 2) zone func‘ﬁon statements and

locational criteria: 23.34. 104

The Down ' o2 X | |

designation apphes to areas ’ 'rezone area’s match wnh confd;tlons

adjacent to the office core appropriate for DOC 2 designation,

- determined appropriate for office including the intended function of the

expansion or where a transition in zone, scale and development

the level of activity and scale of characteristics, transportation and

| development is desirable. DOC 2 : | infrastructure capacity, relationship to

‘areas shali be primarily for office ‘ | surrounding activity and heights.

use with a mix of other activities
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Proposed Hezone

Downtown Mixed Residential (DMC) 240 to
Downtown Office Core (DOC 2)

encouraged to add diversity,
particularly beyond the normal
working d

Capacity for ¢

Symcreasmg available capacity for

Meets Criteria

both jobs and housing, the proposed
rezone is consistent with
Comprehensive Plan policies directing
neighborhoods to plar for specified
growth eslimates.

Minimum Zoned Capacity
{Section B of Comp Plan LU
Element)

Sufficient zoning capacity exists in the
area and elsewhere in the Downtown
Urban Center to accommodate
minimum urban center growth targets,
although rezone will increase capacity
to help that area meet planning target.

Maxdmum Zoned Capacity
(Sectaaﬁ B of Comp Plan LU

The mosi appmpnate zone
designation shall be that for which
the provisions for designation of the
zone type and the locational criteria
for the specific zone match the
characteristics of the area 1o be
rezomed beﬁer tharn any other

revious ami potential zmng
changes both in and around the
area proposed for rezone shall be

Council adopied neighborhood
plans that apply o the area
proposed for the rezone shall be
taken into consideration

on less intensive zonss or industrial

The impact of more intensive zones |

"1 See discussion of DQC 2 and DMC

locational criteria above.

Changes to the DOC 2 zoningis a
better match with existing conditions
‘and development objectives for the

D a! is intended to :
the recommendation to creale
incentives to attract residential and
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Proposed Rezone Downtown Mixed Residential (DMC) 240 to
Downtown Office Core (DOC 2)

Meets Criteria
and commercial zones shalil be provides for a fransition between
minimized by the use of transition downtown zones allowing the greatest
or buffers, if possible. A gradua! intensity of development and less
transition between zoning - ’ | intensive residential and mixed use
categories, including height limits, is areas.
preferred. ;
Physical buffers may provide an X The compatibility of uses and similar
effective separation between intensity of development allowed in both
different uses and intensities of the DOC 2 and DMC zones makes
‘| development. : - | buffers or separation between zones
’ ‘ unnecessary. However, among the
Downtown zones, the DMC zone was
established to provide a buffer or
transition between zones with
development intensities that vary
‘ ey significantly.
Zone boundaries : X The rezone area would extend the

existing DOC 2 zone by one block to
the northwest. An alley and street
rightsof-way would separate the area
from the adjacent DMC 240 zone.

General rezone criteria: !mpac’t evaluation:
The evaluation of a proposed The proposed zoning change will
rezone shall consider the possible increase the intensity of commercial
‘negative and positive impacts on and housing development allowed in
the area proposed for rezone and the area. The rezone would increase
its surroundings. ‘ the maximum he:ght limit from 240’ to
300’

Generai rezone criteria: Changed cnrcumstances 23.34.008

| Evidence of changed =~ {X | | See reference to Neighborhood Plan
circumstances shall be taken into | | above. ‘

consideration in reviewing the - ' ‘
proposed rezone, but is not
required to demonstrate the
appropriateness of a proposed
rezone. Consideration of changed
circumstances shall be limited to
elements or conditions included in
the criteria for the relevant zone
and/or overlay demgnaﬁons in this

| chapter. ‘

o General rezone cratena Over!ay d:str;cts o4 608 i
if the area in located in an overlay Not applicable
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Proposed Rezone

Downtown Mixed Residential (DMC) 240 to
Downtown Office Core (DOC 2)

Meeils Criteria

district, the purpose and boundaries
of the overlay district shall be
considersd

If the area is located in or adjacent
to & critical area (SMC Chapter
25.09), the effect of the rezone on
the critical area shall be
considered

Land use policies contained or
referenced in Chapter 23.12 that
are applicabis 1o the rezone shall
be considered

The height of new development
shall be reguiated to: 1)
communicate intensity and
character of development in
different parts of downiown; 2)
protect the light, air and human
scale gualities of the sirest
environment in arsas of distinctive
physical and/or historic character;
and 3) provide transition to the
edges of downtown io complement
| the physical form, features and
s ofsmmurzdm are

s shaél be in geﬂerai
corformance with the Height
Concept map. Height limits shali
taper from an apsx in the office
core toward the perimeter of
downiown, io provide transitions o
the waterfront and neighborhoods
adiacent to downtown,

Rezone is cons v 3 of
the Downtown Land Use and
Transporiation Plan for the Office Core
2 (DOC 2}, mcorpcrated by reference
nd nolicy in Chap
The proposal would extend the 300 foot
height limit that applies on the east side
of Lenora Street, and along Sixth and
Seventh Avenues southeast of Lenora
Street. This height limit would
accommodate the desired intensity of
mixed use development in the area,
while maintaining the scale transition
between the office expansion ares and
the DMC 240 are surrounding the
proposed rezone area.

The r rezone mamtams the genefai
transition in height within downtown,
with heights decreasing west io east
from the office core and office
expansion areas o the harborfroni.

with the scale and imensity of
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Proposed Rezone

Downtown Mixed Residential (DMC) 240 to
Downtown Office Core (DOC 2)

Meets Criteria

unique character of areas within
downtown including the retail core,
office core, the Pike Place Market,
Belltown, Pioneer Square and the
international District.

Height limits of the proposed rezone:
Guideline 1: Height Limits. C. Devel
Height limits shall be compatible
with aliowed building uses,
densities and other development
regulations. -

Height limits of the proposed rezone:
| Guideline 1. Height Limits. D. Eoundanes
Height limits and land use district
boundaries shall be coordinated.

Downtown

development identified in the Downtown
Plan as appropriate for the office
expansion area. The height limit of the
zone is compatible with the height of
existing highrise buildings in the
immediate area. o
Plan Policy 15, implementation
gulations

The additional height provides an
incentive for office and mixed use
development, consistent with the type
of development for the office expansion
area of Downtown. Requirements for
street level uses will continue to apply
to all street frontages, maintaining
continuity with street level activity in

adjacent areas, 5
Plan Policy 15, Implementation

The proposal is consistent with existing
height limits in the area. The existing
height limit of the adjacent blocks
across l.enora Street to the southeast is
the same as the proposal (300’). The
height limit of the area surrounding the

.| proposed rezone is 240’, providing an

appropriate transition in height.
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Paul Schell, Mayor

Department of Design, Construction and Land Use
R. F. Krochalis, Director

MEMORANDUM
TO: Sue Donaldson, City Council President, via
Margaret Klockars, Law Department

? ] 3 #
FROM: Rick Krochalis, Director }éb%r ;ﬁ? F

£
DATE: October 11, 1999
SUBJECT: Proposed Land Use Code Amendments Related to the City/County

: Transfer of Development Credit (TDC) Program.

Transmittal
With this memorandum we are transmitting for City Council consideration replacement
legislation for a previously transmitted proposal related to the TDC Program. The
attached Land Use Code amendment proposal is to replace Council Bill 112904 (which
replaced Council Bill 112833) currently referred to the Business, Economic and

Community Development Committee.

If you have any questions about the proposed legislation, please contact Mike Podowski
of my staff by email at mike. podowski@ci.seattle.wa.us or by phone at (206) 386-1988.

Attachment

@
City of Seattle, Department of Design, Construction and Land Use
710 Second Avenue, Suite 200, Seattle, WA 98104-1703
An equal empioyment opportunity, affirmative action employer. Accommodations for people with disabilities provided upon request.




Cﬁh) City of Seatﬂé

Paul Scheli, Mayor

Department of Design, Construction and Land Use
R. F. Krochalis, Director

MEMORANDUM

TO: Sue Donaldson, City Council President, via
Margaret Klockars, Law Department

FROM:  Rick Krochalis, Director g&f fFF
DATE:  October 11,1999 |
SUBJECT: Proposed Land Use Code Amendments Related to the City/County

. Transfer of Development Credit (TDC) Program.
Transmittal
With this memorandum we are transmitting for City Council consideration replacement
legislation for a previously transmitted proposal related to the TDC Program. The
attached Land Use Code amendment proposal is to replace Council Bill 112904 (which -
replaced Council Bill 112833) currently referred to the Business, Economic and

Community Development Committee.

If you have any questions about the proposed legislation, please contact Mike Podowski
of my staff by email at mike. podowski@ci.seattle. wa.us or by phone at (206) 386-1988.

Attachment

®

City of Seattle, Department of Design, Construction and Land Use
710 Second Avenue, Suite 200, Seattle, WA 98104-1703
An equal employment opportunity, affirmative action employer. Accommedations for people with disabilities provided upon request.
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€ City of Seattle

Paul ScheiL Mayor

Department of Design, Construction and Land Use
R. F. Krochalis, Director

MEMORANDUM

TO: Sue Donaldson, City Council President, via
' Margaret Klockars, Law Department

FROM: Rick Krochalis, Director & ﬂf 2
DATE: October 1 1 1999
SUBJECT: Proposed Land Use Code Amendments Related to the City/County

. Transfer of Development Credit (TDC) Program.
Transmittal
With this memorandum we are transmitting for City Council consideration replacement
legislation for a previously transmitted proposal related to the TDC Program. The
attached Land Use Code amendment proposal is to replace Council Bill 112904 (which
replaced Council Bill 112833) currently referred to the Business, Economic and

Community Development Committee.

If you have any questions about the proposed legislation, please contact Mike Podowski
of my staff by email at mike. podowski@ci.seattle.wa.us or by phone at (206) 386-1988.

Attachment

®

City of Seattle, Department of Design, Construction and Land Use
710 Second Avenue, Suite 200, Seattle, WA 98104-1703
An equal employment opportunity, affirmative action employer. Accommodations for people with disabilities provided upon request.
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ORDINANCE

AN ORDINANCE relating to land use and zoning, adding a new Section, 23.49.041, to
establish a Transfer of Development Credits (TDC) Program, amending codified maps to
designate 9" Avenue as a Green Street; and amending Sections 23.49.008; 23.49.026;
23.49.058; 23.49.068; 23.49.076; 23.49.078; 23.49.134; 23.49.136; 23.76.026; 23.86.030
of Title 23 of the Seattle Municipal Code.




| Margaret Carter - ordinance fitle Page 11
From: Mike Podowski
To: Margaret Carter
Date: 10/12/99 1:30PM
Subject: ordinance titte

this is for introduction on Monday 10/18. please call if you have any questions at 8-2241. thank
you.




0N R WN -

mip/hrt
QOctober 12, 1999
Vi2 ‘

ORDINANCE

AN ORDINANCE relating to land use and zoning, adding a new Sectign, 23.49.041, to the
Seattle Municipal Code to establish a Transfer of Development Crgdits (TDC) Program,
amending codified maps to designate 9" Avenue as a Green Street;/and amending Sections
23.49.008, 23.49.026, 23.49.058, 23.49.068, 23.49.076, 23.49.078, 23.49.134, 23.49.136,
23.76.026, and 23.86.030 of Title 23 of the Seattle Municipal Code.

WHEREAS, following the adoption of the Growth Manageyhent Act, King County and its
cities adopted, amended and ratified the Countywidg' Planning Policies, which among
other things called for programs and regulationy’to protect and maintain the rural
character of farm and forest lands, and to direct growth to cities and urban centers;
and :

- WHEREAS, in September 1998, King County agopted Ordinance # 13274 establishing a

pilot program to transfer development credits from unincorporated rural and resource
lands to urban areas, both in cities and ugincorporated King County; and

WHEREAS, the County has been encouragiygg cities to consider establishing receiving areas
for the transfer program; and

WHEREAS, the King County Council approved in the 1999 Budget, $ 1.5 million to start a
transfer of development credits/bank, and $500,000 to fund amenities in receiving
areas in cities; and

WHEREAS, the Denny Triangle /Urban Center Village Plan recommends increasing
pedestrian amenities and ¢pen space to attract residential development to help
achieve the established growth targets of 3500 households, and increasing height
limits for both residential and commercial development; and

WHEREAS, it is the City’s h'/ghest priority to develop programs to implement adopted
neighborhood plans; an

WHEREAS, through an interjocal agreement, King County will create a program to transfer
rural credits to the Denny Triangle Urban Village and will fund a portion of the costs
of pedestrian amenities in the Denny Triangle to support the transfer of development
credits from rural King County; and

WHEREAS, the Strategic Fhanning Office prepared a draft proposal, conducted an economic
and market feasibility analysis, and held a public workshop on June 17, 1999 to hear
comments from the Denny Triangle neighborhood planning committee and the
general public; and

WHEREAS, the City Council held a public hearing to consider public comments, NOW,
THEREFORE,
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BE IT ORDAINED BY THE CITY OF SEATTLE AS FOLLOWS:

Section 1. Findings. Having reviewed the Mayor’s proposal/public comments
and the impact analysis prepared by the Strategic Planning Office, the ¢ity Council finds as
follows:

A. The transfer of residential development credits from rural apeas and resource lands in
King County to the Denny Triangle Urban Center Village will promote the goals and
objectives of the GMA, the Countywide Planning Policies, and the City of Seattle
Comprehensive Plan. '

B. Because residential uses generally are exempt fro
zones, residential development capacity in the De Triangle Urban Center Village is
effectively limited by height limits. Allowing floor grea to be built above the normal height
limit, without increasing the limit on floor area for commercial uses, will allow higher
residential density.

floor area limits in the applicable

C. Higher residential density in the Denny ¥riangle Urban Center Village that would be
allowed by exceptions to height limits wil increase the need and demand for public
amenities in the Denny Triangle Urban Cénter Village, including green streets and other
usable open spaces available to pedestrjans. In addition, the greater bulk and scale of
buildings allowed by such exceptions wifl increase the need for such usable open spaces and

D. A Transfer of Development Cregdits (TDC) Program, as described in this ordinance, that
both conditions the use of development credits on the provision of amenities and allows
additional development capacity in return for those amenities will create an incentive to
purchase development credits from rural King County, thereby promoting rural character in
the rural area, limiting sprawl, protecting resource lands and concentrating population in an
Urban Center, while mitigating/in part the impacts of such increased urban development.

E. Based upon the informatipn currently available, the conversion ratio of 2000 square feet
of floor area above the height limit for each King County sending site credit is reasonable,
fair and equitable, taking info account the typical sizes of downtown residential units and all
the terms of the TDC Program, including the additional floor area allowed for provision of
amenities. The conversign ratio should be subject to adjustment based on future data
regarding land values in rpral King County, the value of additional residential floor area in
the Denny Triangle Urban Village, and market conditions, in order to implement the
purposes of the TDC Progf;m. '

F. A contribution to the Denny Triangle Amenity Credit Fund of $5.00 in return for each
square foot of development above the normal height limit, to be used for specific amenities
in the Denny Triangle Urban Center Village, is necessary to mitigate a portion of the direct
impacts of development allowed by the TDC Program. Contributions in such amounts,
taking into account the exemption from open space requirements for the additional
residential floor area, are not expected to be sufficient to satisfy all of the additional needs
for amenities created by the additional development. Nevertheless, in light of the expected
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should apply until such time as the Council may revise it based on further, nformation and
experierice.

G. The TDC Program will protect and promote the health, safety angd’welfare of the general
public.

H. The TDC Program will enhance opportunities for residentigl and mixed use development
in the Denny Triangle Urban Center Village, consistent witly the Growth Management Act
(RCW 37.70A), the Countywide Planning Policies, and the,City’s Comprehensive Plan.

1. The TDC Program will implement the Denny Trigngle Urban Center Village Plan by
increasing flexibility for mixed use projects, adding residential development capacity to
meet growth fargets, and encouraging the developmént of pedestrian amenities in the Denny
Triangle.

Section 2. The initial clause and Subsection A of Section 23.49.008 of the Seattle
Municipal Code, which Section was last agdended by Ordinance 119370, are further
amended as follows:

23.49.008 Structure height.

The following provisions regulating structure height ((shai)) apply to all property in
downtown zones except the DH1,/PSM, IDM, and IDR zones. ‘

d four hundred ﬁftv feet (4507), ((shall-be)) as designated on the
hapter 23.32, except that:

three hundred feet (3007)
Official Land Use Map,

1. e Council shall determine the maximum permitted height when a
major retail store or pefforming arts theater bonus is approved in Downtown Retail Core
zones pursuant to Section 23.49.096; provided, that such height shall not exceed one
hundred fifty (150) feget.

2. Any property in the Pike Market Mixed zone that is subject to an
urban renewal covenant may be built no higher than the height permitted by the covenant for
the life of the coven%nt

Any lotin the Denn Tnan le Urban Vﬂla €. as shown on Ma
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Section 3. Subsection B of Section 23.49.026 of the/Seattle Municipal Code,
which Section was last amended by Ordinance119238, is further amended as follows:

23.49.026 General requirements for residential uses.

L

B. Common Recreation Area. Common pécreation area ((shalt-be))is required in
all new structures containing more than twenty (20ydwelling units. Required common
recreation area shall meet the following standards

1. An area equivalent to five (5) percent of the total gross floor area in
residential use, excluding an amount of floor/rea equal to credit floor area obtained as
part of the TDC Program, SMC Section 23.49.041. shall be provided as common recreation
area. The common recreation area shall bg’available to all residents and may be provided at
or above ground level.

2. A maximum of f{fty (50) percent of the common recreation area may

be enclosed.

3. The minim orizontal dimension for required common recreation
areas shall be fifteen (15) feet, and o required conmimon recreation area shall be less than
two hundred twenty-five (225) square feet.

4. Parking are’as driveways and pedestrian access, except for pedestrian
access meeting the Washington jtate Rules and Regulations for Barrier Free Design, shall
not be counted as common recr¢ation area.

5. In PSM zones, the Director of the Department of Neighborhoods, on
recommendation of the Pioneer Square Preservation Board, may waive the requirement for
common recreation area, pursf)ant to the criteria of Section 23.66.155, Waiver of common
recreation area requirements.

6. In IDM and IDR zones, the Director of the Department of
Neighborhoods, on recommendation of the International District Special Review District
Board, may waive the requirement for common recreation area, pursuant to the criteria of
Section 23.66.155, Waiver pf common recreation area requirements.

For llots abuttmg demgnated green streets ((pasks))or located

fifty (50) percent of the common recreation area requirement may be met through
participation in the development of the green street((-park)).
8.  Forprojects as described in 8a and 8b below that participate in the

TDC Program pursuant td SMC 23.49.041, the total amount of required common recreatlon e

area shall not exceed: |

,/ |
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residential use: or

b. Thirty-five percent (35%) of the lot area, for
development with at least twenty (20) residential units and eightv-five thotsand (85.000)
square feet of nonresidential floor area, excluding area used for parkin

Code as follows:
23.49.041 City/County Transfer of Development Credits (TDC) Program,

A. Use of Credits Conditioned Upon City-County Agreement. No credit floor
area shall be allowed under this section unless, at the/time of the master use permit decision
for the project proposing to use such credit floor aréa, an agreement is in effect between the
City and King County, duly authorized by City ordinance, for the implementation of the
TDC Program.

B. Credit floor area.
1. For purposes of this/&ection:

a. “Credit flogr area” means gross floor area allowed on a
receiving lot, above the height limit othérwise applicable in the zone, as a resuit of the use of
rural development credits and amenity credits under this section.

b. “Rural/development credits” are allowances of floor area on a
receiving lot, measured in gross sqyare feet, that result from transfer of development
potential from rural, unincorporatéd King County to the Denny Triangle Urban Village
pursuant to King County Code (Chapter 21A.55 or successor provisions and pursuant to the
provisions of this section. :

c. ‘Amenity credits” are allowances of floor area, measured in
gross square feet, on a lot regeiving development credits, which allowances are granted on
condition that the owner or feveloper provide certain amenities, or contributions to
development of amenities, in the Denny Triangle Urban Village as provided in this section.

2. Upon certification by King County that all conditions to transfer
under King County ordinances and rules have been satisfied, rural development credits may
be transferred directly from eligible sending sites or from the King County Transfer of
Development Credit (TDC) Bank to property in DOC2 and DMC zones within the Denny
Triangle Urban Village, as shown on Map 23.49.041 A, subject to compliance with all the
conditions of this section. :
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3. Rural development credits and amenity credits are used in
combination to obtain credit floor area according to the terms of this section and any
implementing rules pronulgated by the Director.

4. For a project that obtains credit floor area the Director may permit
structure height to be increased by up to thirty percent (30%) of the height limit of the zone.
5. Except as may be otherwise provided in a rule promulgated by the Director

under this Section, the conversion ratio for rural development credits is two thousand (2,000)
gross square feet of floor area on the recetving lot for each unit of availgble sending site
credit, as determined by King County. The conversion ratio may be
rule promulgated by the Director, as he or she shall determine to be,onsistent with the goals
of providing sufficient incentive for use of the TDC Program and 61 preserving the
maximum amount of {and in rural King County as is feasible in felation to the amount of
development of credit floor area in the Denny Triangle Urban Xillage. Any adjusted
conversion ratio shall not be less than 1,000 gross square feet of floor area for each unit of
sending site credit, nor greater than 3,000 gross square feet/of floor area for each unit of
sending site credit. In making any modification the Direcfor shall take into account the
following factors:

a. the value of credit floor grea for receiving sites in the Denny
Triangle Urban Village; ’

b. land value for potentigl sending sites in rural, unincorporated
King County; and .

c. market conditions for rural development credits and, to the

extent that the Director may find them relevant,
or transferable development rights.
6. In order to obtain amenity credits, a project applicant may either enter
into a voluntary agreement to provide amenifies in the Denny Triangle Urban Village, or
enter into a voluntary agreement to contribyte financially to the development of such
amenities, as provided in this subsection.
a. Amenities for which amenity credits may be obtained include
and are limited to the following: provision of public open space , improvements to existing
public open space; development of designated green streets or contribution to the Amenity
Credit Fund. ’

rket conditions for other types of credits

b. The Dinéctor shall review the location and design of any
amenity proposed to be provided for jpurposes of this section and determine whether the
amenity mitigates project impacts, ig consistent with applicable policies and design criteria,
provides a public benefit and is adeguate in quantity and quality.

C. Amgnities for which amenity credits are obtained may be on a
site other than the project site, provided that the amenity site is within the Denny Triangle
Urban Village, is within one-quarter (%) mile of the project site, and is available to the
public without charge. Contributions to the Denny Triangle Amenity Credit Fund will be
applied to acquisition or development of open space or green street(s) in the Denny Triangle
Urban Village (and within one-guarter (%) mile of the project site). Notwithstanding the
foregoing, amenities may be pyovided within the Denny Triangle Urban Village farther than
one-quarter (V4) mile from the project site, either directly by the applicant or through the use
of a confribution by the applidant, when the applicant and the Director agree that the amenity
in that location would be an appropriate mitigation for the project impacts.

d. If no amenity credits are provided directly by a project 4
applicant, the cash contributipn to the Amenity Credit Fund shall be equal to $5.00 for each’

7
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square foot of credit floor area to be used by the project (including both amenity credits and
rural development credits).
e. If the applicant elects to make a contribution $ the Denny

Triangle Amenity Credit Fund in lieu of providing an amenity, that electigh shall constitute
the applicant’s agreement that the use of those funds for acquisition or dévelopment of any
amenities meeting the requirements of this section in the Denny Triangle Urban Village is
authorized and will mitigate the direct impacts of the additional residéntial floor area and
height allowed pursuant to this section.

- No credit floor area will be granted for any project that causes the
destruction of any controlled feature of a Landmark structure.

C. Program Requirements.

1. Except as expressly provided in this gubsection C, 50% of the credit
floor area on any lot must come from rural development ofedits and 50% of the credit floor
area obtained must come from amenity credits.

2. In order to accommodate practigal difficulties in meeting the exact
percentages in subsection C1 above, for example as 4 result of the unavailability of
fractional sending site credits under King County gliles, the Director may aliow up to 60 %
of credit floor area for a project to come from eiher rural development credits or from
amenity credits.

: 3. The minimum credit fjbor area that may be obtained on any lot
pursuant to the TDC Program is eight thougand (8,000) square feet. .
4. The credit floor arga obtained may be contained within a single

purpose residential structure or mixed uge development (residential and nonresidential uses
in the same or different structures on thfe same lot)..

5. The Director mfay require, as a condition to issuance of any permit
using development credits, the execytion and recording of appropriate instruments by which
the rural development credits are ajtached to the receiving lot and by which conditions and
restrictions applicable in connectipn with the use of the rural development credits and
amenity credits are documented.

D. Use of credit flqor area.

1. For mixed use development, the credit floor area may be occupied by
residential or nonresidential fises, or any combination thereof, subject to the provisions of
this subsection D.

2. If ajproject includes credit floor area for nonresidential uses, then it
must also include a net amount of additional floor area dedicated to residential use, on the
same lot and below the otterwise applicable height limit, equivalent to or greater than the
amount of such nonresidential credit floor area.

/
!

3. Credit floor area does not increase the total amount of non-exempt
gross floor area allowed on the receiving lot. Therefore, the floor area of nonresidential use,
together with any floor area of residential use that is not exempt from FAR calculations, may
not exceed the maximuin FAR for the zone in which the lot is located, taking into account
all bonuses, transfers o T]gl;evelopment rights, and exclusions applicable under provisions of
the Land Use Code othper than this section.

L
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E. King County Certification and Security. No permit will be isszgd for
development that includes credit floor area until (1) the applicant’s possessigh of necessary
rural development credits is certified by King County, and (2) either securigy is provided for
the provision of amenities or an optional cash contribution is made, sufficient to generate the
amount of amenity credits necessary under the terms of this section and Any rules
promulgated by the Director to implement this section.

F. Relation to Bonus and TDR Programs. The TDC Pyogram may be combined
with the transferable development rights (TDR) and bonus programs, subject to the
applicable provisions for the relevant zone(s) and the followingAimits:

1. To the extent that bonus floor area is grénted on any lot for any public
benefit feature or cash contribution, that public benefit featyfe or cash contribution shall not
generate amenity credits.

2. Credit floor area may be used to gdin bonus floor area if the design
and use of such credit floor area satisfies the applicable/requirements of this Chapter and the
Public Benefit Features Rule.

G. Vesting. Vesting of any right to usg redit floor area is subject to the
provisions of Chapter 23.76.026, Vesting of Devglopment Rights.

Section S.  The introductory paragraph and subsection A of Section 23.49.058 of
the Seattle Municipal Code, which Section was last amended by Ordinance 112519, are
further amended as follows (these amendments are intended as clarification of existing law):

23.49.058 Downtown Office Core 1, upper-level development standards.

The regulations in this section ((shall))/apply to all structures in which any floor above an
elevation of one hundred twenty-five feet (125”) above the sidewalk exceeds fifteen
thousand (15,000) square feet. For stfuctures with separate, individual towers
square foot threshold will be applied to each tower individually.

A. Coverage Limits. On streets designated on Map IID as having a pedestrian
classification, coverage limit aread ((shat-be})are established at two (2) elevations:

1. Between an elevation of one hundred twenty-five feet (125°) and two
hundred forty feet (240°) above the adjacent sidewalk, the area within twenty feet (20°) of
cach street property line and sixty feet (60”) of intersecting street property lines (see Exhibit
23.49.058 A}, is ((shalt-be))established as the coverage limit area.

2. Above an elevation of two hundred forty feet (240°) above the
adjacent sidewalk, the area within forty feet (40) of each street property line and sixty feet
(60°) of intersecting street property lines (see Exhibit 23.49.058 A), ((shall-be)) is
established as the coverage limit area. ' '

3. The pergentage of the coverage limit area that ((whiek)ymay be
covered by a portion of a struciure ((shati-be)) is as follows:

i
1
1
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Lots With Two or More Street Frontages

Lots With Lots 40,000 Lots Greater

One Street Sq. Ft. or Than 40,000
Elevation Frontage Less in Size Sq. Ft. in Size
126’ t0 240 60% 40% ;
Above 240" 50% 40% ' 0%

4, To qualify as uncovered area, at least hal{/the area required to be
uncovered shall be contiguous and shall have a minimum deptht of fifteen feet (157).

5. To meet the coverage limits, a lot may’be combined with one or more
abutting lots, whether occupied by existing structures or not, provided that:

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

in this subsection A; and /
b. The fee owners of the gbutting lot(s) ((shall)) execute a deed
or other agreement, ((whieh-shall-be)) that is recordéd with the title to the lots, ((whieh)) that
restricts future development so that in combinatiof with the other lots, the coverage limits
shall not be exceeded.

Section 6.©  Subsection C of Se ion 23.49.068 of the Seattle Municipal Cede,
which Section was last amended by Ordinhance 119484, is further amended as follows:

23.49.068 Downtown Office Core 2,Aloor area ratio (FAR).

* % %
C. Exemptions from FAR Calculations.
I. The following areas shall be exempt from base and maximum FAR

/

calculations;

11 gross floor area in residential use, except that on sending
lots from which development ights are transferred according to Section 23.49.072 C the
only exempt residential spac¢ shall be low income housing or low-moderate income housing
on landmark theater/housing TDR sites that satisfies all requirements for a bonus under the
Public Benefit Features Rulg;

All gross floor area below grade;

All gross ﬁoor area located above grade ((whiek)) that is used

{e ef—féfﬁparkﬂig—&eeesseiﬁe-feﬁdefm&l-ﬂse&)) The

floor area located above érade of up to one (1) space per dwelling unit of parking that is
i -term parking shared with residential uses;
((&.)).e.. The gross floor area of public benefit features, other than
housing, that satisfy the/requirements of Section 23.49.070, Ratios for public benefit

~ features, and the Public/Benefit Features Rule, whether granted a floor area bonus or not,

regardless of maximum bonusable area limitations.

10
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2. As an allowance for mechanical equipment, three and one-half ¢/
percent of the gross floor area of a structure shall not be counted in gross floordrea
calculations. The allowance shall be calculated on the gross floor area after ail exempt space
permitted under subsection C1 has been deducted. Mechanical equipment focated on the roof
of a structure, whether enclosed or not, shall be calculated as part of the fotal gross floor area
of the structure, except that for structures existing prior to June 1, 1989, new or replacement
mechanical equipment may be placed on the roof and will not be cofinted in gross floor area
calculations. '

1/2)

Section 7. A new subsection G is added to Section 23.49.076 of the Seattle
Maunicipal Code, which section was last amended by Ordinance 118409, as follows:

All plant material shall be planted directly in the ground or in
5. A minimum of fifty percent (50%) of the plant material shall

and 9" Avenue green street setbacks.

a. In addition to the requirements of subsection G1 of this
section, a two foot wide/ landscaped setback from the street property line is required along
Terry and 9® Avenues Within the Denny Triangle Urban Village as shown on
Map 23.49.041 A. The Director may allow averaging of the setback requirement of this
subsection to provide greater conformity with an adopted green street plan.

b. Fifty percent (50%) of the setback area must be landscaped.

11
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Section 8.  The introductory paragraph and subsections A and B of $tction
23.49.078 of the Seattle Municipal Code, which Section was last amended by (Jrdinance
112519, are further amended as follows (the amendment to the introductory paragraph of
Section 23.49.078 is intended as a clarification of existing law):

23.49.078 Downtown Office Core 2, upper-level development standdrds.

The regulations in this section ((shalt)) apply to all structures in whigh any floor above an
elevation of one hundred twenty-five feet (125°) above the adjacent sidewalk exceeds fifteen
thousand (15,000) square feet in size. For structures with separat¢, individual towers, the
15.000 square foot threshold will be applied to each tower individually.

A. Coverage Limits. On streets designated on Map 1D as having a pedestrian
classification, coverage limit areas ((shat-be)) are established ((at-tweo-{2)-elevations)) as
follows: ' . ‘
I. Between an elevation of one hundred twenty-five (125) feet and two
hundred forty (240) feet above the adjacent sidewalk, the area within twenty (20) feet of
each street property line and sixty (60) feet of intersgcting street property lines (see Exhibit
23.49.078 A) ((shail-be)) is established as the coveyage limit area.

2. Above an elevation of two hundred forty (240) feet, the area within
forty (40) feet of each street property line and sixty (60) feet of intersecting street property
lines, (see Exhibit 23.49.078 A) ((shal-be)) is ¢stablished as the coverage limit area, except
as stated in subsection A3 below.

3. For projects participating in the TDC Program pursuant to SMC
23.49.041, the coverage limit areas above an elevation of two hundred forty (240) feet for
structures three hundred (300) feet in height or less are the same as the coverage limit areas
under subsection Al above for the entire/height of the structure above one hundred twenty-
five (125) feet above the adjacent sidewalk.

4. The percentage ¢f the coverage limit area ((whiek)) that may be
covered by a portion of a structure shall be as follows:

Frots VWith ots-40,000——————————Lots-Greater

“nMM

<7 < © 3
Elevation——Frontage Less-in-Sige—————SqFtin-Size

{ 1
126% t6-240°—60%— / 40% 20945
Abeve240°—3506% / 4494 A 20%))
a. P/Zoiects, except those described in subsection b below:
Lots With Two or More Street Frontages

Lots With Lots 45,000 Lots Greater

One Street | Sq. Ft. or Than 45,000
Elevation Frontage / Less in Size Sq. Ft. in Size
126”10 240" 60% | 40% 20%
Above 240’ 50% | 40% 20%

12
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projects participating in the TDC Program burnuant to SMC 23.49.041, on lots th either (1}
have at least 25% of the lot area at street level in open space use or occupied by Structures,
or portions of structures, no greater than 35 in height. or any combination tfl‘j{ﬂOf' or {ii)

structures,
or portions of structures, no greater than 65° in height. or any combination thereof:

Leots With Two or More Street Frontages

Lots With Lots 45.060 Lgts Greater
One Street Sq. Ft. or Zl‘han 45,000
Elevation Frontage Less in Size / Sq. Ft. in Size
126’ to 240°  60% 50% 25%
Above 240’ 50% 50% [ 25%

((4-))5. To qualify as uncovered area, at legst half the area required to be
uncovered shall be contiguous and shall have a minimuyfi depth of fifteen (15) feet.
((3:))6. To meet the coverage limits, a }6t may be combined with one (1) or
more abutting lots, whether occupied by existing strictures or not, provided that:
a. The coverage of all structdres on the lots meets the limits set in this
subsection A; and
b. The fee owners of the gbutting lot(s) shall execute a deed or other

agreement, which shall be recorded with the tifle to the lots, ((wiieh)) that restricts further

development so that in combination with the/other lots, the coverage limits shall not be
exceeded.

B. Maximum Facade Lengths. A maximum facade length shall be established
for facades above an elevation of one hfindred twenty-five (125) feet above the adjacent
sidewalk. This maximum length (( )} is measured parallel to each street property line
of streets designated on Map ITID as having a pedestrian classification, and ((shait-epply))

applies to any portion of a facade, including projections such as balconies, ((whieh)) that is

located within fifteen (15) feet of a street property line((s)).

i. The maximym length of facades above an elevation of one hundred
twenty-five (125) feet ((shati-be)) is as follows:

25
2{}9 QOH-))
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Lots With Two or More
Street Frontages

Lots With Lots 45,000 Lots Greater

One Street Sq. Ft. or Than 45.000
Elevation Frontage Less in Size Sg. Ft, in Size
126 to 240° ‘ 1207 120° 120°
Above 240’ 90°! 120° /90

! Above an elevation of two hundred forty (240) feet, for each half percent/feduction of coverage in the
coverage limit area from the requirements establistied in subsection A, thé maximum facade length may be
increased by one (1) foot to a maximum of one hundred twenty (120) féet.

2. To be considered a separate facadé for the purposes of determining
the maximum facade length established in subsection B1, any portion of a facade above an
elevation of one hundred twenty-five (125) feet (( h)) that is less than fifteen (15) feet
from a street property line shall be separated from Any similar portion of the facade by at
least sixty (60) feet of facade ((whieh)) that is set/back at least fifteen'(15) feet from a street
property line. {See Exhibit 23.49.078 B.)

Section 9. A new subsection (4 is added to Section 23.49.134 of the Seattle
Municipal Code, which section was last amended by Ordinance 118409, as follows:

23.49.134 Downtewn Mixed Comnyercial, street facade requirements.

%, %k %
G. Setback and Langdscaping Requirements for lots located within the Denny
Triangle Urban Village.
1. Landstaping in the street right-of-way for all streets other than those

with adopted green street p
as shown on Map 23.49.041 A, shall provide landscaping in the sidewalk area of the street
right-of-way, except on styeets with adopted green street plans. The square feet of
landscaped area provided/shall be at least one and one-half (1 1/2) times the length of the
street property line. The following standards shall apply to the required landscaped area:

af The landscaped area shall be at least eighteen inches (18”)
wide and shall be locatgd in the public right-of-way along the entire length of the street
property line, except for building entrances, vehicular access or other connections between
the sidewalk and the lot, but in any event the landscaped area shall cover at least fifty
percent (50%) of the total length of the street property line(s). ,

b. As alternative to locating the landscaping at the street property
line, all or a portion of the required landscaped area may be provided in the sidewalk within
five feet (57) of the curbline.

14
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c. Landscaping provided within five feet (5°) of the cughline shall
be located and designed in relation to the required street tree planting and take into
consideration use of the curb lane for parking and loading.

d. All plant material shall be planted directly in tHe ground. A

e. Where the required landscaping is on a grgen street or street
with urban design and/or landscaping guidelines promulgated by Seattie Transportation, the
planting shall be in conformance with those provisions.

2. Landscaping in Setbacks. _

a. In the Denny Triangle Urban Village, as shown on Map

23.49.041 A, at least twenty percent (20%) of the total square fgotage of all areas on the
street property line that are not covered by a structure, that ha¥e a depth of ten feet (16") or
more from the street property line and are larger than three Hundred (300) square feet, shall
be landscaped. Any area under canopies or marquees is cehsidered uncovered. Any setback
provided to meet the minimum sidewalk widths established by Section 23.49.022 is exempt
from the calculation of the area to be landscaped.

b. All plant material sha}f be planted directly in the ground or in
permanently installed planters. A minimum of fifty percent (50%) of the plant material shall
be perennial and shall include trees when a contiguous area, all or a portion of which is
landscaped pursuant to subsection 2a above, ex¢eeds six hundred (600) square feet.

3. Terry and 9™ Avenue gfeen street setbacks. ,

a. In addition tothe other requirements of this subsection G, a
two foot wide landscaped setback from th¢ street property line is required along Terry and
9™ Avenues within the Denny Triangle Utban Village as shown on Map 23.49.041 A. The
Director may allow averaging of the sefback requirement of this subsection to provide
greater conformity with an adopted gréen street plan.

b. Fifty pgrcent (50%) of the setback area must be landscaped.

Section 10.  The introdyctory paragraph and subsection A of Section 23.49.136 of
the Seattle Municipal Code, whi¢h Section was last amended by Ordinance 112519, are
further amended as follows (the/amendment to the introductory paragraph of Section
23.49.136 is intended as a clarification of existing law):

23.49.136 Downtown Mixed Commercial, upper-level development standards.

The regulations in this sectign ((shal)) apply to all structures in which any floor above an
elevation of one hundred twenty-five feet (125”) above the adjacent sidewalk exceeds fifieen
thousand (15,000) square feet. For structures with separate, individual towers, the 15.000
square foot threshold will be applied to each tower individually.

/
A. Coverage X/Jimits. On streets designated on Map VD as having a pedestrian
classification, a coverage/limit area ((shatl-be)) is established as follows:

1. Above an elevation of one hundred twenty-five feet (125”) above the
adjacent sidewalk the area within twenty feet (20°) of each street property line and sixty feet
(60°) of intersecting strget property lines (See Exhibit 23.49.136 A), ((shalt-be-established
a8))is the coverage limit area.

f
|

j
i
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v 2. The percentage of the coverage limit area ((whieh)) that may be
covered by a portion of a structure ({(shatl-be))is as follows:

(« '

ot \With frots-40;

a. Certain projects participating in the TI3C Program. For
projects participating in the TDC Program pursuant to SMC 23.49041, on lots that either (i)
have at least 25% of the lot area at street level in open space use $r occupied by structures
or portions of structures, no greater than 35’ in height, or any cdmbination thereof; or (ii)
have at least 50% of the lot area at street level in open space uée or occupied by structures.
or portions of structures, no greater than 65° in height, or an$ combination thereof:

Lots With Two ¢r More Street Frontages

Lots With Lots 45,000 / Lots Greater
One Street Sq. Ft. or / Than 45,000
Elevation Frontage Less in Size / . Sq. Ft. in Size
Above 125> 60% 50% 25%
b.
Lots With Lots Greater
One Street Sq. Ft. or Than 45,000

Elevation Frontage I/ess in Size ___Sq. Ft. in Size

Above 125°  60% / 40% | 20%

3. To qualify as uncovered area, at least half the area required to be
uncovered shall be contiguous and shall have a minimum depth of fifteen feet (157).

4. To meet jﬁe coverage limits, a lot may be combined with one (1) or
more abutting lots, whether ocgupied by existing structures or not, provided that:

a. The q'(overage of all structures on the lots meets the limits set in this
subsection A; and /

b. The/fee owners of the abutting lot(s) shall execute a deed or other
agreement, which shall be rgcorded with the title to the lots, ((whieh))that restricts future
development so that in compination with the other lots, the coverage limits shall not be
exceeded.

5
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Section 11.  Three codified maps, IB Downtown Zones, IIID Downtown Office
Core-2, and VD Downtown Mixed Commercial, located at the end of Chépter 23.49 of the
Seattle Municipal Code, are amended as shown in Attachment 1 to thig/ordinance.

Section 12. . A new subsection F is hereby added to Sectiory23.76.026 of the Seattle
Municipal Code, which Section was last amended by Ordinance 118980, to read as follows:

23.76.026 Vesting of development rights.

* % sk

F. Master use permits for development projects that contain credit floor area
pursuant to participation in the City/County Transfer of Development Credits (TDC)
Program (SMC 23.49.041). Any right to use rural dévelopment credits under SMC
23 49.041 for any DmIect is subject to any develon ent res’ulatxon( s) that become effective

applicant may apply for use of the rural development credits for another proiect on the same
lot or another eligible lot, but any such use éhail be subject to any.modification or repeal of
the provisions for use of rural development credits up until the time of vesting for purposes

of other Master Use Permit components for such proiect under this section.

Section 13.  Subsection A cyf/;ection 23.86.030 of the Seattle Municipal Code,
which Section was last amended by @rdinance 111926, is further amended as follows:

23.86.030 Common recreation area.

Certain zones require that a minimum common recreation area be provided for residential
use. When a common recreatign area is required, the following provisions shall apply:

A. An outdoor agea((;-whieh)) that is not part of a green street ((park)) or
publicly owned open space((5)) ((shal))qualifies((¥)) as a common recreation area if the
ground surface of the area js permeable and is landscaped with grass, ground cover, bushes
and/or trees; provided that/patios, paved areas designed for recreation, and pedestrian access
((whieh)) that meets the Washington State Rules for Barrier-Free Design shall also be
considered common recr/éation area.

[

/
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Section 14.  The provisions of this ordinance are declared to be sepafate and
severable. The invalidity of any particular provision shall not affect the valjdity of any other
provision.

Section 15.  This ordinance shall take effect and be in force hirty (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 , 1999, and signed by
me in open session in authentication of its passage this day of ,
1999. :

President / of the City Council
Approved by me this day of / , 1999.

Paul S?feﬂ, Mayor
Filed by me this _ day of , 1999,

/

/

City Clerk
(SEAL)
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Attachment 1
Map IB Downtown Zones
Map HID Downtown Office Core-2

Map VD Downtown Mixed Commercial
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The wundersigned, on oath states that he is an
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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
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